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Memorandum 
To: Zoning Committee (ZOCO) of the Planning Commission  Date: September 13, 2019 
 
From: Jennifer Smith, CPHD Planning Division 
 Kimberly Vacca, CPHD Planning Division 
    
Subject: Zoning Ordinance Amendments to Bonus Density/Height Provisions 
 
 
INTRODUCTION 
Planning staff is conducting a zoning study to update and clarify bonus provisions for special exception 
site plan development to implement, among other purposes, the Arlington County Comprehensive Plan 
including the Affordable Housing Master Plan, Public Spaces Master Plan, and Community Energy Plan.   
 
This study has been listed on the Planning Division work plan for several years and was prioritized with 
the launch of Housing Arlington in 2019.  Bonuses are a tool used under the incentive zoning provisions 
in the Arlington County Zoning Ordinance (ACZO) and have been approved by the County Board to 
facilitate the achievement of certain community facilities, improvements, and goals.  Bonus density and 
bonus height allow for additional density and height above the level indicated on the General Land Use 
Plan and applicable zoning district standards by County Board approval when certain findings are made 
about the proposed development.  The bonus density maximums for affordable housing have graduated 
over time and are currently offered in different values for residential, office development, and hotel 
development.  The maximum combined bonus for affordable housing and community facilities is 25% 
above that allowed in the respective zoning district.  Bonus height requests for affordable housing and 
community facilities are also currently permitted.  This study is evaluating alternatives to adjust these 
bonus maximums to help better achieve County goals and priorities. 
 
Staff aims to meet the following five objectives with the proposed amendments: 

1. Utilize bonus density to achieve County goals and priorities outlined in the Comprehensive Plan, 
adopted Sector and Area Plans, and other County policies and initiatives, primarily to advance 
affordable housing and meet public infrastructure and facility needs; 

2. Provide equal opportunities to obtain contributions of affordable housing and community 
facilities for residential, office/commercial, and hotel development and minimize foregone 
opportunities due to imbalanced incentives;  

3. Eliminate reliance on ACZO Section (§) 15.5.7 for the purpose of earning additional density;  
4. Clarify and expand the terminology used to convey the intent of community facilities eligible for 

additional density in keeping with adopted County Board policies; and 
5. Maintain densities and development patterns generally consistent with the policies set forth by 

the General Land Use Plan. 



Page 2 of 9 
 

BACKGROUND 
The ACZO allows applicants to request bonus height and density through the special exception site plan 
process for office, residential, hotel, and mixed-use development in exchange for the realization of 
County goals and other community features and improvements. Eligible community features and 
improvements are outlined in ACZO §15.5 including, but not limited to, affordable housing, community 
facilities, open space, and environmental amenities. Bonus provisions are explicitly outlined in §15.5.9 
for affordable housing and community facilities and are limited to an additional height of three to six 
stories and an additional density of 25% for residential development, 0.25 FAR for office development, 
and 10% for hotel. The maximum combined density increase for affordable housing and community 
facilities is 25%.   
 
The County Board has also utilized, however, §15.5.7 to approve additional density for site plan projects 
to achieve improvements related to transportation, LEED, and park and open space improvements and 
other purposes on a project-by-project basis. Bonus density achieved for community improvements 
outlined in §15.5.7 are not limited by a maximum density cap.  Over time, the bonus density regulations 
have limited the County’s ability to benefit from site plan project contributions to achieve the County’s 
affordable housing goals, while allowing additional, potentially unlimited, density for other community 
improvements and features.  This has resulted in the use of §15.5.7 for bonus density rather than solely 
for modification of use regulations. 
 
ANALYSIS AND RECOMMENDATIONS 
Staff examined past zoning ordinance amendments that introduced bonus regulations, assessed past 
site plan approvals, and also considered a range of options to amend §15.5 of the ACZO.   
 
Previous Amendments:  
The table below summarizes the history of Zoning Ordinance amendments related to the affordable 
housing bonus density provisions. 
 

History of Affordable Housing Bonus Provisions 

1969 Allowed for additional height of up to six stories and/or additional density of up to 10% 
for moderate-income housing at on- or off-site locations. 

1973 Allowed the County Board to approve in-lieu tax relief/rent supplement payments for 
moderate-income housing. 

1981 Increased the maximum bonus density for moderate-income housing from 10% to 15%.  

1991 

Expanded the uses that qualify for bonus density by adding a 0.25 FAR bonus density cap 
for office site plan projects that provide contributions for moderate-income housing. The 
additional 0.25 FAR could not exceed 10% of the total gross floor area permitted under 
the site plan nor achieve additional height. 

2001 Added “low” to “low- and moderate-income housing;” Increased the residential cap 
from 15% to 25% when low- or moderate-income housing units are provided. 

 
The bonus density provisions for community facilities were also introduced in 1969. The provisions 
allowed additional height of up to three stories and/or up to 0.25 FAR in an office structure or 10% in a 
motel or apartment structure.  The provisions for community facilities have not been updated since 
their original adoption.  
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The County’s green building program emerged in the early 2000s, and the County Board established 
policies for incentivizing green building design.  With these steps the County Board began to rely on 
existing provisions for “environmental amenities” in §15.5.7 to approve bonus density as part of site 
plan approvals. The green building program policies have been adjusted upwards several times to reflect 
more modern construction techniques and strive for more sustainable levels considered to be more 
deserving of additional density.   
 
The County Board has relied on existing provisions in §15.5.7 to approve bonus density for dedication 
and/or improvements to public parks and transportation systems. 
 
Site Plan Approvals:  
Site plans undergo substantial community review to evaluate the proposed density, height, and other 
site and building features, as well as impacts that the proposed development may have on surrounding 
areas and facilities and potential mitigation measures.  Public hearings are held by the Planning 
Commission and then the County Board which makes the final decision on the proposal.  In exchange for 
increased density above the by-right density, the County has used incentive zoning through the special 
exception site plan process allowing higher densities to achieve transit-oriented, mixed-use 
development and numerous community improvements consistent with the General Land Use Plan, 
other elements of the Comprehensive Plan, sector and area plans, and approved Phased Development 
Site Plans (PDSPs).  Improvements including but not limited to enhanced streetscapes, quality 
architectural design, ground floor retail, utility networks, environmental remediation, parking, and 
historic preservation have been achieved.  Knowing that other desired community benefits are more 
difficult and costly to achieve through site plan redevelopment and necessitate additional incentives, 
the County has historically permitted the achievement of additional density and height when allowed in 
certain zoning districts.  This has resulted in: 
 

• Affordable housing units (i.e., available to households with incomes at or below 60% AMI, for 
terms up to 30 years or longer) distributed throughout the metro corridors in numerous 
multifamily residential buildings; 

• Land dedicated in fee or through easements for publicly accessible open space;  

• Contributions towards or completion of transportation improvements; 

• Buildings incorporating sustainable design features to rely less on typical energy sources; 

• Funding for affordable housing units and open space improvements; and,  

• New community facilities within private development projects, or funding to support nearby 
facilities. 

 
The County Board also has the discretion to modify certain zoning standards through the site plan 
approval process, using §15.5.7, when it finds that certain site or contextual considerations justify 
deviating from the zoning requirement and that with the change the overall project is improved and 
remains appropriate for the area. Regardless of whether density is achieved through the base amount of 
density permitted in the applicable zoning district or through allowed bonus parameters, it must be 
mitigated in a manner such that the project fits appropriately within its location. 
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In the past 20 years, 47 site plans have been approved, of which 41 were outside of the C-O- Rosslyn and 
C-O Crystal City districts (see Applicability later in this report).  Of those 41 projects, approximately 90% 
of site plans approved by the County Board included varying levels of increased density for affordable 
housing, community facilities, sustainable building design, and/or open space (56% included bonus for 
affordable housing; 10% included bonus for community facilities; and 51% included bonus for 
LEED/green building policy).  There have been instances (approx. 25%) when applications have been 
approved with additional density for other site-specific purposes applied under the general provisions of 
§15.5.7.  These approvals could have alternatively been approved as bonus density in exchange for 
affordable housing or community facilities if the maximum density caps were structured differently.  A 
most recent example of this was with the Best Western site plan project (SP #233) which utilized §15.5.7 
to support a contribution towards public park improvements.  While §15.5.7.A has been used for both 
bonus density and modification of use regulations in the past, staff contend that the section’s purpose 
should be solely for modification of use regulations moving forward.    
 
Alternatives:  
Staff considered a range of options and further developed and analyzed the three alternatives listed 
below to amend Article 15 to meet the desired objectives.  Alternative 1 is recommended and staff finds 
that it would best meet the desired objectives.   
 

1. Eliminate bonus density maximums and bonus height 
2. Equalize bonus density and height maximums (two options)  
3. Eliminate bonus density maximums and equalize bonus height 
 
Alternative 1 – Eliminate Bonus Density Maximums and Bonus Height Except Where Consistent 
with Adopted Plans/Policies 
ACZO §15.5 would be amended to expand opportunities to realize additional density for several 
purposes (i.e., affordable housing, community facilities, open space, transportation improvements, 
green building design) without a fixed density maximum when the County Board finds that the 
proposal is in keeping with adopted County plans and policies.  Earning additional density would be 
limited by the maximum building heights defined in the respective zoning districts, except however, 
under this proposal, the County Board would be enabled to approve taller building heights where 
additional height is permitted by adopted County Board policy (i.e., area/sector plans, PDSP, etc.).  
The general ability to achieve additional height in §15.5.9 (up to three stories for community 
facilities, up to six stories for affordable housing) would be eliminated.  
 
Alternative 1 would also redefine eligible community improvements for bonus density such as those 
public facilities that may otherwise typically be built by the County including fire/police facilities, 
libraries, public school facilities, community centers, public transportation facilities and 
improvements, public open space, community recreation, or health centers.  Alternative 1 would 
incorporate bonus provisions for sustainable green building design consistent with adopted policies 
and for other priorities or extraordinary unforeseen circumstances. Overall, this Alternative would 
allow for the achievement of additional density in a balanced method across multiple categories, 
while contributing towards public improvements and within the height limits set forth in the 
applicable zoning district. 
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General Land Use Plan: 
The General Land Use Plan would be amended to clarify and expand references to bonus density 
provisions in the GLUP to allow for broader opportunities to achieve Comprehensive Plan goals and 
other policies/priorities. 
 
Other Alternatives Considered: 
Alternative 2a.  Equalize Bonus Density and Height Maximums  
ACZO §15.5 would be amended to create equivalent opportunities to achieve additional density for 
office and hotel development as those that presently exist for residential development which can 
earn up to 25% bonus density.  Current bonus density provisions limit office and hotel development 
to 0.25 FAR and 10%, respectively which can lead to missed opportunities to realize affordable 
housing or community facility improvements.  Existing maximum building height regulations would 
remain, except, however, that height maximums would increase from up to three stories to up to six 
stories for the provision of community facilities.  Additional height would be allowed when it is 
consistent with adopted County Board policy. This alternative would also redefine eligible 
community improvements for bonus density as noted in Alternative 1. This option could continue to 
result in several community goals or improvements competing for limited bonus density.   
 
Alternative 2b. Equalize Bonus Density and Height Maximums AND Increase Bonus Density Cap to 
X%  
Just as the bonus density provisions have been adjusted over time (10%, 15%, and 25%), an increase 
to X% (TBD) would give the County Board the ability to consider sites that may be appropriate for 
higher density in exchange for affordable housing and community facilities where the associated 
building form would be appropriate for the area.  This increase may better address rising land costs 
and the difficulty in achieving affordable housing (and community facilities) at the amounts needed 
to keep pace with the demands of Arlington’s changing population. While this alternative assumes a 
percentage increase, this option could continue to result with several community improvements 
competing for limited bonus density.  Staff has not undertaken any analyses to determine a new 
bonus maximum and can make no recommendation at this time.  This alternative would also 
redefine eligible community improvements for bonus density as noted in Alternative 1. 

Alternative 3.    Eliminate Bonus Density Maximums and Equalize Bonus Heights 
ACZO §15.5 would be amended to expand opportunities to realize additional density for several 
purposes without a fixed density maximum when the County Board finds that the proposal is in 
keeping with adopted County plans and policies.  Additional density would be limited by existing 
building height maximums included in §15.5.9 (up to six stories of additional height), except 
however that height maximums would increase from up to three stories to up to six stories for the 
provision of community facilities.  Furthermore, additional height above six stories would be allowed 
when it is consistent with adopted County Board policy (i.e., sector/area plans, PDSP approvals).  
This alternative, like Alternative 1, would also redefine eligible community improvements for bonus 
density.  This alternative would allow the County Board to consider the greatest potential density 
and height; however, given the significant potential height allowances that may present contextual 
challenges for development sites, these provisions may not be appropriate or supported by staff 
unless the proposal is appropriately-scaled and densities are generally in keeping with the GLUP. 
One site plan in the past two decades has been approved with bonus height. 
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PROPOSED ZONING ORDINANCE AMENDMENT   
Staff has developed amendments to the ACZO associated with Alternative 1, which includes the 
following changes: 
 
§15.5.7 and §15.5.9 
Changes to Density and Height Maximums: 

1. Eliminate the bonus density maximums for combinations of affordable housing and community 
facilities.  

2. Eliminate the bonus height provisions, but allow for additional height if permitted by an area 
plan, sector plan, PDSP, etc. 

Organizational Changes and Clarifications: 

3. Restructure regulations so that additional bonus density provisions are solely included within 
§15.5.9 and are not included in §15.5.7.   

4. Introduce bonus density provisions for achievement of sustainable building design (i.e., Green 
Building Density Incentive Policy for Site Plans) and other County priorities consistent with 
adopted County policy. 

DES is currently amending the policy to add the option for Zero Carbon certification. LEED 
density caps are not proposing to change.  Staff is not evaluating whether to continue using 
LEED and/or other programs for bonus density as part of this ZOA.  

5. Retitle and reorganize subsections within §15.5.9 to eliminate confusion and redundancy. 

6. Clarify and expand the definition of community facilities to include all community amenities, 
uses, and improvements typically considered in exchange for additional density (transportation 
improvements, park space, etc.). 

7. Clarify that §15.5.7 allows modifications on use regulations except those related to density and 
height.  Bonus density provisions, particularly those that are frequently considered for approval 
such as open space, LEED, would be regulated in §15.5.9 as noted above.   

 
Other proposed changes: 
§15.5.1 and §15.5.6 
The proposed amendments include additional changes to §15.5.1 and §15.5.6 to clarify that the site plan 
review process is an incentive-based zoning process, the County Board has the discretion to approve site 
plans including modifications to zoning standards when it finds the site plan will meet plans and policies, 
and to establish conditions of approval in consideration of those incentives. 
 
§15.5.5 
The proposed amendment would clarify findings for the County Board in §15.5.5 that all site plans, 
including those applications requesting additional density and height, shall be consistent with or 
furthering the goals the Arlington County Comprehensive plan and any applicable adopted plans and 
policies.  This would include being consistent with height/massing guidance expressed in the relevant 
Sector or Area Plan and PDSP entitlements. 
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§15.5.8 
No substantive change.  The proposed amendment would correct references to appropriate ACZO 
regulations, and the heading would be retitled for clarification. 
 
§7.11.3 – C-O-1.5, Mixed-Use District 
No substantive change.  The proposed amendment would update the reference from §15.5.7 to §15.5.9 
to reflect proposed location within ordinance for bonus height. 
 
§7.15.4 – C-O Rosslyn, Mixed Use Rosslyn District 
No substantive change.  The proposed amendment would further clarify that the County Board may 
consider site and area characteristics in approving modifications per §15.5.7.A, and to provide 
consistency with proposed changes to §15.5.7 that limit the County Board’s ability to modify density and 
heights. 
 
§7.16.5 – C-O Crystal City, Mixed Use Crystal City District 
No substantive change.  The proposed amendment would further clarify that the County Board may 
consider site and area characteristics in approving modifications per §15.5.7.A, and to further reinforce 
that provisions of §15.5.9 for approval of additional height and density do not apply in the C-O Crystal 
City district.  
 
Applicability:  Site Plans using C-O Rosslyn, C-O Crystal City, and C-3 (in Clarendon with the Medium 
Density Mixed Use GLUP designation) would not be impacted by these changes.  Site plans in these 
districts earn bonus density differently and are not specifically limited by the existing §15.5.7 and 
§15.5.9 regulations. 
 
These provisions will apply in other areas where site plans may be approved.  It is important to note that 
several zoning districts set maximum height limits by stories (i.e., mixed use districts such as C-O-2.5), 
with potential absolute maximum in feet, and some establish a maximum building height in feet (i.e., R-
C).  By setting a maximum height in stories, this allows for different floor-to-floor heights depending on 
the use (i.e., interior office heights in new construction are typically 12’ while residential floor heights 
are typically 9’-10’) to be achieved without limiting potential density.  In some circumstances the district 
regulations establish a fixed maximum height that prevent the County Board from modifying the height 
(i.e., R-C includes “under no circumstances can the County Board modify the 95 feet height maximum) 
thus, the existing bonus height provisions do not apply and the proposed change under Alternative 1 
would make no substantive change.  As each zoning district is structured differently, the ability to earn 
bonus density will differ with each site plan application. 
 
Proposed GLUP Amendment 
Combined with the recommended zoning amendments, revisions to the GLUP Legend and Booklet text 
are recommended to clarify new bonus density regulations. 
 
[material will be provided separately] 
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COMMUNITY PROCESS 
• Staff is distributing this memo via the ZOCO distribution list. 
• Staff has posted a summary of the amendment on the Zoning Studies webpage. 
• Staff expects to present the proposed amendment to NAIOP on September 25, 2019. 
 
SCHEDULE 
• October 19, 2019: County Board Request to Advertise 
• November 4, 2019: Planning Commission for final consideration and recommendation 
• November 16, 2019: County Board for final consideration 
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Proposed amendments are shown with underline to denote text to be added, and with strikethrough to 
denote text to be deleted.  Where paragraphs are proposed to be added, all subsequent paragraphs will 
be renumbered accordingly; and all references throughout the Ordinance will be updated accordingly. 
 

*  *  * 
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Article 7. Commercial/ Mixed Use (C) Districts 1 

§7.11.       C-O-1.5, Mixed Use District 2 

§7.11.3.         Density and dimensional standards 3 

D. Height 4 

1. On sites of less than 20 acres in area, no building, excluding mechanical penthouse 5 
area, shall exceed eight stories for office buildings and 10 stories for multiple-family 6 
and hotel buildings.  Varied building heights will be encouraged, but the maximum 7 
average height for such sites shall not exceed eight stories.   8 

2. On sites of 20 acres or larger, varied building heights will be encouraged, but the 9 
average height of all buildings shall not exceed 12 stories with no individual building 10 
exceeding 18 stories except as provided in §15.5.79. No building which exceeds 12 11 
stories for multiple-family or hotels or eight stories for offices shall be located within 12 
200 feet of a residential district with a lower height limit.  Average height in stories is 13 
the quotient of the gross floor area of all uses divided by the sum of the arithmetic 14 
means of the floor areas of each and every building that is part of the total site.  15 
Parapet walls may be extended upward to screen a mechanical penthouse.  This area 16 
shall not be counted as a story but may be enclosed and in addition to those uses 17 
meeting the definition of mechanical penthouse, may also be used for restaurants, 18 
meeting rooms, recreational facilities and other ancillary uses.  Area of all uses other 19 
than the aforementioned uses within a mechanical penthouse shall be counted as 20 
gross floor area. 21 

 22 

§7.15.      C-O Rosslyn, Mixed Use Rosslyn District 23 

§7.15.4.       Provisions for additional density and height 24 
In considering the approval of a site plan the County Board may approve additional density 25 
and height above that provided in §7.15.3.B where it finds that the development project is 26 
consistent with the Rosslyn Sector Plan, offers certain features, design elements, services, or 27 
amenities identified in the Rosslyn Sector Plan, and meets §15.5.5 and other special exception 28 
criteria of the Zoning Ordinance. In considering such modification, the County Board may also 29 
consider characteristics of the site and the area as described in §15.5.7. The provisions of 30 
§15.5.9 for the approval of additional height and density shall not be applicable in the C-O 31 
Rosslyn district, and under no circumstances shall the provisions of §15.5.7.A be used for the 32 
approval of additional density or height. The approval of additional height and density, under 33 
the foregoing, shall be subject to the following:  34 

§7.16.        C-O Crystal City, Mixed Use Crystal City District 35 

§7.16.5.         Site plans  36 
In considering the approval of a site plan within the area designated as the Crystal City 37 
Coordinated Redevelopment District on the General Land Use Plan as well as on the Base 38 
Density Map (§7.16.6), the County Board may approve additional density or other 39 
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development features where the project ameliorates the impact of those densities or other 40 
increases, and provides features or amenities identified in the Crystal City Sector Plan and 41 
other plans and policies established for the area by the County Board, including without 42 
limitation site design incorporating co-location of land uses, adherence to recommended 43 
build-to lines, compliance with bulk-plane angles to provide adequate sunlight to parks, tower 44 
separation and tower coverage goals for adequate light and relief, environmentally 45 
sustainable and energy-efficient building design, transportation and transit facilities, parks and 46 
other open space amenities, and creation of affordable housing. The amount of additional 47 
density granted shall be based on the extent to which the project meets the plans or provides 48 
such benefits, and does so within the building form parameters established in this §7.16.5. In 49 
considering such modification, the County Board may also consider characteristics of the site 50 
and the area as described in §15.5.7. The provisions of §15.5.9 for the approval of additional 51 
height and density shall not be applicable in the C-O Crystal City district. The approval of 52 
additional height and density, under the foregoing, shall be subject to §7.16.5. Where 53 
identified below, maps are those contained in this section.   54 

  55 
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Article 15. Administration and Procedures 56 

§15.5.       Site Plans 57 

§15.5.1.        General 58 
A use requiring site plan approval is a special exception use approved in accordance with the 59 
incentive zoning process in, and subject to the regulations of in this section.  Every applicant for 60 
site plan approval shall file with his application a proposed site plan in compliance with 61 
Administrative Regulation 4.1238F, site plan approval, as amended. 62 

§15.5.2.        Application requirements 63 
Every application for a site plan approval or a major site plan amendment shall be filed in 64 
writing with the zoning administrator a minimum of 120 days before the public hearing; 65 
however, the County Board may, on its own motion, schedule hearings for a date which is less 66 
than 120 days from the date of filing the application.  67 

§15.5.3.        Scheduling 68 
When a completed site plan or major site plan amendment is filed, 69 
the zoning administrator shall notify, as required in Administrative 70 
Regulation 4.1, the applicant of the scheduled date of the public 71 
hearing for the site plan or major site plan amendment, which date 72 
will be up to 180 days after filing.  The date of filing of a complete 73 
application shall be determined as set forth in Administrative 74 
Regulation 4.1, based on whether the requirements of 75 
Administrative Regulation 4.1, have been met.  Public hearings for 76 
site plans and major site plan amendments shall be the first 77 
regularly scheduled County Board meeting of each month, except 78 
the County Board may establish, on its own motion, another County 79 
Board meeting for the hearing.  Public hearings for minor site plan 80 
amendments shall be as required for use permits under §15.4.  81 
Major site plan amendments, minor site plan amendments, and 82 
administrative changes shall be defined as follows:   83 

A. Major amendment 84 
Any modification of the approved site plan which meets one or 85 
more of the following criteria: 86 

1. Principal use of the building would change in more than 87 
five percent of the total floor area of the building. 88 

2. Density would change by more than five percent of the 89 
total floor area of the building. 90 

3. Building height would change by more than 12 feet. 91 

4. Gross floor area of the first floor would change in more 92 
than 20 percent of the area of the first floor. 93 

5. Change in the site area which is used to calculate density. 94 
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6. Any change which the zoning administrator determines is similar in significance to the 95 
above stated changes. 96 

B. Minor amendment 97 
Any modification of the approved plan which is not considered a major amendment and 98 
which cannot be approved administratively is a minor amendment.  The subdivision of 99 
land involved in an approved site plan is a minor amendment, except, that if the following 100 
criteria are met, such subdivision may be approved as an administrative change by the 101 
zoning administrator: 102 

1. Density allocation is consistent with the zoning and approved site plan; 103 

2. Parking is consistent with the zoning and the approved site plan; 104 

3. Public improvements are consistent with the zoning and approved site plan; and 105 

4. Clear evidence exists that all conditions of the approved site plan have been met or 106 
are bonded in a manner acceptable to the county manager. 107 

C. Administrative change 108 
Any minor modification of the approved site plan which complies with the spirit of this 109 
zoning ordinance, the intent of the County Board in its approval of the site plan, and the 110 
general purpose of the Comprehensive Plan for the development of the area.  111 
Administrative changes may be approved by the zoning administrator. 112 

§15.5.4.        Information required  113 
Every applicant for a site plan approval shall file with his application information as defined in 114 
§15.1.4.  115 

§15.5.5.        Action by County Board 116 
The County Board shall approve and accept a site plan, including any additional height and 117 
density, if the County Board shall find that the improvement and development proposed by the 118 
site plan: 119 

A.    Is consistent with the Arlington County Comprehensive Plan and any applicable and 120 
relevant adopted County Board plans and policies, Substantially complies with the 121 
character of master plans, officially approved neighborhood or area development plans, 122 
and with the uses permitted and use regulations of the district as set forth in this zoning 123 
ordinance or as the same may be modified by the County Board as provided herein; 124 

B.   Functionally relates to other structures permitted in the district and will not be injurious or 125 
detrimental to the property or improvements in the neighborhood; and 126 

C.   Is so designed and located that the public health, safety and welfare will be promoted and 127 
protected. 128 

§15.5.6.        Conditions of approval 129 
In approving and accepting a site plan, the County Board may designate such conditions in 130 
connection therewith as will, in its opinion, assure that the features, design elements, uses, 131 
services, and amenities of the application, including but not limited to affordable housing and 132 
provisions for community facilities are provided in return for the additional density and height 133 
approved beyond that permitted by right in the zoning district and for the other development 134 
benefits provided to the applicant, and that the improvement and development will conform to 135 
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the foregoing approved requirements or and modifications thereof of the site plan, including 136 
but not limited to provisions for protection of abutting property, and including property across 137 
the street, the expiration of said site plan approval after a specified period of time, access and 138 
design for off-street parking and loading, and provisions of space for community facilities; e.g., 139 
recreation and open space, library and fire facilities, utilities, etc. 140 

§15.5.7.        Modifications and transfers 141 

A. Modification of Uuses and regulations modified 142 
The County Board may, in appropriate cases, modify the uses permitted and use 143 
regulations, except for height and density, in harmony with the general purpose and 144 
intent of the district taking into consideration the following: 145 

1. Provisions made for open space and other environmental amenities; 146 

2. Grade, direction and intensity of traffic on streets in the area; 147 

3. Relationship to existing or permitted uses and buildings abutting or across the street 148 
from the subject property; 149 

4. Particular dimensions, grade and orientation of the site; and 150 

5. Particular construction problems and techniques.; and 151 

6. The other provisions of §15.5. 152 

B. Transfer of development rights 153 
In approving and accepting a site plan, the County Board may, subject to such conditions 154 
as the County Board may approve, permit the dedication of density or other rights to 155 
develop, as determined by the County Board, from one or more parcels that are not the 156 
subject of a particular site plan application to one or more parcels of property that are the 157 
subject of that same site plan application for purposes of, among others, open space, 158 
historic preservation, affordable housing, community recreation, and/or community 159 
facilities.  In considering the approval of such dedication, the County Board shall consider 160 
the appropriateness of the dedicated density or other development rights at the proposed 161 
location, and whether the dedication is consistent with this zoning ordinance, approved 162 
land use policies and plans, and the public health, safety and welfare generally. 163 

§15.5.8.        Affordable dwelling units for increased density within the zoning district 164 
regulations General Land Use Plan 165 

A. Applicability 166 

1. In exchange for approval by the County Board of a site plan containing density equal 167 
to or greater than 1.0 F.A.R., affordable dwelling units (ADUs), or optional 168 
contributions to support ADUs in lieu thereof, shall be required in accordance with the 169 
following provisions of this subsection. 170 

2. The following provisions apply to site plan applications that are consistent with the 171 
General Land Use Plan (GLUP).  The provisions also apply to site plan applications that 172 
include a rezoning application resulting in a use that was not permitted by-right under 173 
the prior zoning category provided that the newly permitted use is included within the 174 
existing GLUP designation for the site. 175 
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3. Site plan amendment applications that result in the demolition and rebuilding of a site 176 
plan project shall be subject to the requirements hereof at the time of 177 
redevelopment.  The applicable requirements shall apply only to density that is 178 
replaced or rebuilt and any increased density.  They shall not apply to rehabilitation or 179 
renovation of development subject to site plan approval pursuant to §15.5. 180 

B. Exception 181 
Site plans containing less than 1.0 F.A.R. shall be exempt from the ADU requirements 182 
hereof.  183 

C. Options for meeting ADU requirements 184 
Once a site plan has been approved, the site plan applicant must select one of the 185 
following options for meeting the ADU requirements: 186 

1. On-site units 187 
Unless a different option is selected by the applicant, ADUs shall be provided on-site 188 
as part of the site plan project, the total gross square footage of which shall be 5 189 
percent of the GFA above 1.0 F.A.R.; or 190 

2. Off-site nearby 191 
ADUs shall be provided off-site near the site plan project, the total gross square 192 
footage of which ADUs shall be 7.5 percent of the GFA of the site plan project above 193 
1.0 F.A.R.  For purposes of this subsection, near the site shall mean as follows:  if the 194 
site plan project is in a Metro station Area, the off-site units shall be within 0.5 miles 195 
from any Metro station; if the site plan project is not in a Metro station Area, the off-196 
site units shall be within 0.5 miles of the project; or 197 

3. Off-site elsewhere 198 
ADUs shall be provided in locations in the county other than the locations provided for 199 
subsections §14.6.1.C.1 §15.5.8.C.1 and §14.6.1.C.2 §15.5.8.C.2, above, the total gross 200 
square footage of which ADUs shall be 10 percent of the GFA of the site plan project 201 
above 1.0 F.A.R.; or 202 

4. Cash contribution 203 

(a) The applicant shall make a cash contribution to the Affordable Housing Investment 204 
Fund calculated as follows for each of the described tiers; 205 

(1) $1.50 per square foot of GFA for first 1.0 F.A.R. 206 

(2) $4.00 per square foot of GFA from 1.0 F.A.R. to 3.0 F.A.R. for residential 207 
projects and $4.00 per square foot of all GFA above 1.0 F.A.R. in commercial 208 
projects (including hotel and retail). 209 

(3) $8.00 per square foot of GFA above 3.0 F.A.R. for residential projects. 210 

(4) For mixed-use projects, cash contributions shall be calculated by applying 211 
the proportionate amount of commercial and residential GFA to each tier. 212 

(b) The cash contribution will be indexed to Consumer Price Index for Housing in the 213 
Washington-Baltimore MSA as published by the Bureau of Labor Statistics and 214 
adjusted annually, beginning January 2007.  Revised amounts apply only to site 215 
plans filed after the adjustment date. Amounts for the calculation of the cash 216 
option are established at the time the site plan application is filed. 217 
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D. County manager action 218 
The applicant’s plan for meeting the ADU requirements on-site or off-site must be 219 
confirmed or approved by the county manager or his designee, and all necessary 220 
documents executed, prior to the issuance of the first certificate of occupancy.  The 221 
county manager or his designee will act on approval request within 30 days. 222 

E. Provision for off-site ADUs 223 
An applicant may submit a proposal for off-site ADUs that deviates from the requirements 224 
above.  Such proposals shall be reviewed by the housing commission which, after a public 225 
hearing on the proposal, shall make a report of its review to the county manager.  After 226 
the housing commission’s consideration of the alternative plan, the county manager, or 227 
his designee, may approve or reject it administratively.  In the event that the plan is 228 
rejected, the applicant may request that the County Board consider the alternative as a 229 
site plan amendment. 230 

F. Substitution of ADUs 231 
On sites where the County Board has determined that there are other competing public 232 
priorities identified in county plans, studies, policies, or other documents that are 233 
addressed by the site plan application, the County Board may, at the time of site plan 234 
approval, approve the total or partial substitution of the ADUs required hereunder. 235 

G. Term 236 
ADUs shall be committed for a 30-year term, affordable at 60 percent of the area median 237 
income.  ADUs must meet minimum habitability standards established by the county. 238 

H. Proposals for change of GLUP designation 239 
Site plan applications that include an application to change the GLUP designation of the 240 
site may be subject to an affordable housing requirement in addition to the above ADU 241 
requirement.  Such affordable housing requirements shall be addressed separately in the 242 
process of the County Board’s consideration of the approval of the site plan. 243 

I. Proposals for elimination of existing affordable housing 244 
Site plan applications that result in the elimination of existing affordable housing will 245 
address replacement of the housing in the process of the County Board’s consideration of 246 
the approval of the site plan. 247 

J. Conflicts 248 
In the event of conflict between the provisions of this §15.5 and any other section of the 249 
Zoning Ordinance, provisions of this section shall control.   250 

§15.5.9.        Affordable dwelling units for Additional building height and density above 251 
the zoning district regulations and the General Land Use Plan  252 

A. Affordable housing-residential 253 

1. In considering the approval of a site plan including multiple-family, the County Board 254 
may permit additional building height and density as set forth below, providing the 255 
County Board determines that a variety of housing units and design would result 256 
thereby.  Consideration of such design may include, but not be limited to, the 257 
provision of family housing units, housing for the elderly, housing for households of 258 
low or moderate income and such variety of design as provided by townhouse or 259 
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terraced construction in association with the high-rise development.  The County 260 
Board may approve additional height and/or residential density for low- or moderate-261 
income housing only where a proposed site plan project is in compliance with all of 262 
the requirements specified below within §15.5.9. 263 

2. The application includes a low- or moderate-income housing plan that includes the 264 
following information and any other items that are determined by the County Board 265 
to be pertinent for that particular site plan: 266 

(a) Number of total housing units provided under the site plan. 267 

(b) Number of total housing units in the additional housing density. 268 

(c) Number of low- or moderate-income housing units provided under the proposed 269 
site plan. 270 

(d) Income levels of targeted families for low- or moderate-income housing units. 271 

(e) The proposed rents and guarantee of limits on future rent increases or sales prices 272 
and the proposed affordability thereof for low- or moderate-income housing units. 273 

(f) Marketing plan for the low- or moderate-income housing units. 274 

(g) Location of low- or moderate-income housing units. 275 

(h) Sizes of low- or moderate-income housing units. 276 

(i) Bedroom counts of low- or moderate-income housing units. 277 

(j) Amenities provided for low- or moderate-income households. 278 

(k) Statement of consistency with County Board adopted housing policy, goals, 279 
principles and relevant staff guidelines for the use of additional housing density. 280 

3. Modification of building height 281 

(a) In considering the approval of a site plan, the County Board may permit additional 282 
building height above that specified for site plan development in the zoning district 283 
regulations for the provision of low- or moderate-income housing.   284 

(a)(b) In RA districts, except RA-H, RA4.8, and RA-H-3.2 districts, building heights shall 285 
not be modified under this §15.5.9.A.3, except that where a project provides low- 286 
or moderate-income housing as allowed by §12.3.7, the County Board may approve 287 
a greater height, in order to achieve tapering, where the proposed project is 288 
abutting or across the street from  a property for which the district regulations or 289 
the General Land Use Plan designation allow, by site plan, a height greater than the 290 
proposed height.   291 

(b)(c) In C-2, C-3, and C-R districts, building heights shall not be modified under this 292 
§15.5.9.A.3. 293 

(C) Additional building heights approved under this §15.5.9.A.3 shall not exceed six 294 
stories or 60 feet, whichever is smaller, above the height permitted in the district 295 
regulations.   296 

4. Modification of building density 297 
In considering the approval of a site plan, the County Board may permit additional 298 
residential, office, and/or hotel density above the amount specified for site plan 299 
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development in the zoning district regulations for the provision of low- or moderate-300 
income housing units. 301 

5. Guarantees 302 
That adequate guarantees exist as to the continued availability of such units to 303 
households of low- or moderate-income for a minimum of 30 years, or for such other 304 
time period as may be approved by the County Board. 305 

6. New units approved by County Board 306 
New low- or moderate-income housing units may be constructed either on-site or at 307 
appropriate off-site locations approved by the County Board or may be provided by 308 
means of in-lieu tax relief/rent supplement payments at levels approved by the 309 
County Board.  Such low- or moderate-income housing, which may be either new or 310 
existing construction, may also be provided on abutting sites or on sites which abut 311 
except for the existence of a public street.  New low- or moderate-income housing 312 
units shall also include a variety of housing units and design and further the goals of 313 
the Affordable Housing Master Plan. Consideration of such design may include, but 314 
not be limited to, the provision of family housing units, housing for the elderly, 315 
housing for households of low- or moderate-income and such variety of design as 316 
provided by townhouse or terraced construction in association with the high-rise 317 
development. 318 

B.    Affordable housing-office 319 
In considering the approval of a site plan, the County Board may permit additional office 320 
density above the amount allowed by site plan in the district regulations, not to exceed 321 
0.25 F.A.R. on the site, providing the County Board judges that low or moderate-income 322 
housing being provided under the site plan is sufficient to justify the amount of the 323 
additional density allowed.  Under no circumstances shall this bonus exceed 10 percent of 324 
the total gross floor area permitted without bonus under the site plan, nor shall additional 325 
height be allowed. 326 

C.B. Community facilities 327 
In considering the approval of an office, motel, or multiple-family site plan, the County 328 
Board may permit additional height, not to exceed three stories, and /or additional 329 
residential, office, and/or hotel density, not to exceed 0.25 floor area ratio (F.A.R.) in an 330 
office structure, or 10 percent in a motel or multiple-family structure, above the amounts 331 
specified for site plan development in the zoning district regulations for the provision of 332 
providing the County Board judges that a contribution to required community facilities has 333 
been provided. Consideration of such community facilities may include, but not be limited 334 
to, the provision of space for a library, fire or police station;, public school facility;, public 335 
transit transportation facility facilities and improvements;, public open space; or a 336 
community recreation or health center.  Such community facilities may be provided on-337 
site or at appropriate off-site locations. 338 

C.   Sustainable Design 339 
In considering the approval of a site plan, the County Board may permit additional 340 
residential, office, and/or hotel density in an amount identified in adopted sustainable 341 
design incentive program policies. 342 
 343 

D.  Other Public Priorities 344 
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On sites where the County Board has determined there are other public priorities 345 
identified in the Arlington County Comprehensive Plan or other adopted County Board 346 
plans and policies, the County Board may permit additional density above the amount 347 
specified for site plan development in the zoning district regulations. 348 

D.    Limitations on incentives 349 
Under no circumstances shall any combination of the above incentives be interpreted to 350 
allow additional height in excess of a maximum of six stories, or additional residential 351 
density in excess of 25 percent, or additional .25 F.A.R. of office density above that 352 
permitted by the applicable district. 353 

§15.5.10.        Modification of approved site plan 354 
After a site plan has been approved and accepted by the County Board, amendments to the 355 
site plan which are consistent with the general purpose and intent of the district may be 356 
considered.  Deviation from an approved site plan, site plan amendment or administrative 357 
change without the written approval of the zoning administrator or specific action by the 358 
County Board shall, at the discretion of the County Board, void the plan and the County Board 359 
may require the applicant to resubmit a new site plan for consideration by the County Board. 360 

§15.5.11.        Clarendon Revitalization District 361 
See §9.2 for information on density increases in the Clarendon Revitalization District. 362 

 363 
 364 
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