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Site Context & 
Existing Conditions 
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Subject 
Site

Greenbrier 
Apartments

Arlington
Mill

Site Context
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Existing Conditions

Greenbrier Apartments

COLUMBIA 
FOREST

Southern corner of the property

Drive aisle between buildingsnorth

ARLINGTON 
MILL
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Transportation 
Background
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Transportation Background

• The Neighborhoods Form Based Code was adopted in November 2013

• At the time, N-FBC introduced a network of planned (future) streets 
to be achieved through private redevelopment 

• These new streets were designed to: 

• Help form a more urban block scale with additional street frontages

• Support more walkable neighborhoods with attractive streetscapes

• Improve circulation for pedestrians, bicycles, and vehicles 

• Concurrently with the 2013 N-FBC adoption, the Master Transportation 
Plan (MTP) was also updated to incorporate all of the planned streets 
reflected on the N-FBC Regulating Plan maps 

• It was understood at the time that more detailed analysis of topography, 
parcel consolidation, and available civil engineering plans would further 
inform each site’s feasibility (at the time of redevelopment)
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Transportation Background

Adopted Transportation Policies for Columbia Pike

• Expand the secondary street grid, making streets 
and sidewalks more pedestrian friendly, safe and 
attractive with shade trees and street lights, and 
building connections to make complete streets 
available for multiple modes of travel.

• Accommodate planned growth in the 
Neighborhoods Area, providing service alleys 
and encouraging off-street delivery, reducing 
curb cuts and driveway entrances along arterial 
streets, and creating vibrant public spaces.

• Note – planned streets in question would only
serve Greenbrier Apts. once it redeveloped

Exhibit referenced in November 2013 staff report
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Transportation Background

Master Transportation Plan (MTP) Map 
indicates 3 new planned streets 
within Greenbrier Apartments:
• 9th Street (east/west)
• 9th Road (east/west)
• S. Florida Street (north/south)

Each planned street has similar type:
• Neighborhood Minor (NM) –

intended to provide access to 
residences, carry low traffic 
volumes, and, therefore, needs 
only narrow travel lanes. 

Greenbrier Apartments
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Neighborhoods FBC 
Requirements
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N-FBC Regulatory Framework – Regulating Plan  

Greenbrier 
Apartments

Greenbrier Apartments Site: 
• Three new public streets (internal to the site)

• One “alternative street” at the north east 
corner of the site

• Planned streets subdivide the existing property 
into three separate “buildable areas” 

• Urban Residential frontage generally permits 
residential development of up to 6 stories

• Urban Mixed Use frontage generally permits 
development of up to 8 stories

• Urban Plaza required on southwest corner



URBAN RESIDENTIAL BES FRONTAGE

1. Up to 6 stories 
(Residential Use)

2. Up to 6 stories 
(Residential Use)

URBAN MIXED USE BES FRONTAGE 

3. Up to 8 stories* 
(Residential Use; optional retail and hotel)
and Urban Plaza on the corner

* 6 stories + 2 stories of bonus height
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N-FBC Regulatory Framework – Buildable Areas

EXISTING REGULATING PLAN

2

1

3
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N-FBC Regulatory Framework – Street Typologies  

68’ and 58’ cross-sections called for planned streets in Greenbrier Apts.

Alley

Greenbrier Apartments
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N-FBC Regulatory Framework – Street Typologies  

Alternative Street 

• Improves circulation for pedestrians and 
bicyclists, and connectivity to streets

• Relies on three different property owners 
to achieve full connection

• Includes significant topography

• Not required or envisioned to carry 
vehicular traffic in this location

ALTERNATIVE STREET (for bike/pedestrian only)
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Part 205.B.1. Allowable Modifications (p.2.4)
• Locations of RBLs for new streets, where shown on the Regulating Plan, may be modified

Part 301.C.1. Streets, Blocks, Alleys and Other Public Spaces (p.3.2)
• Where new streets are shown on the Regulating Plan with a solid fill, the center line may 

be moved up to 25 feet in either direction
• Criteria for potential shifts: 

• The street is entirely contained within one Development Project;
• No new dead-end streets are created;
• No street intersections occur within 100 feet of another street intersection; 
• The Block configuration still meets the standards defined in Section 301.C.2 

(block face < 350’ and block perimeter < 1,300’); and
• The Required Building Line corresponding to the planned street also shifts, 

providing the same overall Street-Space dimension as the original alignment”.

Part 301.D. Regulating Plan Changes (p.3.4)
• Any amendment or change to the Regulating Plan, beyond those specified above, 

will require approval by the County Board of an amendment to this Code.

Therefore, any realignments (beyond 25’), additions or removals of planned streets may only be 
considered through formal amendments to the Neighborhoods FBC (County Board approval)

N-FBC Regulatory Framework – Administration
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Proposed Changes 
to N-FBC
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N-FBC Regulating Plan – Proposed Changes 
EXISTING REGULATING PLAN PROPOSED REGULATING PLAN

Conversion of 
Planned streets 

to Alleys

Change in 
alignment 

exceeds 25’ 
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Analysis
A. Preliminary Traffic Assessment
B. Required Building Lines (RBLs) 

and Buildable Areas
C. Street and Alley Cross-Sections
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Analysis: Preliminary Traffic Assessment
• Staff instructed the applicant to conduct this 

initial analysis in the first half of 2019, before 
any N-FBC analysis could took place 

• Purpose of the study was to assess traffic 
volumes (with proposed redevelopment) 
along Greenbrier Street and compare the 
adopted N-FBC street network to the 
proposed realigned internal roadways 

• The analysis considered the potential 
redevelopment of the entire property 
(capturing traffic volumes from both phases 
of redevelopment) which would also include 
the elimination of the existing curb cut along 
Columbia Pike (anticipated with Phase 2)

• Traffic consultant verified that future traffic 
volumes (once redevelopment occurs) would 
still be acceptable along Greenbrier Street 
and not significantly impact conditions at the 
nearby intersection of 8th Road

• A typical traffic study will still be required once 
each phase of development is submitted
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Analysis: RBLs and Buildable Areas

Greenbrier Apartments

The 
Palazzo

north

Arlington 
Heights

INHERENT CHALLENGES TO THIS 
AREA’S REDEVELOPMENT POTENTIAL:

1. Adjacent properties are condos
• Arlington Heights
• The Palazzo

2. General area includes extreme 
topographical changes which run 

• east/west; and
• north/south

3. Existing property lines present 
conflicts with the overall block 
configurations anticipated by the 
Neighborhoods Form Based Code 
(resulting in feasibility challenges for 
multiple property owners who may 
pursue N-FBC redevelopment)

Adjacent Parcel Boundaries
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Analysis: RBLs and Buildable Areas

A

B

B

B

C

D

D

IRREGULAR PARCELS AND UNIQUE 
OWNERSHIP PATTERNS: 

RBLs along future streets planned 
within Greenbrier are also expected 
to set the future  building façades for 
the adjacent Palazzo condo

Matching up grades between the 
two properties is not likely

A UNIQUE PROPERTY OWNER

PROPERTY LINES

BUILDABLE AREAS



(consolidated) 
Buildable 

Area

Buildable 
Area
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Analysis: RBLs and Buildable Areas

EXISTING REGULATING PLAN

Buildable 
Area

Buildable 
Area

Buildable 
Area

PROPOSED REGULATING PLAN



Consolidated 
Buildable 

Area

Buildable 
Area
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Analysis: RBLs and Buildable Areas

Key features of consolidated approach:

• 2-way road system is maintained along 
the perimeter of the site

• RBLs continue to frame public facing 
sides of the building

• Consolidated buildable area has a 
true “front” (facing Greenbrier Street) 
and “back” (facing east where 
parking/loading access can occur)

• Supports consolidated building 
footprint, parking structure, amenities, 
and access to private open space for 
residents

RB
L
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Analysis: RBLs and Buildable Areas

north

A
LL

EY

Comparison of buildable areas of previously approved FBC Developments (at a common scale) 

Arlington Mill Residences Village Center (Centro)

Halstead (Avalon) Pike 3400

Greenbrier Apartments
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Analysis: Street and Alley Cross Sections
55 Hundred Case Study:

• Planned street originally split between two properties

• Was shifted east so that two way traffic could be 
delivered with initial redevelopment (55 Hundred)

• Streetscape improvements occurred only along the side 
where redevelopment took place

• Once Wildwood Park redevelops, the full street cross-
section can be realized (on each side)

Columbia Hills Case Study:

• Planned Street (west of S. Frederick St) is required with 
future phases of development within Columbia Grove

• Columbia Hills (first phase) could not deliver it without 
demolishing existing residential structures located 
partially in the location of the planned street

• An interim pedestrian connection was approved which 
represents elements of the future streetscape 
environment once additional phases are introduced
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Analysis: Street and Alley Cross Sections

Site Considerations for Greenbrier Apts. 

• Future planned streets only serve this site 
and do not feed into the larger 
transportation network of the N-FBC 

• Significant topography across the site 
complicates internal road connections 
(and across multiple properties)

• The alternate street is not precluded by 
potential changes in placement or 
classification of planned streets
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Analysis: Street and Alley Cross Sections

Existing N-FBC cross-sections for streets and alleys 
Key components for consideration:
• Door yard space
• Clear Sidewalk
• Tree Lawn
• On-Street Parking
• Travel Lanes
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Analysis: Street and Alley Cross Sections

Potential cross-sections 
for “enhanced alleys” 
within the Greenbrier 
Apartments site

Guidance for review:

• Consider existing site constraints 
and challenges

• Base analysis on adopted N-FBC 
street cross-sections

• Evaluate applicant’s initial proposal 
for potential alley treatment
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Analysis: Street and Alley Cross Sections
OPTION 1: (38’ from face of retaining wall to building face)

1. APPLICANT’S
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Analysis: Street and Alley Cross Sections
OPTION 2: (41’ from face of retaining wall to building face)

2. VARIATION A

3’

41’
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Analysis: Street and Alley Cross Sections
OPTION 3: (44’ from face of retaining wall to building face)

3. VARIATION B

6’

44’



32

Analysis: Street and Alley Cross Sections

OPTION 4: (47’ from face of retaining wall to building face)

4. VARIATION C

3’

47’
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Analysis: Street and Alley Cross Sections

OPTION 5: (50’ from face of retaining wall to building face)

5. VARIATION D

6’

50’
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Analysis: Street and Alley Cross Sections

Dooryard 
(consistent)

Sidewalk 
(consistent) Tree Lawn On-St 

Parking
Travel Lanes 
(consistent)

Landscape 
Strip

Overall Width 
(RBL to Wall) Key Focus

Applicant’s 4’ 6’ 5’ n/a 20’ (2-way) 2.5 – 4’ 37.5’ – 39’
Originally 

proposed by 
applicant

Variation A 4’ 6’ 8’ (combined zoned) 20’ (2-way) 3’ 41’
Resembles 
the typical 

58’ x-section

Variation B 4’ 6’ 8’ (combined zoned) 20’ (2-way) 6’ 44’
Resembles 
the typical 

58’ x-section

Variation C 4’ 6’ 6’ 8’ 20’ (2-way) 3’ 47’
Resembles 
the typical 

68’ x-section

Variation D 4’ 6’ 6’ 8’ 20’ (2-way) 6’ 50’
Resembles 
the typical 

68’ x-section

Summary of potential cross-sections for “enhanced alleys” within the Greenbrier Apts.
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Requested Feedback: Parking along each alley

• Parking and loading access [      ] 
is anticipated from the north/south 
alley (“back of the site”)  

• Multiple entry points along that edge 
would minimize or eliminate the 
possibility of on-street parking (turning 
movements, safety, and clearance 
near building corners)  

• How does this inform/limit the preferred 
cross-section for the north/south alley?

• On-street parking would exist on the 
planned east/west street since it calls 
for a typical 58-foot cross section

• Should the east/west (northern) alley 
also have on-street parking or remain 
consistent with the north/south alley?

RB
L

North/
South 
Alley

East/West 
Alley

Additional guidance to inform FBC AWG discussion
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Requested Feedback: Landscape Strip along each alley

Additional guidance to inform FBC AWG discussion

What is the best treatment along the 
proposed retaining walls near the 
property lines for each alley?

• Should this depend on the height of 
the retaining wall?  (i.e. shorter heights 
could have shrubs while taller heights 
should have trees?)

• For shrubs, the minimum width for the 
landscape strip should be 3 feet

• For trees, where a consolidated tree 
lawn is proposed, a minimum width of 
6 feet should be considered

Section 505. Sidewalk and Landscape Standards
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Review Process
and Schedule 
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Review Process and Schedule 

• July 24, 2019 – FBC Advisory Working Group

• September 2019 – FBC Advisory Working Group (if necessary) 

• October 2019 – Zoning Committee of the Planning Commission (ZOCO); 
Transportation Commission (info item)

• November 2019 – County Board Request to Advertise; 
Transportation Commission (action item)

• Consideration by Planning Commission and County Board would occur 
with the review of the N-FBC redevelopment proposal (Timeline TBD)
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Discussion
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