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Memorandum  
TO:      Zoning Committee of the Planning Commission  

FROM:         Kelsey Steffen and Matt Mattauszek, CPHD  DATE: October 15, 2019 

SUBJECT: 

 Columbia Pike Neighborhoods Form Based Code Amendment: 
 R- District Setbacks  

 

Introduction  
The purpose of this study is to review Section 402.D.1.b. of the Columbia Pike Neighborhoods Form 
Based Code (N-FBC). This section provides height and setback regulations for N-FBC redevelopment 
projects which share lot lines with properties zoned R or RA and are located outside the N-FBC 
boundary. Of note, the existing requirements in Section 402.D.1.b. apply to all N-FBC projects that 
are adjacent to R-zoned properties, regardless of the existing use on those properties, but their 
application to RA-zoned properties is limited to only those instances where a one-family detached 
dwelling unit is present.  
 
This distinction, as currently written, has the potential to significantly impact redevelopment 
potential on a specific site within the eastern end of the Columbia Pike that is anticipating near term 
redevelopment, but which is directly adjacent to a R-zoned property occupied by a golf course.   
 
Background  
The N-FBC was adopted by the County Board in November 2013 as an implementation tool to realize 
the vision set forth in the 2012 Columbia Pike Neighborhoods Area Plan. The N-FBC represents an 
optional zoning district tool that provides incentives and guidance for future redevelopment of multi-
family residential areas along Columbia Pike that surround its commercial centers. As envisioned, the 
application of the N-FBC will facilitate the preservation of 6,200 affordable housing units, encourage 
higher density development, and connect new housing to transportation, open space, and other 
community amenities.    
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Neighborhoods FBC References 
Part 4. Building Envelope Standards (BES)   
The BES establish specific requirements for building form, frontages, site layout, and use.   

   
Section 402.D. Neighborhood Manners    
The Neighborhood Manners section provides regulations for all BES frontage types that ensure 
future development under the N-FBC is properly scaled and appropriately located within the 
context of surrounding residential neighborhoods.   
   
Sub-section 402.D.1.b.   
Within the Neighborhood Manners section, Sub-section 402.D.1.b. provides the height and 
setback regulations for sites that share a common lot line with R or RA-zoned properties located 
immediately outside of the N-FBC Revitalization District.   

 
The current language in Section 402.D.1.b states the following:    
   
 D. Neighborhood Manners     

1. For URBAN MIXED USE and URBAN RESIDENTIAL frontages, the following apply to the BES SITE:    
   

*** 

 
b. Where a BES SITE has a COMMON LOT LINE with a lot in an R-district or with an RA district 

occupied by one-family detached dwelling:    
    

(i) There shall be a setback of at least 20 feet from the COMMON LOT LINE. (See diagram 
402.D.1.b.);    

    
(ii) Where any portion on of structure is within 50 feet of the COMMON LOT LINE, and within 

80 feet of any RBL, that portion on of the structure shall have an ULTIMATE BUILDING 
HEIGHT of 30 feet. This requirement supersedes any applicable minimum story 
requirement. (See diagram 402.D.1.b);    

    
(iii) Where any portion on of a structure is more than 80 feet from any RBL and within 50 feet 

of the COMMON LOT LINE, that portion on of the structure shall have a maximum height 
of 1 STORY with an ULTIMATE BUILDING HEIGHT OF 12 feet. (See diagram 402.D.1.b.); 
and    

    
(iv) A GARDEN WALL at least 6 feet in height shall be constructed within one foot of the entire 

length of the COMMON LOT LINE.     
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 *** 

 
As written, Section 402.D.1.b states that the Neighborhood Manners provisions apply to N-FBC 
developments which share a lot line with any R-zoned properties located outside the N-FBC 
Revitalization District, regardless of the existing use on those R-zoned properties. Those same 
Neighborhood Manners provisions also apply to N-FBC developments which share a lot line with any 
RA-zoned properties, however in this case, the requirements only apply if the RA-zoned property has 
a one-family detached dwelling.  This distinction is not referenced in the corresponding figure 
(402.D.1.b.) depicted above, which does not differentiate between the R and RA-zoned properties 
and simply emphasizes the Neighborhood Manners regulations are triggered when N-FBC 
development is adjacent to an “existing single-family detached parcel.” 
 
Analysis and Recommendation  
As part of the initial analysis of the N-FBC language in Section 402.D.1.b. and the corresponding 
figure, staff has concluded that the intent of Section 402.D.1.b. was not meant to differentiate 
between the treatment of R and RA-zoned properties.  In staff’s opinion, the height and setback 
regulations constituting the Neighborhood Manners in the N-FBC were not developed to mitigate 
impacts on adjacent properties when occupied by non-residential uses. Based on these initial 
findings, staff proposes an amendment to Section 402.D.1.b. to align the treatment of both R and RA-
zoned properties as depicted in Figure 402.D.1.b and resolve any unintended regulatory constraints 
to N-FBC properties directly adjacent to R districts where a non-residential use may exist. 
 
In evaluating potential impacts of this proposed amendment, staff conducted an analysis of all N-FBC 
properties that are located on the edge of the Revitalization District and which share lot lines with R-
zoned properties located outside the district boundary. Once these instances were identified, staff 
next catalogued the existing uses found on those adjacent R-zoned properties. Through this analysis, 
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staff confirmed that in all areas where Section 402.D.1.b. applies, the adjacent R-zoned properties 
are primarily occupied by one-family detached dwellings.  The sole exception to this was found near 
the Arlington View Terrace property, where the adjacent R-zoned property is occupied by a golf 
course. Therefore, amending Section 402.D.1.b. to align the treatment of R and RA-zoned properties 
with respect to Neighborhood Manners would only impact this singular instance and not result in  
any changes to the treatment of  other R-zoned properties which may be adjacent to future 
redevelopment under the N-FBC.  The specific text amendments recommended by staff can be found 
at the end of this memo.  
 
Community Process   
The study’s timeline includes review with the Columbia Pike Form Based Code Advisory Working 
Group (FBC AWG), and the Zoning Committee (ZOCO) of the Planning Commission, followed by the 
County Board review of the Request to Advertise report that customarily precedes the Planning 
Commission and County Board public hearings for all zoning ordinance amendments.   
 

• Staff presented this amendment to the FBC AWG at the July 2019 meeting.  

• Staff is distributing this memorandum via the ZOCO distribution list.  

• Staff has posted a summary of the amendment on the Zoning Studies webpage. 
 
Schedule  

  
• October 2019 – ZOCO: Review of the amendment   
• November 2019 – County Board Request to Advertise   
• December 2019 – Planning Commission Consideration   
• December 2019 – County Board Consideration   
 

https://projects.arlingtonva.us/plans-studies/land-use/zoning-studies/
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Proposed amendments are shown with red text where underline denotes text to be added and strike 
through denotes text to be removed.  

 

*** 
 

 
 D. Neighborhood Manners     

1. For URBAN MIXED USE and URBAN RESIDENTIAL frontages, the following apply to the BES SITE:    
   
*** 

 
b. Where a BES SITE has a COMMON LOT LINE with a lot occupied by one-family detached 

dwelling in an R-district or with an RA district occupied by one-family detached dwelling:    
    

(i) There shall be a setback of at least 20 feet from the COMMON LOT LINE. (See diagram 
402.D.1.b.);    

    
(ii) Where any portion on of structure is within 50 feet of the COMMON LOT LINE, and within 

80 feet of any RBL, that portion on of the structure shall have an ULTIMATE BUILDING 
HEIGHT of 30 feet. This requirement supersedes any applicable minimum story 
requirement. (See diagram 402.D.1.b);    

    
(iii) Where any portion on of a structure is more than 80 feet from any RBL and within 50 feet 

of the COMMON LOT LINE, that portion on of the structure shall have a maximum height 
of 1 STORY with an ULTIMATE BUILDING HEIGHT OF 12 feet. (See diagram 402.D.1.b.); 
and    

    
(iv) A GARDEN WALL at least 6 feet in height shall be constructed within one foot of the entire 

length of the COMMON LOT LINE. 
 

*** 
 

  


