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SUBJECTS:  ZOA-2019-10 and GP-349-19-1 Adoption of amendments to Articles 7, 9, 12, 15, 
and 18 of the Arlington County Zoning Ordinance (ACZO) and the General Land Use Plan Map 
and Booklet to: 
 

A. Modify the bonus density and height provisions to facilitate implementation of the 
Arlington County Comprehensive Plan, and make other associated changes for 
clarification and organizational purposes; and 
 

B. Modify the “Low- or Moderate-Income” definition.  
  
C.M. RECOMMENDATION:   
 

Adopt the attached ordinance to amend, reenact, and recodify Articles 7, 9, 12, 15 
and 18 of the Arlington County Zoning Ordinance (ACZO) (as shown in Attachment 
1A) and the attached resolution to amend the General Land Use Plan Map and 
Booklet (as shown in Attachment 2) to: 
 

A. Modify bonus density and height provisions and make other changes for 
clarification, consistency, and organizational purposes to facilitate 
implementation of the Arlington County Comprehensive Plan; and  
 

B. Modify the “Low- or Moderate-Income” definition to provide greater 
flexibility in facilitating affordable housing. 

 
 
ISSUES:  These are proposed Zoning Ordinance and General Land Use Plan amendments 
related to the County Board’s ability to approve additional density and height as part of special 
exception site plan development and to modify the “low or moderate income” definition to 
provide greater flexibility in facilitating affordable housing.  Concerns about the potential 
elimination of the bonus height provisions have been raised by the development community.   
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SUMMARY:  Planning staff conducted 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 elements such as the Affordable Housing Master Plan, 
Public Spaces Master Plan, and Community Energy Plan.  This study was prioritized with the 
launch of the Housing Arlington in 2019.   
 
Bonuses are a land use tool applied under the incentive zoning provisions in the Arlington 
County Zoning Ordinance (ACZO) and have been approved by the County Board with 
development that facilitates the achievement of certain community facilities, improvements, and 
goals.  The ACZO bonus provisions 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.  These bonus 
provisions are a general allowance and may be requested for site plan applications occurring in 
multiple areas of the County; however, these have little to no application in several areas of the 
County where adopted plans and other zoning districts applicable to those areas provide more 
specific regulations regarding density and height.   
 
Existing regulations set maximum density and height limits for affordable housing and 
community facilities.  The density maximums for affordable housing have increased over time 
and vary across residential, office, and hotel development.  The maximum combined bonus for 
affordable housing and community facilities is 25 percent above that allowed in the respective 
zoning district for residential projects, or an additional 0.25 FAR for office projects.  Bonus 
height is also permitted to facilitate affordable housing and community facilities, and similar to 
bonus density, height maximums vary.  This study is evaluating alternatives to adjust these bonus 
maximums to help better achieve County goals and priorities. 
 
Throughout the study, staff focused on the following five objectives to guide the formulation of 
alternative 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 creation 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 achieving additional 
density and height;  

4. Clarify and expand the terminology used to convey the intent of community facilities 
eligible for additional density and height in keeping with adopted County Board policies; 
and 

https://housing.arlingtonva.us/housing-arlington/
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5. Maintain densities and development patterns generally consistent with the policies set 
forth by the General Land Use Plan. 

 
Based on the analysis of several alternatives, staff recommends the following modifications to 
Article 15 to best achieve these objectives: 

• Eliminate the maximums on additional density that may be achieved for affordable 
housing and community facilities; 

• Eliminate the additional height provisions;  

• Allow additional density to be approved up to an amount that can be accommodated 
within maximum building heights set forth in applicable zoning districts, or as otherwise 
specified by an adopted plan or policy;    

• Redefine the list of community facilities eligible for additional density; 

• Restructure regulations to consolidate bonus density and height within one section of the 
ACZO, §15.5.9, and utilize §15.5.7 for the County Board’s consideration of requests to 
modify use regulations other than density and height; and  

• Incorporate the potential for bonus density and height that is consistent with adopted 
County plans and policies for sustainable building design and for other county priorities 
that are not strictly defined by the purposes of affordable housing, community facilities, 
and sustainable design. 

• In addition to the above, several other changes to ACZO §7.11, §7.13, §7.15, §7.16, §9.5, 
and §12.3.7 are recommended for consistency, clarification and organizational purposes; 
and, a change to §7.16 is recommended to restore text that was inadvertently removed 
through a previous amendment to reformat the ACZO.   

Additionally, staff recommends amending Article 18 to modify the definition for “low or 
moderate income” to add greater flexibility in achieving the County’s affordable housing goals 
consistent with the Affordable Housing Master Plan.  
 
Staff recommends an amendment to the General Land Use Plan (GLUP) Map and Booklet to 
raise more community awareness and provide clarification on the use of additional density, 
where appropriate, that exceed the levels set forth in the applicable zoning districts and the land 
use designations shown on the GLUP Map. 
 
BACKGROUND:  The ACZO currently 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 §15.5.7 
and §15.5.9 including, but not limited to, affordable housing, community facilities, open space, 
and environmental amenities. Bonus provisions for affordable housing and community facilities 
are explicitly outlined in §15.5.9 and are limited to an additional height of three to six stories and 
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% for residential projects and 0.25 FAR for office projects.  
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The County Board has utilized §15.5.7 to approve additional density for site plan projects to 
achieve improvements related to transportation, LEED, 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, these 
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 density (albeit 
undefined) 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 when certain site 
constraints may justify an alternative method to comply with the zoning standard. 
 
History of Bonus Density Provisions  
The table below summarizes the history of Zoning Ordinance amendments related to the 
affordable housing bonus density 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. 

 
When the formal definition for “low- or moderate-income” housing was added to the ACZO in 
2001, it specifically included maximum income levels for rental and homeownership units (60% 
of AMI and 80% of AMI, respectively) tied to the region’s area median income.  Prior to that 
time, no specific definition existed for “moderate-income” or “affordable housing,” and the 
County Board set income limits on a case-by-case basis.  With the new definition, concurrent 
changes to the moderate-income terminology within ACZO §15.5.9 were also made to 
harmonize with the new definition.  The low- or moderate-income definition has been 
successfully used in the past two decades.  However, with the expanding needs for moderate-
income households and provision of homeownership units, the Affordable Housing Master Plan 
(AHMP) Implementation Framework (2015) identified the need to review the ACZO and 
consider expanding income levels under certain circumstances to better meet resident needs.   
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Source: Affordable Housing Master Plan Implementation Framework, page 11 
 
Bonus density for community facilities was 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.  
 
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 zoning text for “environmental amenities” in §15.5.7 to approve 
additional 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 of development 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 County and 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: 
 

Recommendation: Seek ways to further incentivize the production of affordable housing through the 
bonus density processes including;  
 Consider raising the limits on bonus density above 25 percent (or 0.25 FAR);  
 Provide some standardization to reduce uncertainty around the bonus density process, 

possibly by establishing tiers for the density bonus based on the number of affordable units 
provided;  

 Evaluate the effectiveness of providing bonus density in exchange for affordable housing 
relative to other developer contributions (LEED, community benefits); and  

 Consider a higher affordability income range above 80% AMI for condominium or other 
ownership products.  
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• 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 conventional 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 modification the overall project is 
improved and remains appropriate for the area. Regardless of whether a project includes only the 
base amount of density permitted in the applicable zoning district or also includes density 
through allowed bonus parameters, it must be mitigated in a manner such that the project fits 
appropriately within its location. 
 
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 section later in this report).  Of those 
41 projects, approximately 90% of site plans approved by the County Board included varying 
levels of additional 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. In these 
circumstances, the applicants were unable to achieve greater density and/or height for affordable 
housing and community facilities, and instead provided other community amenities and benefits 
to meet their desired development form.  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, height, and 
modification of other use regulations in the past, staff contend that the section’s purpose should 
be solely for modification of use regulations moving forward instead of for bonuses.    
 
DISCUSSION:  Housing Arlington was launched in early 2019 as an umbrella program over six 
initiatives, including an initiative focused on land use tools, that will consider ways to enhance 
tools and processes to reach an equitable, stable, adaptive community.  The 2019 Housing 
Arlington work plan identified the review of multiple land use tools including one focused on 
bonus density and height provisions.  These bonuses have created opportunities to obtain 
affordable housing units without reliance on County financial contributions.  As part of this 
study, staff evaluated the history of bonus density and height provisions and evaluated a range of 
options to amend §15.5 of the ACZO to clarify how additional density and height regulations 
could more effectively facilitate implementation of the Comprehensive Plan.  The County sought 

https://housing.arlingtonva.us/housing-arlington/
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to review the current maximum limits on bonus density for affordable housing and community 
facilities and consider how those limits could be increased or removed to realize those important 
County priorities.   
 
Alternatives:  
Staff considered a range of options and further developed and analyzed the three alternatives 
listed below to amend §15.5 to meet the desired objectives.  Alternative 1 is recommended and 
staff finds that it would best meet the desired objectives. Overall, the proposed changes 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.  
 

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 

 
In parallel with those primary changes, the alternatives also redefine eligible community 
improvements for additional 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 to provide better clarity.  The alternatives would 
incorporate more specific bonus provisions for achievement of sustainable green building design 
consistent with adopted policies and other priorities or extraordinary unforeseen circumstances.   

 
 
Alternative 1 – Eliminate Bonus Density Maximums and Bonus Height Except Where 
Consistent with Adopted Plans/Policies 
This alternative would allow the County Board to determine the amount of additional density 
for one or multiple purposes (i.e., affordable housing, community facilities, open space, 
transportation improvements, green building design) on a case-by-case basis when it finds 
that a site plan proposal is in keeping with adopted County plans and policies.  To meet this 
approach, ACZO §15.5.9 would be amended to eliminate the specific maximum levels of 
bonus density for affordable housing and community facilities.  Additionally, bonus density 
provisions would be consolidated in this section of the ACZO.   
 
With this shift to undefined bonus density levels, a corresponding change is the elimination 
of the bonus height provisions in §15.5.9 (up to three stories for community facilities, up to 
six stories for affordable housing).  The achievement of additional density would be limited 
by the maximum building heights defined in the applicable zoning districts.  The County 
Board could, however, approve greater building heights under the Conditions of Approval 
(§15.5.5) where additional height is consistent with County Board policy (i.e., area/sector 
plans, Phased Development Site Plans (PDSP), etc.) and approval of additional height is not 
in conflict with other sections of the ACZO.  However, it should be noted that for several 
areas of the County, certain zoning districts control density and building height and as a 
result these subject general bonus density and height regulations are not applicable (as 
discussed later in the Applicability section of this report).   
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While intended to allow the County Board to modify specific zoning standards for 
constrained site-specific reasons, §15.5.7 has been used in the past to grant additional density 
and height when the existing maximum density limits have been reached.  With Alternative 
1, §15.5.7 would be amended to restore its purpose for allowing modification of certain 
design features instead of for bonus density and height.  
 
Overall, Alternative 1 would allow for the achievement of additional density in a balanced 
method across multiple purposes, while contributing towards public improvements and 
primarily within the height limits set forth in the applicable zoning district. 
 
Other Alternatives Considered: 
Alternative 2a.  Equalize Bonus Density and Height Maximums  
ACZO §15.5.9 would be amended to create equivalent opportunities to achieve additional 
density for affordable housing and community facilities in office (0.25 Floor Area Ratio -
FAR) and hotel (10%) development at the same levels that presently exist for residential 
development (up to 25%) additional density.  These varied levels can lead to missed 
opportunities to realize affordable housing or community facility improvements while 
achieving development that fits well with its surroundings.  Under Alternative 2a, existing 
bonus height provisions would remain, except, however, the maximums would be equalized.  
The maximum number of stories for providing community facilities would be increased from 
three to six.  Like Alternative 1, the County Board could approve additional height above six 
stories in those instances when it is consistent with County Board policy and does not 
conflict with other ACZO regulations. Overall, 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 maximum bonus density limits permitted by the ACZO have evolved over time 
(10%, 15%, and 25%), an increase to X% (TBD) would give the County Board the ability to 
consider additional density above 25% for developments where the intensity of use and 
building form would be appropriate for the area.  Depending on the 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 
percentage and can make no corresponding recommendation at this time.   

Alternative 3.  Eliminate Bonus Density Maximums and Equalize Bonus Heights 
Similar to Alternative 1, ACZO §15.5.9 would be amended to eliminate the specific 
maximum levels of bonus density for affordable housing and community facilities and the 
bonus density provisions would be consolidated in one section of the ACZO.  Alternative 3, 
however, would preserve the County Board’s ability to approve, where applicable, bonus 
height under §15.5.9.  The amount of bonus density would be controlled by building height 
maximums (up to six stories of additional height), except however under this proposal, height 
maximums would increase from three stories to six stories for the provision of community 
facilities.  The County Board could, however, approve greater building heights under the 
Conditions of Approval (§15.5.5) where additional height is consistent with County Board 
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policy (i.e., area/sector plans, PDSP, etc.) and approval of additional height is not in conflict 
with other sections of the ACZO. 
 
Of the three, this alternative would allow the County Board to consider the greatest potential 
additional density and height.  As staff considered this alternative, the greatest concerns are 
related to the amount of potential density above the GLUP and the resulting scale of 
development.   

• The amount of additional density that could be achieved with up to six additional 
stories would significantly increase the density level above the GLUP designations 
and this would fundamentally change the predictive land use vision shown on the 
GLUP.  If that level of additional density is desired for a site or a larger area, new or 
updated policy guidance (possibly associated with a land use plan amendment), 
should drive those decisions to approve additional density prior to consideration of 
individual site plan applications.   

• With an additional six stories of height (likely 60 feet or more, depending on the 
proposed use and corresponding floor-to-floor heights), staff believes there is a high 
likelihood that development with bonus height would be out of scale with the 
surrounding area. 

• To put the infrequent use of bonus height provisions in context, only three site plans 
in the past two decades have been approved with bonus height. 

 
Staff’s analysis of the alternatives is illustrated by the modeling also prepared by staff (see 
Attachment 3).  To illustrate examples of the potential height and/or density implications under 
the three alternatives, staff selected several previously approved site plan projects for further 
study.  Using the approved building footprints for these projects, staff examined the building 
massing under each alternative above to estimate potential development yields and compared 
those alternatives with the current GLUP designations and the approved site plan heights and 
densities. This modeling is instructive in terms of the basic comparisons of the three alternatives.  
Further modeling to consider the implications of a wider range of building and site plans could 
also be conducted to further illustrate the alternatives studied by staff depicted in Attachment 3.     
 
PROPOSED ZONING ORDINANCE AMENDMENTS  
 
A. Zoning Ordinance Amendments Related to Bonus Density and Height, and Other 
Changes for Consistency, Clarification and Organizational Purposes 
Staff has developed amendments to the ACZO associated with Alternative 1, which include the 
following changes to the bonus density and height provisions: 
 
§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 a 
County Board adopted or approved area plan, sector plan, PDSP, etc. 
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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.  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 in 
§15.5.9. 

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

6. 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.   

  
§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 of 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. 
 
§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 the proposed shift to regulate bonus height in §15.5.9. 
 
§7.13.3 – Courthouse Square Special District 
No substantive change.  The proposed amendment would further clarify that the County Board 
cannot modify building height or density in §15.5.7. 
 
§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 
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provide consistency with proposed changes to §15.5.7 that limit the County Board’s ability to 
modify density and height. 
 
§7.16.5 – C-O Crystal City, Mixed Use Crystal City District 
No substantive change.  The proposed amendment would reinsert clarifying text to reinforce that 
provisions of §15.5.9 for approval of additional height and density do not apply in the C-O 
Crystal City district.  Through further research, staff uncovered that this text was inadvertently 
removed during the process associated with the ACZO reformat approved in 2013.  Similar to 
the C-O Rosslyn district, the proposed amendment would further clarify that the County Board 
may consider site and area characteristics in approving modifications under §15.5.7.A.  The 
reinserted text would include minor revisions for consistency with the proposed changes to 
§15.5.7.   
- When the C-O-Crystal City district was adopted in 2011, the following text was inserted into 

§15.5.9 (formerly §36.H.7) (see highlighted text):  
 

7. Affordable Dwelling Units for Height and Density Above General Land Use Plan.  
a. In considering the approval of a site plan including apartments, the County Board may permit 
additional height and density as set forth below, providing the County Board determines that a variety 
of housing units and design would result thereby. Consideration of such design may include, but not 
be limited to, the provision of family housing units, housing for the elderly, housing for households of 
low or moderate income and such variety of design as provided by town house or terraced 
construction in association with the high-rise development. The County Board may approve additional 
height and/or residential density for low or moderate income housing only where a proposed site plan 
project is in compliance with all of the requirements specified below. The provisions of this section 
36.H.7 shall not apply in either the "C-O Rosslyn" or the "C-O Crystal City" districts. 

 
- With the 2013 ACZO reformat, this text was adjusted and moved from §15.5.9 to the C-O-

Rosslyn (§7.15), but omitted by mistake from the C-O Crystal City district (§7.16).   
- Staff included statements in multiple past staff reports related to Crystal City site plan 

applications to clarify how additional density and height can be achieved under the 
regulations in §7.16.5 in keeping with the Crystal City Sector Plan, and §15.5.9 bonuses do 
not apply.   

 
§9.5 – Western Rosslyn Coordinated Redevelopment District 
No substantive change.  The proposed amendment to §9.5.A would remove the reference to 
§15.5.7 for the density limitation of 10.0 FAR, to reflect the proposed change to §15.5.7 which 
excludes modifications to density.   
 
Applicability 
Site Plans using C-O Rosslyn, C-O Crystal City, C-3 (in Clarendon with the Medium Density 
Mixed Use GLUP designation), Courthouse Square Special District, and Western Rosslyn 
Coordinated Redevelopment District standards would not be impacted by these changes.  Site 
plans in these districts achieve additional density above the GLUP differently and do not rely on 
the existing §15.5.7 and §15.5.9 regulations for bonus height and density. 
 
These provisions 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 
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height in feet (i.e., R-C).  In some circumstances the district regulations establish a fixed 
maximum height that prevents 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 regarding building height.  As each zoning district is 
structured differently, the ability to earn bonus density will differ with each site plan application. 
 
Additional Review of Bonus Provisions for Multi-family (RA) Districts  
The RA zoning districts, including RA14-26, RA8-18 and RA6-15, currently allow the County 
Board to approve additional density (up to 25 percent above the amount permitted by the 
applicable zoning district) and additional height (up to 60 to 70 feet, depending on the district), 
when low- to moderate-income housing units are provided as set forth in §12.3.7.  The RA 
districts have been amended over time to better achieve County goals. Staff recommends that a 
subsequent review of the bonus density and height regulations currently permitted for RA 
districts be undertaken to reconcile the proposed revisions to §15.5 with the existing height and 
bonus regulations in each RA district as well as those within §12.3.7.    
 
As staff is currently developing policy guidance and zoning regulations to incentivize the 
preservation of affordable- and middle-income housing for the Housing Conservation District 
(HCD), it may be appropriate for staff to evaluate possible options for modifying the RA height 
regulations through that process.  Staff will continue to examine this approach.  However, in the 
interim, as part of this proposed amendment, staff recommends a revision to §12.3.7.A.1 to 
eliminate a cross reference to §15.5.9 to clarify that RA districts may only achieve additional 
height up to 60 to 70 feet, as specified, and additional density up to 25% pursuant to §12.3.7 for 
low- and moderate-income housing development. 
 
B. Zoning Ordinance Amendments Related to Low- or Moderate-Income Housing 
Staff recommends modifying the low- or moderate-income definition to provide more flexibility 
in achieving the County’s affordable housing goals. 
 
§18.2 - General Terms Defined  
The term “low- or moderate-income” is relevant to the County Board’s consideration of 
additional height and density for affordable housing as set forth in §15.5.9.  Currently, the 
definition specifies an income limit at or below 60 percent of Area Median Income (AMI) for 
rental housing and at or below 80 percent AMI for home ownership housing.  The proposed 
amendment to the low- or moderate-income definition would add “or other income level as 
determined by the County Board upon consideration of the Affordable Housing Master Plan”.  
This change would give the County Board additional flexibility to consider alternative income 
levels for affordable housing commitments when considering approval of additional height or 
density.  Adding this flexibility is consistent with the AHMP and its associated Implementation 
Framework as well as the goals and studies outlined in the Housing Arlington initiatives that 
drive toward enhancing the overall supply of diverse housing types in the County.  A specific 
component of Housing Arlington that will be undertaken in the future is a missing middle 
housing study which is expected to start in 2020.  The AHMP noted the need to enhance housing 
choices, particularly for family-sized, homeownership units. The desire for middle-income 
housing occurring in housing forms beyond the supply of aging, condominium units has also 
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been noted in recent discussions related to the launch of Housing Arlington.  Further discussion 
of middle-income housing choices and policies as part of Housing Arlington should provide 
additional guidance for the County Board when it considers how and when to approve a wider 
range of incomes for low- or moderate-income housing. 
 
PROPOSED GLUP AMENDMENT 
Combined with the recommended zoning amendments, revisions to the GLUP Legend and 
Booklet text are recommended to clarify that bonus density to achieve Comprehensive Plan goals 
and other policies/priorities is possible allowing densities more than those levels set forth in the 
land use designations and the applicable zoning districts in certain circumstances (see 
Attachment 2). 
 
PUBLIC ENGAGEMENT:   
 
Level of Engagement:  The public engagement strategy for this Zoning Ordinance Amendment is 
Consult. 
 
Outreach Methods: 

• Public notice was given in accordance with the Code of Virginia §15.2-2204.  Notices 
of the County Board hearing on the Zoning Ordinance Amendment were placed in the 
October 22, 2019 and October 29, 2019 issues of the Washington Times for the 
November 4, 2019 Planning Commission and November 16, 2019 County Board 
meetings. 
 

In addition to the above legal requirements: 

• Staff presented this item to the Zoning Committee (ZOCO) of the Planning 
Commission on September 17, 2019. 

• Staff presented this item to NAIOP on September 25, 2019 and attended a meeting on 
October 23, 2019 to address additional questions. 

• Staff presented this item to the Housing Commission for informational purposes on 
October 10, 2019.  

• Staff presented this item to the Chamber of Commerce’s Government Affairs 
Committee on October 16, 2019.  

 
Community Feedback: 
Staff presented the proposed draft Zoning Ordinance Amendment to ZOCO on September 17, 
2019 and generally received favorable feedback.  ZOCO members also raised clarifying 
questions about the proposal.   
 
The Housing Commission received an informational briefing on the proposed Zoning Ordinance 
amendment at its October 10th meeting.  The Commissioners asked whether enough certainty 
will exist for developers allowing the County Board to use its discretion in determining whether 
the height ranges in the respective zoning districts are appropriate, on a case-by-case basis for 
each site plan application.  As a follow-up item, Commissioners also requested that staff provide 
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an overview of affordable housing provisions in the Zoning Ordinance at a future meeting.  The 
Housing Commission took no action on the proposed amendment. 
 
Both NAIOP and the Chamber of Commerce received presentations from staff on the proposed 
amendments and each group had opportunities to ask clarifying questions.  Both groups were 
generally supportive of the proposed changes to increase flexibility, however, both also raised 
concerns with eliminating the bonus height provisions.   
 
County Board Meeting for Request to Advertise: 
The County Board held a public hearing on October 19, 2019 to discuss the proposed 
amendments. Public testimony and other written correspondence was provided from the 
development community who raised concerns about the proposal to eliminate the bonus height 
provisions and/or request additional time for further community review of the proposed changes.  
After discussion by the County Board to gain more clarity about where and how the subject 
bonus density and height provisions apply, or not apply in certain areas of the County where 
more specific density and height regulations regulate development in ways consistent with 
adopted sector or area plans, the County Board voted to authorize advertisement of the proposed 
amendments and expanded the scope of advertisement with additional changes for consideration 
at its November 16, 2019 public hearing.  The County Board discussed whether the bonus height 
provisions could be reconsidered as part of the public hearing to adopt the proposed 
amendments.  Through the discussion, it was clarified that the County Board could consider 
retaining the existing bonus height provisions; however, if the County Board sought to equalize 
the bonus height allowances for community facilities and affordable housing – by increasing the 
height maximum from three stories to six stories as expressed in Alternative 3 – the scope of the 
proposal would need to be expanded.  The County Board voted to expand the scope to consider 
these alternatives in November (as reflected in Attachment 1B).   
 
Even though the County Board expanded the scope of proposed changes for the purposes of 
advertisement and some members indicated their potential interest in preserving the ability to 
approve bonus height with future site plan applications, staff maintains its recommendation to 
remove the bonus height provisions (as shown in Attachment 1A).  Staff believes there to be 
sufficient room within the applicable zoning district height maximums to allow bonus density 
opportunities, with appropriate building scale and massing and achievement of site specific 
objectives.  If the general bonus height allowances of §15.5.9 are maintained, it could result in 
the approval of development levels that far exceed the level of density anticipated by the General 
Land Use Plan and with development patterns that are not consistently applied.  To alleviate 
those concerns, a larger reevaluation of the GLUP designations may be needed to possibly 
increase the designations and/or expand the associated density levels to provide more clarity and 
transparency on the new land use vision and confirm that additional density can be 
accommodated with the existing and/or planned public infrastructure and facilities.  Under staff’s 
proposed approach, and taking into consideration how other planning tools apply in certain areas 
of the County (i.e., Rosslyn, Clarendon, Crystal City), if there is a desire to allow greater heights 
in an area, additional height can be considered through adoption of specific density, height, 
building form, and other policies which can guide the review of individual site plan applications.     
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Crystal City Building Heights 
Public testimony during the RTA hearing suggested the County Board should have the ability to 
modify building heights in Crystal City for unique circumstances or to realize County goals for 
affordable housing.  In fact, the current provisions of the C-O Crystal City district establish 
specific building height limits that cannot be modified unless they meet one of two criteria set 
forth in §7.16.5.D.  As noted earlier in this report, staff discovered that specific zoning text 
adopted in 2011 as part of the inception of the C-O Crystal City zoning district had been 
inadvertently omitted in 2013 during the comprehensive reformatting of the ACZO.  As such, the 
proposed amendment to reinsert pertinent text in §7.16.5 should be considered a technical 
correction.  Additionally, further amendments to §7.16 would be required to consider allowing 
additional height beyond the two specific exceptions already in place for instances where 1) 
existing building heights exceed Crystal City Sector Plan and zoning height limits, or 2) 
flexibility was intended to permit adjustment of the horizontal height transition depths where 
noted for specific blocks in Crystal City.     
 
Regarding this testimony, staff conclude that providing the ability to consider additional height 
on a case-by-case basis would significantly change the basis and intent of the Crystal City Sector 
Plan.  In crafting the 2010 Crystal City Sector Plan, recommended building heights were a 
critical element integrally linked with many other aspects of the plan to establish a community 
vision and establish effective tools to manage and shape future growth. At that time, despite 
developer requests that the plan allow even more height, staff recommended, and the County 
Board adopted, a sector plan with clear building height limits based on key planning principles 
and supporting analyses.  Examples of these include: 

 Without specific numeric density limits, building heights are critical to managing 
overall growth and development potential in Crystal City- both on individual sites and 
in aggregate; 

 The greatest building heights were generally focused in areas defined as activity nodes 
within Crystal City and where additional height (and density) may be needed most to 
support project feasibility of specific redevelopment proposals;   

 Transportation systems were analyzed, and future improvements recommended based 
on levels of potential growth defined by planned building heights; 

 Building height limits were thoughtfully considered and defined relative to limiting 
shadow impacts on key public spaces;  

 Plan recommended building heights served as the basis for a joint County and Federal 
Aviation Administration (FAA) feasibility review and evaluation of the plan’s 
potential impacts on regional airspace and operations around Washington National 
Airport (DCA); and  

 Recommended building heights overall were also established to allow for a more 
varied and interesting Crystal City skyline.  
 

Given the points above and other factors, staff does not support this type of change, and if it were 
to be considered, it would need to be reviewed through a separate zoning study and reopen 
community discussion of many aspects of the sector plan.     
 
 

https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/5/2014/03/sprc_Jul3012_SectorPlan_CrystalCityPO.pdf
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CONCLUSION:  The proposed Zoning Ordinance amendments shown in Attachment 1A would 
give the County Board more flexibility to achieve two of the County’s highest priorities, 
affordable housing and community facilities, in considering requests for additional height and 
density in site plan projects.  These amendments would also create more clarity on when and 
how bonuses would be considered.  Therefore, staff recommends that the County Board adopt 
the attached Ordinance to amend the Zoning Ordinance and the attached Resolution to amend the 
General Land Use Plan amendments to facilitate achievement of the County Comprehensive Plan 
and address housing affordability, and for other consistency, clarification, and organization 
reasons.   
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ZOA-2019-10 
 
AN ORDINANCE TO AMEND, REENACT, AND RECODIFY ARTICLES 7, 9, 12, 15, 
AND 18 OF THE ARLINGTON COUNTY ZONING ORDINANCE TO MODIFY BONUS 
DENSITY AND HEIGHT PROVISIONS AND MAKE OTHER CHANGES FOR 
CLARIFICATION, CONSISTENCY, AND ORGANIZATIONAL PURPOSES TO 
FACILITATE IMPLEMENTATION OF THE ARLINGTON COUNTY 
COMPREHENSIVE PLAN; AND TO MODIFY THE “LOW- OR MODERATE-
INCOME” DEFINITION TO PROVIDE GREATER FLEXIBILITY IN FACILITATING 
AFFORDABLE HOUSING; AND FOR OTHER REASONS REQUIRED BY PUBLIC 
NECESSITY, CONVENIENCE, GENERAL WELFARE, AND GOOD ZONING 
PRACTICE. 
 

Be it ordained that the Arlington County Zoning Ordinance is hereby amended, 
reenacted, and recodified as shown in Attachment 1A to modify bonus density and height 
provisions and make other changes for clarification, consistency, and organizational purposes to 
facilitate implementation of the Arlington County Comprehensive Plan; and to modify the “Low- 
or Moderate-Income” definition to provide greater flexibility in facilitating affordable housing; 
and for other reasons required by public necessity, convenience, general welfare, and good 
zoning practice. 
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GP-349-19-1  

RESOLUTION ADOPTING AN AMENDMENT TO THE GENERAL LAND USE PLAN 
(GLUP) MAP AND BOOKLET 

WHEREAS, the County Board of Arlington County has been presented with a 
proposed amendment of the General Land Use Plan (GLUP) Map and Booklet, which is part of 
the County’s Comprehensive Plan, to modify the Legend and Booklet text to clarify that bonus 
density to achieve Comprehensive Plan goals and other policies/priorities is possible allowing 
densities more than those levels set forth in the land use designations and the applicable zoning 
districts in certain circumstances; 
 

WHEREAS, the County Manager has recommended that the proposed amendment be 
adopted; and 
 

WHEREAS, the Planning Commission recommended adoption of the proposed 
GLUP amendment at its November 4, 2019 meeting; and 
 

WHEREAS, the County Board of Arlington County has considered the foregoing 
recommendations and the purposes of the GLUP and Comprehensive Plan as set forth in 
these documents, the Arlington County Zoning Ordinance, and the Code of Virginia; and 
 

WHEREAS, the County Board of Arlington County held a duly advertised public 
hearing on the proposed amendment to the GLUP on November 16, 2019. 
 

NOW, THEREFORE, be it resolved that, based on the aforementioned 
considerations, deliberations and all public comments, the County Board of Arlington 
County hereby adopts the proposed amendment to the GLUP as shown in Attachment 2. 
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ATTACHMENT 1A 

Ordinance Amendment – Bonus Density/Bonus Height 

*** 
Proposed amendments are shown with bold underline to denote new text, and bold strikethrough to 
denote deleted text. 

Where paragraphs are added or deleted, all subsequent paragraphs are renumbered accordingly, and all 
references throughout the Ordinance are updated accordingly. 

*** 
 

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 

§7.13.      C-O, Mixed Use District  23 

§7.13.3.       Density and dimensional standards 24 

D. Exceptions 25 

1. Lot area and width 26 
The County Board may authorize application for rezoning to the C-O district where a 27 
lot or plot having less width or less area is part of a block surrounded by streets 28 
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and/or buildings that generally comply with the provisions of this section. 29 

2. Western Rosslyn Coordinated Redevelopment District 30 
Properties in the area designated as the Western Rosslyn Coordinated Redevelopment 31 
District on the General Land Use Plan may be developed in accordance with the 32 
regulations of 0. 33 

3. Courthouse Square Special District 34 
In considering the approval of a site plan for properties located in the area designated 35 
as the Courthouse Square Special District on the General Land Use Plan, the County 36 
Board may approve additional density and height above that provided in Error! 37 
Reference source not found. where it finds that the development project furthers the 38 
goals, policies, and recommendations in the Courthouse Sector Plan Addendum: 39 
Courthouse Square, offers certain features, design elements, services, or amenities 40 
identified in the Courthouse Square Sector Plan Addendum: Courthouse Square and 41 
specifically responds to the Courthouse Square Priority Concept Recommendations, 42 
and meets 0 and other special exception criteria of the Zoning Ordinance, subject to 43 
the following regulations: 44 

(a) Under no circumstances shall the County Board approve height, exclusive of 45 
mechanical penthouses, above that shown on the Building Height and Location 46 
Map (Map 1, §7.13.6), except that: 47 

(1) Non-occupiable, exceptional architectural features may exceed the heights 48 
outline in this §7.13.3.D.3(a) 49 

(2) Additional height up to 180 feet may be considered by the County Board for 50 
joint public-private redevelopment where shown on Map 1, §7.13.6. 51 

(b) The minimum depth of building step-backs shall be consistent with the step-backs 52 
shown in the Courthouse Sector Plan Addendum: Courthouse Square. Unless the 53 
County Board finds, in a particular case, that a greater or lesser step-back in height 54 
provides a better overall design or a better relationship to the pedestrian realm 55 
while still achieving the goals of the Courthouse Sector Plan Addendum: 56 
Courthouse Square, the height of building step-backs shall be consistent with the 57 
step-backs shown in the Courthouse Sector Plan Addendum: Courthouse Square. 58 

(c) The provisions of §15.5.9 for the approval of additional height and density shall not 59 
be applicable in the Courthouse Square District, and under no circumstances shall 60 
the provisions of §15.5.7.A be used for the approval of additional density or 61 
height. 62 

(d) Additional density shall not be achieved through transfer of development rights 63 
provisions in §15.5.7.B in the Courthouse Square District. 64 

 65 

§7.15.      C-O Rosslyn, Mixed Use Rosslyn District 66 

§7.15.4.       Provisions for additional density and height 67 
In considering the approval of a site plan the County Board may approve additional density 68 
and height above that provided in §7.15.3.B where it finds that the development project is 69 
consistent with the Rosslyn Sector Plan, offers certain features, design elements, services, or 70 
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amenities identified in the Rosslyn Sector Plan, and meets §15.5.5 and other special exception 71 
criteria of the Zoning Ordinance. In considering such modification, the County Board may also 72 
consider characteristics of the site and the area as described in §15.5.7. The provisions of 73 
§15.5.9 for the approval of additional height and density shall not be applicable in the C-O 74 
Rosslyn district, and under no circumstances shall the provisions of §15.5.7.A be used for the 75 
approval of additional density or height. The approval of additional height and density, under 76 
the foregoing, shall be subject to the following:  77 
 78 

*** 79 

§7.16.        C-O Crystal City, Mixed Use Crystal City District 80 

§7.16.5.         Site plans  81 
In considering the approval of a site plan within the area designated as the Crystal City 82 
Coordinated Redevelopment District on the General Land Use Plan as well as on the Base 83 
Density Map (§7.16.6), the County Board may approve additional density or other 84 
development features where the project ameliorates the impact of those densities or other 85 
increases, and provides features or amenities identified in the Crystal City Sector Plan and 86 
other plans and policies established for the area by the County Board, including without 87 
limitation site design incorporating co-location of land uses, adherence to recommended 88 
build-to lines, compliance with bulk-plane angles to provide adequate sunlight to parks, tower 89 
separation and tower coverage goals for adequate light and relief, environmentally 90 
sustainable and energy-efficient building design, transportation and transit facilities, parks and 91 
other open space amenities, and creation of affordable housing. The amount of additional 92 
density granted shall be based on the extent to which the project meets the plans or provides 93 
such benefits, and does so within the building form parameters established in this §7.16.5. In 94 
considering such modification, the County Board may also consider characteristics of the 95 
site and the area as described in §15.5.7. The provisions of §15.5.9 for the approval of 96 
additional height and density shall not be applicable in the C-O Crystal City district. The 97 
approval of additional height and density, under the foregoing, shall be subject to §7.16.5. 98 
Where identified below, maps are those contained in this section.   99 

  100 
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Article 9. Special Planning Area Regulations 101 

§9.5. Western Rosslyn Coordinated Redevelopment District 102 

Where a development project in the C-O district is within the Western Rosslyn Coordinated 103 
Redevelopment District and is designated High Office-Apartment-Hotel on the General Land Use Plan, 104 
the County Board may permit additional height and density above that provided in §7.13.3.B, where it 105 
finds that the development project is consistent with the Guiding Principles and other policy guidance 106 
for the Western Rosslyn Coordinated Redevelopment District, offers certain features, design elements, 107 
services, or amenities identified in the Western Rosslyn Area Plan, and meets the other special 108 
exception criteria of the Zoning Ordinance, and subject to the following: 109 
 110 

A. In considering such modification, the County Board may also consider characteristics of 111 
the site and the area as described in §15.5.7 and the plans and policies adopted for the 112 
area, provided, however, under no circumstances shall the County Board application of 113 
the modification of use provisions of §15.5.7 be applied to permit a density of more than 114 
10.0 FAR; 115 

B. The provisions of §15.5.9 for the approval of additional height and density shall not be 116 
applicable to site plans approved under this §9.5; and 117 

C. Building heights, exclusive of mechanical penthouses and parapet walls, shall under no 118 
circumstances, exceed 270 feet, east of the North Pierce Street between Wilson Boulevard 119 
and 18th St N., or 240 feet, west of North Pierce Street located between Wilson Boulevard 120 
and 18th St N., as designated in the adopted Arlington County Master Transportation Plan. 121 

  122 



Attachment 1A  5  -  10.24.19 

Article 12. Use Standards 123 

§12.3         Residential Use Standards  124 

§12.3.7.         Low- and moderate- income housing 125 

A. Site plan options 126 
When a site with an area of more than 20,000 square feet, or with 10 or more existing 127 
dwelling units, is sought to be used in a manner inconsistent with existing regulations for 128 
height, setback, yard, coverage, or parking, or is sought to be developed using additional 129 
residential density, the County Board may allow exceptions, after application for a site 130 
plan approval consistent with §15.5, in order to achieve a design appropriate for the site, 131 
project, and the surrounding area.  The County Board may approve additional height and 132 
density based on the provision of low- or moderate- income housing as provided in 133 
§15.5.8.  The County Board, in its discretion, may modify regulations on height, setback, 134 
yard, coverage, or parking requirements and may approve up to a 25 percent increase in 135 
residential density above the density shown in §12.3.7.A.1 below, for a project that 136 
provides low- or moderate-income housing as regulated in §15.5.9, provided that: 137 

1. Under no circumstances shall the County Board approve a building with a height 138 
greater than that shown in the table below unless approved as specifically provided 139 
in §15.5.9. 140 

General 
District 

Height, Maximum 
(feet) 

Density230F (units per acre) 
Up to 25 percent above  

may be approved 
RA14-26 
RA7-16 
RA4.8 
R-C 
RA-H 
RA-H-3.2 

60 24 

RA8-18 60 36 
RA6-15 70 48 

2. Parking for new dwelling units shall be provided as required in §14.3.  However, the 141 
number of parking spaces per existing dwelling unit preserved shall be no less than 142 
the number of parking spaces per dwelling unit on the site at the time of application. 143 

  144 
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Article 15. Administration and Procedures 145 

§15.5.       Site Plans 146 

§15.5.1.        General 147 
A use requiring site plan approval is a special exception use approved in accordance with the 148 
incentive zoning process in, and subject to the regulations of in this section.  Every applicant 149 
for site plan approval shall file with his application a proposed site plan in compliance with 150 
Administrative Regulation 4.1238F, site plan approval, as amended. 151 

§15.5.2.        Application requirements 152 
Every application for a site plan approval or a major site plan amendment shall be filed in 153 
writing with the zoning administrator a minimum of 120 days before the public hearing; 154 
however, the County Board may, on its own motion, schedule hearings for a date which is less 155 
than 120 days from the date of filing the application.  156 

§15.5.3.        Scheduling 157 
When a completed site plan or major site plan amendment is filed, 158 
the zoning administrator shall notify, as required in Administrative 159 
Regulation 4.1, the applicant of the scheduled date of the public 160 
hearing for the site plan or major site plan amendment, which date 161 
will be up to 180 days after filing.  The date of filing of a complete 162 
application shall be determined as set forth in Administrative 163 
Regulation 4.1, based on whether the requirements of 164 
Administrative Regulation 4.1, have been met.  Public hearings for 165 
site plans and major site plan amendments shall be the first 166 
regularly scheduled County Board meeting of each month, except 167 
the County Board may establish, on its own motion, another County 168 
Board meeting for the hearing.  Public hearings for minor site plan 169 
amendments shall be as required for use permits under §15.4.  170 
Major site plan amendments, minor site plan amendments, and 171 
administrative changes shall be defined as follows:   172 

A. Major amendment 173 
Any modification of the approved site plan which meets one or 174 
more of the following criteria: 175 

1. Principal use of the building would change in more than 176 
five percent of the total floor area of the building. 177 

2. Density would change by more than five percent of the 178 
total floor area of the building. 179 

3. Building height would change by more than 12 feet. 180 

4. Gross floor area of the first floor would change in more 181 
than 20 percent of the area of the first floor. 182 

5. Change in the site area which is used to calculate density. 183 

       
 

 
 

Staff 
Review 

 
Final Action 

Sufficiency 
Review 

Application 
Submittal 

 
Recommendation 

 
Recommendation 

Schedule 
Hearings 

Planning 
Commission     

Public Hearing  

County Board 
Public Hearing  



Attachment 1A  7  -  10.24.19 

6. Any change which the zoning administrator determines is similar in significance to the 184 
above stated changes. 185 

B. Minor amendment 186 
Any modification of the approved plan which is not considered a major amendment and 187 
which cannot be approved administratively is a minor amendment.  The subdivision of 188 
land involved in an approved site plan is a minor amendment, except, that if the following 189 
criteria are met, such subdivision may be approved as an administrative change by the 190 
zoning administrator: 191 

1. Density allocation is consistent with the zoning and approved site plan; 192 

2. Parking is consistent with the zoning and the approved site plan; 193 

3. Public improvements are consistent with the zoning and approved site plan; and 194 

4. Clear evidence exists that all conditions of the approved site plan have been met or 195 
are bonded in a manner acceptable to the county manager. 196 

C. Administrative change 197 
Any minor modification of the approved site plan which complies with the spirit of this 198 
zoning ordinance, the intent of the County Board in its approval of the site plan, and the 199 
general purpose of the Comprehensive Plan for the development of the area.  200 
Administrative changes may be approved by the zoning administrator. 201 

§15.5.4.        Information required  202 
Every applicant for a site plan approval shall file with his application information as defined in 203 
§15.1.4.  204 

§15.5.5.        Action by County Board 205 
The County Board shall approve and accept a site plan, including any additional height and 206 
density, if the County Board shall find that the improvement and development proposed by the 207 
site plan: 208 

A.    Is consistent with the Arlington County Comprehensive Plan and any applicable and 209 
relevant adopted County Board plans and policies, Substantially complies with the 210 
character of master plans, officially approved neighborhood or area development plans, 211 
and with the uses permitted and use regulations of the district as set forth in this zoning 212 
ordinance or as the same may be modified by the County Board as provided herein; 213 

B.   Functionally relates to other structures permitted in the district and will not be injurious or 214 
detrimental to the property or improvements in the neighborhood; and 215 

C.   Is so designed and located that the public health, safety and welfare will be promoted and 216 
protected. 217 

§15.5.6.        Conditions of approval 218 
In approving and accepting a site plan, the County Board may designate such conditions in 219 
connection therewith as will, in its opinion, assure that the features, design elements, uses, 220 
services, and amenities of the application, including but not limited to affordable housing 221 
and provisions for community facilities are provided in return for the additional density and 222 
height approved beyond that permitted by right in the zoning district and for the other 223 
development benefits provided to the applicant, and that the improvement and development 224 
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will conform to the foregoing approved requirements or and modifications thereof of the site 225 
plan, including but not limited to provisions for protection of abutting property, and including 226 
property across the street, the expiration of said site plan approval after a specified period of 227 
time, access and design for off-street parking and loading, and provisions of space for 228 
community facilities; e.g., recreation and open space, library and fire facilities, utilities, etc. 229 

§15.5.7.        Modifications and transfers 230 

A. Modification of Uuses and regulations modified 231 
The County Board may, in appropriate cases, modify the uses permitted and use 232 
regulations, except for height and density, in harmony with the general purpose and 233 
intent of the district taking into consideration the following: 234 

1. Provisions made for open space and other environmental amenities; 235 

2. Grade, direction and intensity of traffic on streets in the area; 236 

3. Relationship to existing or permitted uses and buildings abutting or across the street 237 
from the subject property; 238 

4. Particular dimensions, grade and orientation of the site; and 239 

5. Particular construction problems and techniques.; and 240 

6. The other provisions of §15.5. 241 

B. Transfer of development rights 242 
In approving and accepting a site plan, the County Board may, subject to such conditions 243 
as the County Board may approve, permit the dedication of density or other rights to 244 
develop, as determined by the County Board, from one or more parcels that are not the 245 
subject of a particular site plan application to one or more parcels of property that are the 246 
subject of that same site plan application for purposes of, among others, open space, 247 
historic preservation, affordable housing, community recreation, and/or community 248 
facilities.  In considering the approval of such dedication, the County Board shall consider 249 
the appropriateness of the dedicated density or other development rights at the proposed 250 
location, and whether the dedication is consistent with this zoning ordinance, approved 251 
land use policies and plans, and the public health, safety and welfare generally. 252 

§15.5.8.        Affordable dwelling units for increased density within the zoning district 253 
regulations General Land Use Plan 254 

A. Applicability 255 

1. In exchange for approval by the County Board of a site plan containing density equal 256 
to or greater than 1.0 F.A.R., affordable dwelling units (ADUs), or optional 257 
contributions to support ADUs in lieu thereof, shall be required in accordance with the 258 
following provisions of this subsection. 259 

2. The following provisions apply to site plan applications that are consistent with the 260 
General Land Use Plan (GLUP).  The provisions also apply to site plan applications that 261 
include a rezoning application resulting in a use that was not permitted by-right under 262 
the prior zoning category provided that the newly permitted use is included within the 263 
existing GLUP designation for the site. 264 
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3. Site plan amendment applications that result in the demolition and rebuilding of a site 265 
plan project shall be subject to the requirements hereof at the time of 266 
redevelopment.  The applicable requirements shall apply only to density that is 267 
replaced or rebuilt and any increased density.  They shall not apply to rehabilitation or 268 
renovation of development subject to site plan approval pursuant to §15.5. 269 

B. Exception 270 
Site plans containing less than 1.0 F.A.R. shall be exempt from the ADU requirements 271 
hereof.  272 

C. Options for meeting ADU requirements 273 
Once a site plan has been approved, the site plan applicant must select one of the 274 
following options for meeting the ADU requirements: 275 

1. On-site units 276 
Unless a different option is selected by the applicant, ADUs shall be provided on-site 277 
as part of the site plan project, the total gross square footage of which shall be 5 278 
percent of the GFA above 1.0 F.A.R.; or 279 

2. Off-site nearby 280 
ADUs shall be provided off-site near the site plan project, the total gross square 281 
footage of which ADUs shall be 7.5 percent of the GFA of the site plan project above 282 
1.0 F.A.R.  For purposes of this subsection, near the site shall mean as follows:  if the 283 
site plan project is in a Metro station Area, the off-site units shall be within 0.5 miles 284 
from any Metro station; if the site plan project is not in a Metro station Area, the off-285 
site units shall be within 0.5 miles of the project; or 286 

3. Off-site elsewhere 287 
ADUs shall be provided in locations in the county other than the locations provided for 288 
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 289 
gross square footage of which ADUs shall be 10 percent of the GFA of the site plan 290 
project above 1.0 F.A.R.; or 291 

4. Cash contribution 292 

(a) The applicant shall make a cash contribution to the Affordable Housing Investment 293 
Fund calculated as follows for each of the described tiers; 294 

(1) $1.50 per square foot of GFA for first 1.0 F.A.R. 295 

(2) $4.00 per square foot of GFA from 1.0 F.A.R. to 3.0 F.A.R. for residential 296 
projects and $4.00 per square foot of all GFA above 1.0 F.A.R. in commercial 297 
projects (including hotel and retail). 298 

(3) $8.00 per square foot of GFA above 3.0 F.A.R. for residential projects. 299 

(4) For mixed-use projects, cash contributions shall be calculated by applying 300 
the proportionate amount of commercial and residential GFA to each tier. 301 

(b) The cash contribution will be indexed to Consumer Price Index for Housing in the 302 
Washington-Baltimore MSA as published by the Bureau of Labor Statistics and 303 
adjusted annually, beginning January 2007.  Revised amounts apply only to site 304 
plans filed after the adjustment date. Amounts for the calculation of the cash 305 
option are established at the time the site plan application is filed. 306 
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D. County manager action 307 
The applicant’s plan for meeting the ADU requirements on-site or off-site must be 308 
confirmed or approved by the county manager or his designee, and all necessary 309 
documents executed, prior to the issuance of the first certificate of occupancy.  The 310 
county manager or his designee will act on approval request within 30 days. 311 

E. Provision for off-site ADUs 312 
An applicant may submit a proposal for off-site ADUs that deviates from the requirements 313 
above.  Such proposals shall be reviewed by the housing commission which, after a public 314 
hearing on the proposal, shall make a report of its review to the county manager.  After 315 
the housing commission’s consideration of the alternative plan, the county manager, or 316 
his designee, may approve or reject it administratively.  In the event that the plan is 317 
rejected, the applicant may request that the County Board consider the alternative as a 318 
site plan amendment. 319 

F. Substitution of ADUs 320 
On sites where the County Board has determined that there are other competing public 321 
priorities identified in county plans, studies, policies, or other documents that are 322 
addressed by the site plan application, the County Board may, at the time of site plan 323 
approval, approve the total or partial substitution of the ADUs required hereunder. 324 

G. Term 325 
ADUs shall be committed for a 30-year term, affordable at 60 percent of the area median 326 
income.  ADUs must meet minimum habitability standards established by the county. 327 

H. Proposals for change of GLUP designation 328 
Site plan applications that include an application to change the GLUP designation of the 329 
site may be subject to an affordable housing requirement in addition to the above ADU 330 
requirement.  Such affordable housing requirements shall be addressed separately in the 331 
process of the County Board’s consideration of the approval of the site plan. 332 

I. Proposals for elimination of existing affordable housing 333 
Site plan applications that result in the elimination of existing affordable housing will 334 
address replacement of the housing in the process of the County Board’s consideration of 335 
the approval of the site plan. 336 

J. Conflicts 337 
In the event of conflict between the provisions of this §15.5 and any other section of the 338 
Zoning Ordinance, provisions of this section shall control.   339 

§15.5.9.        Affordable dwelling units for Additional building height and density above 340 
the zoning district regulations and the General Land Use Plan  341 

A. Affordable housing-residential 342 

1. In considering the approval of a site plan including multiple-family, the County Board 343 
may permit additional building height and density as set forth below, providing the 344 
County Board determines that a variety of housing units and design would result 345 
thereby.  Consideration of such design may include, but not be limited to, the 346 
provision of family housing units, housing for the elderly, housing for households of 347 
low or moderate income and such variety of design as provided by townhouse or 348 
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terraced construction in association with the high-rise development.  The County 349 
Board may approve additional height and/or residential density for low- or 350 
moderate-income housing only where a proposed site plan project is in compliance 351 
with all of the requirements specified below within §15.5.9. 352 

2. The application includes a low- or moderate-income housing plan that includes the 353 
following information and any other items that are determined by the County Board 354 
to be pertinent for that particular site plan: 355 

(a) Number of total housing units provided under the site plan. 356 

(b) Number of total housing units in the additional housing density. 357 

(c) Number of low- or moderate-income housing units provided under the proposed 358 
site plan. 359 

(d) Income levels of targeted families for low- or moderate-income housing units. 360 

(e) The proposed rents and guarantee of limits on future rent increases or sales prices 361 
and the proposed affordability thereof for low- or moderate-income housing units. 362 

(f) Marketing plan for the low- or moderate-income housing units. 363 

(g) Location of low- or moderate-income housing units. 364 

(h) Sizes of low- or moderate-income housing units. 365 

(i) Bedroom counts of low- or moderate-income housing units. 366 

(j) Amenities provided for low- or moderate-income households. 367 

(k) Statement of consistency with County Board adopted housing policy, goals, 368 
principles and relevant staff guidelines for the use of additional housing density. 369 

3. Modification of building height 370 

(a) In considering the approval of a site plan, the County Board may permit additional 371 
building height above that specified for site plan development in the zoning 372 
district regulations for the provision of low- or moderate-income housing.   373 

(a)(b) In RA districts, except RA-H, RA4.8, and RA-H-3.2 districts, building heights shall 374 
not be modified under this §15.5.9.A.3, except that where a project provides low- 375 
or moderate-income housing as allowed by §12.3.7, the County Board may 376 
approve a greater height, in order to achieve tapering, where the proposed 377 
project is abutting or across the street from  a property for which the district 378 
regulations or the General Land Use Plan designation allow, by site plan, a height 379 
greater than the proposed height.   380 

(b)(c) In C-2, C-3, and C-R districts, building heights shall not be modified under this 381 
§15.5.9.A.3. 382 

(C) Additional building heights approved under this §15.5.9.A.3 shall not exceed six 383 
stories or 60 feet, whichever is smaller, above the height permitted in the district 384 
regulations.   385 

4. Modification of building density 386 
In considering the approval of a site plan, the County Board may permit additional 387 
residential, office, and/or hotel density above the amount specified for site plan 388 
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development in the zoning district regulations for the provision of low- or moderate-389 
income housing units. 390 

5. Guarantees 391 
That adequate guarantees exist as to the continued availability of such units to 392 
households of low- or moderate-income for a minimum of 30 years, or for such other 393 
time period as may be approved by the County Board. 394 

6. New units approved by County Board 395 
New low- or moderate-income housing units may be constructed either on-site or at 396 
appropriate off-site locations approved by the County Board or may be provided by 397 
means of in-lieu tax relief/rent supplement payments at levels approved by the 398 
County Board.  Such low- or moderate-income housing, which may be either new or 399 
existing construction, may also be provided on abutting sites or on sites which abut 400 
except for the existence of a public street.  New low- or moderate-income housing 401 
units shall also include a variety of housing units and design and further the goals of 402 
the Affordable Housing Master Plan. Consideration of such design may include, but 403 
not be limited to, the provision of family housing units, housing for the elderly, 404 
housing for households of low- or moderate-income and such variety of design as 405 
provided by townhouse or terraced construction in association with the high-rise 406 
development. 407 

B.    Affordable housing-office 408 
In considering the approval of a site plan, the County Board may permit additional office 409 
density above the amount allowed by site plan in the district regulations, not to exceed 410 
0.25 F.A.R. on the site, providing the County Board judges that low or moderate-income 411 
housing being provided under the site plan is sufficient to justify the amount of the 412 
additional density allowed.  Under no circumstances shall this bonus exceed 10 percent 413 
of the total gross floor area permitted without bonus under the site plan, nor shall 414 
additional height be allowed. 415 

C.B. Community facilities 416 
In considering the approval of an office, motel, or multiple-family site plan, the County 417 
Board may permit additional height, not to exceed three stories, and /or additional 418 
residential, office, and/or hotel density, not to exceed 0.25 floor area ratio (F.A.R.) in an 419 
office structure, or 10 percent in a motel or multiple-family structure, above the 420 
amounts specified for site plan development in the zoning district regulations for the 421 
provision of providing the County Board judges that a contribution to required 422 
community facilities has been provided. Consideration of such community facilities may 423 
include, but not be limited to, the provision of space for a library, fire or police station;, 424 
public school facility;, public transit transportation facility facilities and improvements;, 425 
public open space; or a community recreation or health center.  Such community facilities 426 
may be provided on-site or at appropriate off-site locations. 427 

C.   Sustainable Design 428 
In considering the approval of a site plan, the County Board may permit additional 429 
residential, office, and/or hotel density in an amount identified in adopted sustainable 430 
design incentive program policies. 431 
 432 
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D.  Other Public Priorities 433 
On sites where the County Board has determined there are other public priorities 434 
identified in the Arlington County Comprehensive Plan or other adopted County Board 435 
plans and policies, the County Board may permit additional density above the amount 436 
specified for site plan development in the zoning district regulations. 437 

D.    Limitations on incentives 438 
Under no circumstances shall any combination of the above incentives be interpreted to 439 
allow additional height in excess of a maximum of six stories, or additional residential 440 
density in excess of 25 percent, or additional .25 F.A.R. of office density above that 441 
permitted by the applicable district. 442 

§15.5.10.        Modification of approved site plan 443 
After a site plan has been approved and accepted by the County Board, amendments to the 444 
site plan which are consistent with the general purpose and intent of the district may be 445 
considered.  Deviation from an approved site plan, site plan amendment or administrative 446 
change without the written approval of the zoning administrator or specific action by the 447 
County Board shall, at the discretion of the County Board, void the plan and the County Board 448 
may require the applicant to resubmit a new site plan for consideration by the County Board. 449 

§15.5.11.        Clarendon Revitalization District 450 
See §9.2 for information on density increases in the Clarendon Revitalization District. 451 

 452 
 453 

*** 454 

 455 

 456 

Article 18. Definitions 457 

§18.2.        General Terms Defined  458 

Low or moderate income.  Income at or below 60 percent of median household income for rental 459 
housing units, and at or below 80 percent of median household income for home ownership 460 
program, or other income level as determined by the County Board upon consideration of the 461 
Affordable Housing Master Plan.  As used herein, median household income shall be defined as 462 
determined from time-to-time for the Washington Metropolitan Statistical Area by the U.S. 463 
Department of Housing and Urban Development.   464 
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ATTACHMENT 1B 

Ordinance Amendment – Bonus Density/Bonus Height 

*** 
Proposed amendments are shown with bold underline to denote new text, and bold strikethrough to 
denote deleted text.  [Note: Differences between Attachment 1A and Attachment 1B are shown in this 
document in highlighted text.] 

Where paragraphs are added or deleted, all subsequent paragraphs are renumbered accordingly, and all 
references throughout the Ordinance are updated accordingly. 

*** 
 

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 

§7.13.      C-O, Mixed Use District  23 

§7.13.3.       Density and dimensional standards 24 

D. Exceptions 25 

1. Lot area and width 26 
The County Board may authorize application for rezoning to the C-O district where a 27 
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lot or plot having less width or less area is part of a block surrounded by streets 28 
and/or buildings that generally comply with the provisions of this section. 29 

2. Western Rosslyn Coordinated Redevelopment District 30 
Properties in the area designated as the Western Rosslyn Coordinated Redevelopment 31 
District on the General Land Use Plan may be developed in accordance with the 32 
regulations of §9.5. 33 

3. Courthouse Square Special District 34 
In considering the approval of a site plan for properties located in the area designated 35 
as the Courthouse Square Special District on the General Land Use Plan, the County 36 
Board may approve additional density and height above that provided in §7.13.3.B 37 
where it finds that the development project furthers the goals, policies, and 38 
recommendations in the Courthouse Sector Plan Addendum: Courthouse Square, 39 
offers certain features, design elements, services, or amenities identified in the 40 
Courthouse Square Sector Plan Addendum: Courthouse Square and specifically 41 
responds to the Courthouse Square Priority Concept Recommendations, and meets 42 
§15.5.5 and other special exception criteria of the Zoning Ordinance, subject to the 43 
following regulations: 44 

(a) Under no circumstances shall the County Board approve height, exclusive of 45 
mechanical penthouses, above that shown on the Building Height and Location 46 
Map (Map 1, §7.13.6), except that: 47 

(1) Non-occupiable, exceptional architectural features may exceed the heights 48 
outline in this §7.13.3.D.3(a) 49 

(2) Additional height up to 180 feet may be considered by the County Board for 50 
joint public-private redevelopment where shown on Map 1, §7.13.6. 51 

(b) The minimum depth of building step-backs shall be consistent with the step-backs 52 
shown in the Courthouse Sector Plan Addendum: Courthouse Square. Unless the 53 
County Board finds, in a particular case, that a greater or lesser step-back in height 54 
provides a better overall design or a better relationship to the pedestrian realm 55 
while still achieving the goals of the Courthouse Sector Plan Addendum: 56 
Courthouse Square, the height of building step-backs shall be consistent with the 57 
step-backs shown in the Courthouse Sector Plan Addendum: Courthouse Square. 58 

(c) The provisions of §15.5.9 for the approval of additional height and density shall not 59 
be applicable in the Courthouse Square District, and under no circumstances shall 60 
the provisions of §15.5.7.A be used for the approval of additional density or 61 
height. 62 

(d) Additional density shall not be achieved through transfer of development rights 63 
provisions in §15.5.7.B in the Courthouse Square District. 64 

 65 

§7.15.      C-O Rosslyn, Mixed Use Rosslyn District 66 

§7.15.4.       Provisions for additional density and height 67 
In considering the approval of a site plan the County Board may approve additional density 68 
and height above that provided in §7.15.3.B where it finds that the development project is 69 
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consistent with the Rosslyn Sector Plan, offers certain features, design elements, services, or 70 
amenities identified in the Rosslyn Sector Plan, and meets §15.5.5 and other special exception 71 
criteria of the Zoning Ordinance. In considering such modification, the County Board may also 72 
consider characteristics of the site and the area as described in §15.5.7. The provisions of 73 
§15.5.9 for the approval of additional height and density shall not be applicable in the C-O 74 
Rosslyn district, and under no circumstances shall the provisions of §15.5.7.A be used for the 75 
approval of additional density or height. The approval of additional height and density, under 76 
the foregoing, shall be subject to the following:  77 
 78 

*** 79 

§7.16.        C-O Crystal City, Mixed Use Crystal City District 80 

§7.16.5.         Site plans  81 
In considering the approval of a site plan within the area designated as the Crystal City 82 
Coordinated Redevelopment District on the General Land Use Plan as well as on the Base 83 
Density Map (§7.16.6), the County Board may approve additional density or other 84 
development features where the project ameliorates the impact of those densities or other 85 
increases, and provides features or amenities identified in the Crystal City Sector Plan and 86 
other plans and policies established for the area by the County Board, including without 87 
limitation site design incorporating co-location of land uses, adherence to recommended 88 
build-to lines, compliance with bulk-plane angles to provide adequate sunlight to parks, tower 89 
separation and tower coverage goals for adequate light and relief, environmentally 90 
sustainable and energy-efficient building design, transportation and transit facilities, parks and 91 
other open space amenities, and creation of affordable housing. The amount of additional 92 
density granted shall be based on the extent to which the project meets the plans or provides 93 
such benefits, and does so within the building form parameters established in this §7.16.5. In 94 
considering such modification, the County Board may also consider characteristics of the 95 
site and the area as described in §15.5.7. The provisions of §15.5.9 for the approval of 96 
additional height and density shall not be applicable in the C-O Crystal City district. The 97 
approval of additional height and density, under the foregoing, shall be subject to §7.16.5. 98 
Where identified below, maps are those contained in this section.   99 

  100 
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Article 9. Special Planning Area Regulations 101 

§9.5. Western Rosslyn Coordinated Redevelopment District 102 

Where a development project in the C-O district is within the Western Rosslyn Coordinated 103 
Redevelopment District and is designated High Office-Apartment-Hotel on the General Land Use Plan, 104 
the County Board may permit additional height and density above that provided in §7.13.3.B, where it 105 
finds that the development project is consistent with the Guiding Principles and other policy guidance 106 
for the Western Rosslyn Coordinated Redevelopment District, offers certain features, design elements, 107 
services, or amenities identified in the Western Rosslyn Area Plan, and meets the other special 108 
exception criteria of the Zoning Ordinance, and subject to the following: 109 
 110 

A. In considering such modification, the County Board may also consider characteristics of 111 
the site and the area as described in §15.5.7 and the plans and policies adopted for the 112 
area, provided, however, under no circumstances shall the County Board application of 113 
the modification of use provisions of §15.5.7 be applied to permit a density of more than 114 
10.0 FAR; 115 

B. The provisions of §15.5.9 for the approval of additional height and density shall not be 116 
applicable to site plans approved under this §9.5; and 117 

C. Building heights, exclusive of mechanical penthouses and parapet walls, shall under no 118 
circumstances, exceed 270 feet, east of the North Pierce Street between Wilson Boulevard 119 
and 18th St N., or 240 feet, west of North Pierce Street located between Wilson Boulevard 120 
and 18th St N., as designated in the adopted Arlington County Master Transportation Plan. 121 

  122 
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Article 12. Use Standards 123 

§12.3         Residential Use Standards  124 

§12.3.7.         Low- and moderate- income housing 125 

A. Site plan options 126 
When a site with an area of more than 20,000 square feet, or with 10 or more existing 127 
dwelling units, is sought to be used in a manner inconsistent with existing regulations for 128 
height, setback, yard, coverage, or parking, or is sought to be developed using additional 129 
residential density, the County Board may allow exceptions, after application for a site 130 
plan approval consistent with §15.5, in order to achieve a design appropriate for the site, 131 
project, and the surrounding area.  The County Board may approve additional height and 132 
density based on the provision of low- or moderate- income housing as provided in 133 
§15.5.8.  The County Board, in its discretion, may modify regulations on height, setback, 134 
yard, coverage, or parking requirements and may approve up to a 25 percent increase in 135 
residential density above the density shown in §12.3.7.A.1 below, for a project that 136 
provides low- or moderate-income housing as regulated in §15.5.9, provided that: 137 

1. Under no circumstances shall the County Board approve a building with a height 138 
greater than that shown in the table below unless approved as specifically provided 139 
in §15.5.9. 140 

General 
District 

Height, Maximum 
(feet) 

Density230F (units per acre) 
Up to 25 percent above  

may be approved 
RA14-26 
RA7-16 
RA4.8 
R-C 
RA-H 
RA-H-3.2 

60 24 

RA8-18 60 36 
RA6-15 70 48 

2. Parking for new dwelling units shall be provided as required in §14.3.  However, the 141 
number of parking spaces per existing dwelling unit preserved shall be no less than 142 
the number of parking spaces per dwelling unit on the site at the time of application. 143 

  144 
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Article 15. Administration and Procedures 145 

§15.5.       Site Plans 146 

§15.5.1.        General 147 
A use requiring site plan approval is a special exception use approved in accordance with the 148 
incentive zoning process in, and subject to the regulations of in this section.  Every applicant 149 
for site plan approval shall file with his application a proposed site plan in compliance with 150 
Administrative Regulation 4.1238F, site plan approval, as amended. 151 

§15.5.2.        Application requirements 152 
Every application for a site plan approval or a major site plan amendment shall be filed in 153 
writing with the zoning administrator a minimum of 120 days before the public hearing; 154 
however, the County Board may, on its own motion, schedule hearings for a date which is less 155 
than 120 days from the date of filing the application.  156 

§15.5.3.        Scheduling 157 
When a completed site plan or major site plan amendment is filed, 158 
the zoning administrator shall notify, as required in Administrative 159 
Regulation 4.1, the applicant of the scheduled date of the public 160 
hearing for the site plan or major site plan amendment, which date 161 
will be up to 180 days after filing.  The date of filing of a complete 162 
application shall be determined as set forth in Administrative 163 
Regulation 4.1, based on whether the requirements of 164 
Administrative Regulation 4.1, have been met.  Public hearings for 165 
site plans and major site plan amendments shall be the first 166 
regularly scheduled County Board meeting of each month, except 167 
the County Board may establish, on its own motion, another County 168 
Board meeting for the hearing.  Public hearings for minor site plan 169 
amendments shall be as required for use permits under §15.4.  170 
Major site plan amendments, minor site plan amendments, and 171 
administrative changes shall be defined as follows:   172 

A. Major amendment 173 
Any modification of the approved site plan which meets one or 174 
more of the following criteria: 175 

1. Principal use of the building would change in more than 176 
five percent of the total floor area of the building. 177 

2. Density would change by more than five percent of the 178 
total floor area of the building. 179 

3. Building height would change by more than 12 feet. 180 

4. Gross floor area of the first floor would change in more 181 
than 20 percent of the area of the first floor. 182 

5. Change in the site area which is used to calculate density. 183 
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6. Any change which the zoning administrator determines is similar in significance to the 184 
above stated changes. 185 

B. Minor amendment 186 
Any modification of the approved plan which is not considered a major amendment and 187 
which cannot be approved administratively is a minor amendment.  The subdivision of 188 
land involved in an approved site plan is a minor amendment, except, that if the following 189 
criteria are met, such subdivision may be approved as an administrative change by the 190 
zoning administrator: 191 

1. Density allocation is consistent with the zoning and approved site plan; 192 

2. Parking is consistent with the zoning and the approved site plan; 193 

3. Public improvements are consistent with the zoning and approved site plan; and 194 

4. Clear evidence exists that all conditions of the approved site plan have been met or 195 
are bonded in a manner acceptable to the county manager. 196 

C. Administrative change 197 
Any minor modification of the approved site plan which complies with the spirit of this 198 
zoning ordinance, the intent of the County Board in its approval of the site plan, and the 199 
general purpose of the Comprehensive Plan for the development of the area.  200 
Administrative changes may be approved by the zoning administrator. 201 

§15.5.4.        Information required  202 
Every applicant for a site plan approval shall file with his application information as defined in 203 
§15.1.4.  204 

§15.5.5.        Action by County Board 205 
The County Board shall approve and accept a site plan, including any additional height and 206 
density, if the County Board shall find that the improvement and development proposed by the 207 
site plan: 208 

A.    Is consistent with the Arlington County Comprehensive Plan and any applicable and 209 
relevant adopted County Board plans and policies, Substantially complies with the 210 
character of master plans, officially approved neighborhood or area development plans, 211 
and with the uses permitted and use regulations of the district as set forth in this zoning 212 
ordinance or as the same may be modified by the County Board as provided herein; 213 

B.   Functionally relates to other structures permitted in the district and will not be injurious or 214 
detrimental to the property or improvements in the neighborhood; and 215 

C.   Is so designed and located that the public health, safety and welfare will be promoted and 216 
protected. 217 

§15.5.6.        Conditions of approval 218 
In approving and accepting a site plan, the County Board may designate such conditions in 219 
connection therewith as will, in its opinion, assure that the features, design elements, uses, 220 
services, and amenities of the application, including but not limited to affordable housing 221 
and provisions for community facilities are provided in return for the additional density and 222 
height approved beyond that permitted by right in the zoning district and for the other 223 
development benefits provided to the applicant, and that the improvement and development 224 
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will conform to the foregoing approved requirements or and modifications thereof of the site 225 
plan, including but not limited to provisions for protection of abutting property, and including 226 
property across the street, the expiration of said site plan approval after a specified period of 227 
time, access and design for off-street parking and loading, and provisions of space for 228 
community facilities; e.g., recreation and open space, library and fire facilities, utilities, etc. 229 

§15.5.7.        Modifications and transfers 230 

A. Modification of Uuses and regulations modified 231 
The County Board may, in appropriate cases, modify the uses permitted and use 232 
regulations, except for height and density, in harmony with the general purpose and 233 
intent of the district taking into consideration the following: 234 

1. Provisions made for open space and other environmental amenities; 235 

2. Grade, direction and intensity of traffic on streets in the area; 236 

3. Relationship to existing or permitted uses and buildings abutting or across the street 237 
from the subject property; 238 

4. Particular dimensions, grade and orientation of the site; and 239 

5. Particular construction problems and techniques.; and 240 

6. The other provisions of §15.5. 241 

B. Transfer of development rights 242 
In approving and accepting a site plan, the County Board may, subject to such conditions 243 
as the County Board may approve, permit the dedication of density or other rights to 244 
develop, as determined by the County Board, from one or more parcels that are not the 245 
subject of a particular site plan application to one or more parcels of property that are the 246 
subject of that same site plan application for purposes of, among others, open space, 247 
historic preservation, affordable housing, community recreation, and/or community 248 
facilities.  In considering the approval of such dedication, the County Board shall consider 249 
the appropriateness of the dedicated density or other development rights at the proposed 250 
location, and whether the dedication is consistent with this zoning ordinance, approved 251 
land use policies and plans, and the public health, safety and welfare generally. 252 

§15.5.8.        Affordable dwelling units for increased density within the zoning district 253 
regulations General Land Use Plan 254 

A. Applicability 255 

1. In exchange for approval by the County Board of a site plan containing density equal 256 
to or greater than 1.0 F.A.R., affordable dwelling units (ADUs), or optional 257 
contributions to support ADUs in lieu thereof, shall be required in accordance with the 258 
following provisions of this subsection. 259 

2. The following provisions apply to site plan applications that are consistent with the 260 
General Land Use Plan (GLUP).  The provisions also apply to site plan applications that 261 
include a rezoning application resulting in a use that was not permitted by-right under 262 
the prior zoning category provided that the newly permitted use is included within the 263 
existing GLUP designation for the site. 264 
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3. Site plan amendment applications that result in the demolition and rebuilding of a site 265 
plan project shall be subject to the requirements hereof at the time of 266 
redevelopment.  The applicable requirements shall apply only to density that is 267 
replaced or rebuilt and any increased density.  They shall not apply to rehabilitation or 268 
renovation of development subject to site plan approval pursuant to §15.5. 269 

B. Exception 270 
Site plans containing less than 1.0 F.A.R. shall be exempt from the ADU requirements 271 
hereof.  272 

C. Options for meeting ADU requirements 273 
Once a site plan has been approved, the site plan applicant must select one of the 274 
following options for meeting the ADU requirements: 275 

1. On-site units 276 
Unless a different option is selected by the applicant, ADUs shall be provided on-site 277 
as part of the site plan project, the total gross square footage of which shall be 5 278 
percent of the GFA above 1.0 F.A.R.; or 279 

2. Off-site nearby 280 
ADUs shall be provided off-site near the site plan project, the total gross square 281 
footage of which ADUs shall be 7.5 percent of the GFA of the site plan project above 282 
1.0 F.A.R.  For purposes of this subsection, near the site shall mean as follows:  if the 283 
site plan project is in a Metro station Area, the off-site units shall be within 0.5 miles 284 
from any Metro station; if the site plan project is not in a Metro station Area, the off-285 
site units shall be within 0.5 miles of the project; or 286 

3. Off-site elsewhere 287 
ADUs shall be provided in locations in the county other than the locations provided for 288 
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 289 
gross square footage of which ADUs shall be 10 percent of the GFA of the site plan 290 
project above 1.0 F.A.R.; or 291 

4. Cash contribution 292 

(a) The applicant shall make a cash contribution to the Affordable Housing Investment 293 
Fund calculated as follows for each of the described tiers; 294 

(1) $1.50 per square foot of GFA for first 1.0 F.A.R. 295 

(2) $4.00 per square foot of GFA from 1.0 F.A.R. to 3.0 F.A.R. for residential 296 
projects and $4.00 per square foot of all GFA above 1.0 F.A.R. in commercial 297 
projects (including hotel and retail). 298 

(3) $8.00 per square foot of GFA above 3.0 F.A.R. for residential projects. 299 

(4) For mixed-use projects, cash contributions shall be calculated by applying 300 
the proportionate amount of commercial and residential GFA to each tier. 301 

(b) The cash contribution will be indexed to Consumer Price Index for Housing in the 302 
Washington-Baltimore MSA as published by the Bureau of Labor Statistics and 303 
adjusted annually, beginning January 2007.  Revised amounts apply only to site 304 
plans filed after the adjustment date. Amounts for the calculation of the cash 305 
option are established at the time the site plan application is filed. 306 
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D. County manager action 307 
The applicant’s plan for meeting the ADU requirements on-site or off-site must be 308 
confirmed or approved by the county manager or his designee, and all necessary 309 
documents executed, prior to the issuance of the first certificate of occupancy.  The 310 
county manager or his designee will act on approval request within 30 days. 311 

E. Provision for off-site ADUs 312 
An applicant may submit a proposal for off-site ADUs that deviates from the requirements 313 
above.  Such proposals shall be reviewed by the housing commission which, after a public 314 
hearing on the proposal, shall make a report of its review to the county manager.  After 315 
the housing commission’s consideration of the alternative plan, the county manager, or 316 
his designee, may approve or reject it administratively.  In the event that the plan is 317 
rejected, the applicant may request that the County Board consider the alternative as a 318 
site plan amendment. 319 

F. Substitution of ADUs 320 
On sites where the County Board has determined that there are other competing public 321 
priorities identified in county plans, studies, policies, or other documents that are 322 
addressed by the site plan application, the County Board may, at the time of site plan 323 
approval, approve the total or partial substitution of the ADUs required hereunder. 324 

G. Term 325 
ADUs shall be committed for a 30-year term, affordable at 60 percent of the area median 326 
income.  ADUs must meet minimum habitability standards established by the county. 327 

H. Proposals for change of GLUP designation 328 
Site plan applications that include an application to change the GLUP designation of the 329 
site may be subject to an affordable housing requirement in addition to the above ADU 330 
requirement.  Such affordable housing requirements shall be addressed separately in the 331 
process of the County Board’s consideration of the approval of the site plan. 332 

I. Proposals for elimination of existing affordable housing 333 
Site plan applications that result in the elimination of existing affordable housing will 334 
address replacement of the housing in the process of the County Board’s consideration of 335 
the approval of the site plan. 336 

J. Conflicts 337 
In the event of conflict between the provisions of this §15.5 and any other section of the 338 
Zoning Ordinance, provisions of this section shall control.   339 

§15.5.9.        Affordable dwelling units for Additional building height and density above 340 
the zoning district regulations and the General Land Use Plan  341 

A. Affordable housing-residential 342 

1. In considering the approval of a site plan including multiple-family, the County Board 343 
may permit additional building height and density as set forth below, providing the 344 
County Board determines that a variety of housing units and design would result 345 
thereby.  Consideration of such design may include, but not be limited to, the 346 
provision of family housing units, housing for the elderly, housing for households of 347 
low or moderate income and such variety of design as provided by townhouse or 348 
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terraced construction in association with the high-rise development.  The County 349 
Board may approve additional height and/or residential density for low- or 350 
moderate-income housing only where a proposed site plan project is in compliance 351 
with all of the requirements specified below within §15.5.9. 352 

2. The application includes a low- or moderate-income housing plan that includes the 353 
following information and any other items that are determined by the County Board 354 
to be pertinent for that particular site plan: 355 

(a) Number of total housing units provided under the site plan. 356 

(b) Number of total housing units in the additional housing density. 357 

(c) Number of low- or moderate-income housing units provided under the proposed 358 
site plan. 359 

(d) Income levels of targeted families for low- or moderate-income housing units. 360 

(e) The proposed rents and guarantee of limits on future rent increases or sales prices 361 
and the proposed affordability thereof for low- or moderate-income housing units. 362 

(f) Marketing plan for the low- or moderate-income housing units. 363 

(g) Location of low- or moderate-income housing units. 364 

(h) Sizes of low- or moderate-income housing units. 365 

(i) Bedroom counts of low- or moderate-income housing units. 366 

(j) Amenities provided for low- or moderate-income households. 367 

(k) Statement of consistency with County Board adopted housing policy, goals, 368 
principles and relevant staff guidelines for the use of additional housing density. 369 

3. Modification of building height 370 

(a) In considering the approval of a site plan, the County Board may permit additional 371 
building height above that specified for site plan development in the zoning 372 
district regulations for the provision of low- or moderate-income housing.   373 

(a)(b) In RA districts, except RA-H, RA4.8, and RA-H-3.2 districts, building heights shall 374 
not be modified under this §15.5.9.A.3, except that where a project provides low- 375 
or moderate-income housing as allowed by §12.3.7, the County Board may 376 
approve a greater height, in order to achieve tapering, where the proposed 377 
project is abutting or across the street from  a property for which the district 378 
regulations or the General Land Use Plan designation allow, by site plan, a height 379 
greater than the proposed height.   380 

(b)(c) In C-2, C-3, and C-R districts, building heights shall not be modified under this 381 
§15.5.9.A.3. 382 

(C) Additional building heights approved under this §15.5.9.A.3 shall not exceed six 383 
stories or 60 feet, whichever is smaller, above the height permitted in the district 384 
regulations.   385 

4. Modification of building density 386 
In considering the approval of a site plan, the County Board may permit additional 387 
residential, office, and/or hotel density above the amount specified for site plan 388 
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development in the zoning district regulations for the provision of low- or moderate-389 
income housing units. 390 

5. Guarantees 391 
That adequate guarantees exist as to the continued availability of such units to 392 
households of low- or moderate-income for a minimum of 30 years, or for such other 393 
time period as may be approved by the County Board. 394 

6. New units approved by County Board 395 
New low- or moderate-income housing units may be constructed either on-site or at 396 
appropriate off-site locations approved by the County Board or may be provided by 397 
means of in-lieu tax relief/rent supplement payments at levels approved by the 398 
County Board.  Such low- or moderate-income housing, which may be either new or 399 
existing construction, may also be provided on abutting sites or on sites which abut 400 
except for the existence of a public street.  New low- or moderate-income housing 401 
units shall also include a variety of housing units and design and further the goals of 402 
the Affordable Housing Master Plan. Consideration of such design may include, but 403 
not be limited to, the provision of family housing units, housing for the elderly, 404 
housing for households of low- or moderate-income and such variety of design as 405 
provided by townhouse or terraced construction in association with the high-rise 406 
development. 407 

B.    Affordable housing-office 408 
In considering the approval of a site plan, the County Board may permit additional office 409 
density above the amount allowed by site plan in the district regulations, not to exceed 410 
0.25 F.A.R. on the site, providing the County Board judges that low or moderate-income 411 
housing being provided under the site plan is sufficient to justify the amount of the 412 
additional density allowed.  Under no circumstances shall this bonus exceed 10 percent 413 
of the total gross floor area permitted without bonus under the site plan, nor shall 414 
additional height be allowed. 415 

C.B. Community facilities 416 
In considering the approval of an office, motel, or multiple-family site plan, the County 417 
Board may permit additional height, not to exceed three stories, and /or additional 418 
residential, office, and/or hotel density, not to exceed 0.25 floor area ratio (F.A.R.) in an 419 
office structure, or 10 percent in a motel or multiple-family structure, above the 420 
amounts specified for site plan development in the zoning district regulations for the 421 
provision of providing the County Board judges that a contribution to required 422 
community facilities has been provided. Consideration of such community facilities may 423 
include, but not be limited to, the provision of space for a library, fire or police station;, 424 
public school facility;, public transit transportation facility facilities and improvements;, 425 
public open space; or a community recreation or health center.  Such community facilities 426 
may be provided on-site or at appropriate off-site locations. 427 

C.   Sustainable Design 428 
In considering the approval of a site plan, the County Board may permit additional 429 
height and residential, office, and/or hotel density in an amount identified in adopted 430 
sustainable design incentive program policies. 431 
 432 
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D.  Other Public Priorities 433 
On sites where the County Board has determined there are other public priorities 434 
identified in the Arlington County Comprehensive Plan or other adopted County Board 435 
plans and policies, the County Board may permit additional height and density above 436 
the amount specified for site plan development in the zoning district regulations. 437 

E.D.    Limitations on incentives 438 
Under no circumstances shall any combination of the above incentives be interpreted to 439 
allow additional height in excess of a maximum of six stories, or additional residential 440 
density in excess of 25 percent, or additional .25 F.A.R. of office density above that 441 
permitted for site plan development in by the applicable district, unless additional height 442 
above those limits is expressly allowed by County Board adopted plans or policies. 443 

§15.5.10.        Modification of approved site plan 444 
After a site plan has been approved and accepted by the County Board, amendments to the 445 
site plan which are consistent with the general purpose and intent of the district may be 446 
considered.  Deviation from an approved site plan, site plan amendment or administrative 447 
change without the written approval of the zoning administrator or specific action by the 448 
County Board shall, at the discretion of the County Board, void the plan and the County Board 449 
may require the applicant to resubmit a new site plan for consideration by the County Board. 450 

§15.5.11.        Clarendon Revitalization District 451 
See §9.2 for information on density increases in the Clarendon Revitalization District. 452 

 453 
*  *  ** 454 

 455 

Article 18. Definitions 456 

§18.2.        General Terms Defined  457 

Low or moderate income.  Income at or below 60 percent of median household income for rental 458 
housing units, and at or below 80 percent of median household income for home ownership 459 
program, or other income level as determined by the County Board upon consideration of the 460 
Affordable Housing Master Plan.  As used herein, median household income shall be defined as 461 
determined from time-to-time for the Washington Metropolitan Statistical Area by the U.S. 462 
Department of Housing and Urban Development.   463 
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GLUP MAP 

Legend 

Each land use designation on the GLUP map indicates a range of densities and typical uses for that 
general location.  An approval by the County Board of a development proposal anywhere within this 
range would be consistent with the County’s goals and vision.  The higher end of that density range may 
not necessarily represent the vision for a specific location.  When a development substantially complies 
with County goals, policies and plans, and is consistent with good zoning practice, and/or assists in 
achieving the objectives identified in Section 15.5.9 of the Zoning Ordinance, the County Board may 
approve that development proposal at the higher end of that density range or within or above the 
density ranges identified on the GLUP map, as provided by the Zoning Ordinance.   

 

GLUP BOOKLET/Pg. 7:  

PURPOSE AND SCOPE OF THE GENERAL LAND USE PLAN 

The General Land Use Plan (GLUP), consisting of this booklet and attached map, is the primary land use 
policy guide for the future development of the County. The Plan establishes the overall character, extent 
and location of various land uses and serves as a guide to communicate the policy of the County Board 
to citizens, the business community, developers and others involved in the development of Arlington 
County. In addition, the General Land Use Plan serves as a guide to the County Board in its decisions 
concerning future development. Each land use designation on the GLUP map indicates a range of 
densities and typical uses for that general location. An approval by the County Board of a development 
proposal anywhere within this range would be consistent with the County’s goals and vision. The higher 
end of that density range may not necessarily represent the vision for a specific location. When a 
development substantially complies with County goals, policies and plans, and is consistent with good 
zoning practice, and/or assists in achieving the objectives identified in Section 15.5.9 of the Zoning 
Ordinance, the County Board may approve that development proposal at the higher end of that density 
range or within or above the density ranges identified on the GLUP map, as provided by the Zoning 
Ordinance.  Additional height and density may be considered by the County Board to facilitate the 
achievement of the goals and priorities included within the Arlington County Comprehensive Plan and 
other County-Board-adopted plans and policies as provided for in the Zoning Ordinance. 

 

*  *  * 
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GLUP BOOKLET/Pg. 32 

IMPLEMENTATION 

*  *  * 

Site Plan Process 

A number of zoning categories permit development by site plan, a form of special exception under the 
Zoning Ordinance. The site plan review process provides for public review of such projects and permits 
the County Board to vary the uses, heights, setbacks, densities and regulations of a zoning district for a 
specific project to meet County goals, policies and plans, and to comport with good zoning practice 
generally.  

This may include (but is not limited to): preservation or provision of public open space, preservation or 
provision of affordable housing, preservation of historic structures, provision of improved infrastructure, 
preservation or provision of public cultural resources, preservation or provision of community facilities, 
promotion of sustainable development goals and provision of quality design. The majority of site plan 
review proposals are for hotel, residential, office, and mixed-use development in certain high-density 
zoning districts. It is recognized that development at increased density levels has an increased impact on 
the community. Therefore, development at the higher end of the density range on the General Land Use 
Plan may not necessarily represent the vision for a specific location or may not be desirable under all 
circumstances. However, when the impacts of increased density are mitigated in a manner consistent 
with County goals, policies and plans, and good zoning practice, increased density may be permitted. 
Determination as to the appropriate mixtures of uses and densities, including any bonuses for 
additional height and density, shall be made on a case-by-case basis based on the General Land Use 
Plan designation, County goals, policies and plans for the area, characteristics of individual sites and the 
degree to which the impacts of a specific project have been sufficiently mitigated. 

*  *  * 
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SP# 386 (3901 Fairfax Drive)

For illustrative purposes only to compare alternative zoning ordinance amendments

MEDIUM OAH ZONING: C-O-2.5   12 ST MAX OFFICE; 16 ST MAX RESIDENTIAL/HOTEL
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SP#64 (Marymount)

For illustrative purposes only to compare alternative zoning ordinance amendments

MEDIUM OAH ZONING: C-O-2.5   12 ST MAX OFFICE; 16 ST MAX RESIDENTIAL/HOTEL
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	3. Site plan amendment applications that result in the demolition and rebuilding of a site plan project shall be subject to the requirements hereof at the time of redevelopment.  The applicable requirements shall apply only to density that is replaced...

	B. Exception


	Site plans containing less than 1.0 F.A.R. shall be exempt from the ADU requirements hereof.
	C. Options for meeting ADU requirements

	Once a site plan has been approved, the site plan applicant must select one of the following options for meeting the ADU requirements:
	1. On-site units
	2. Off-site nearby
	3. Off-site elsewhere
	4. Cash contribution
	(a) The applicant shall make a cash contribution to the Affordable Housing Investment Fund calculated as follows for each of the described tiers;
	(1) $1.50 per square foot of GFA for first 1.0 F.A.R.
	(2) $4.00 per square foot of GFA from 1.0 F.A.R. to 3.0 F.A.R. for residential projects and $4.00 per square foot of all GFA above 1.0 F.A.R. in commercial projects (including hotel and retail).
	(3) $8.00 per square foot of GFA above 3.0 F.A.R. for residential projects.
	(4) For mixed-use projects, cash contributions shall be calculated by applying the proportionate amount of commercial and residential GFA to each tier.

	(b) The cash contribution will be indexed to Consumer Price Index for Housing in the Washington-Baltimore MSA as published by the Bureau of Labor Statistics and adjusted annually, beginning January 2007.  Revised amounts apply only to site plans filed...

	D. County manager action

	The applicant’s plan for meeting the ADU requirements on-site or off-site must be confirmed or approved by the county manager or his designee, and all necessary documents executed, prior to the issuance of the first certificate of occupancy.  The coun...
	E. Provision for off-site ADUs

	An applicant may submit a proposal for off-site ADUs that deviates from the requirements above.  Such proposals shall be reviewed by the housing commission which, after a public hearing on the proposal, shall make a report of its review to the county ...
	F. Substitution of ADUs

	On sites where the County Board has determined that there are other competing public priorities identified in county plans, studies, policies, or other documents that are addressed by the site plan application, the County Board may, at the time of sit...
	G. Term

	ADUs shall be committed for a 30-year term, affordable at 60 percent of the area median income.  ADUs must meet minimum habitability standards established by the county.
	H. Proposals for change of GLUP designation

	Site plan applications that include an application to change the GLUP designation of the site may be subject to an affordable housing requirement in addition to the above ADU requirement.  Such affordable housing requirements shall be addressed separa...
	I. Proposals for elimination of existing affordable housing

	Site plan applications that result in the elimination of existing affordable housing will address replacement of the housing in the process of the County Board’s consideration of the approval of the site plan.
	J. Conflicts

	In the event of conflict between the provisions of this §15.5 and any other section of the Zoning Ordinance, provisions of this section shall control.
	§15.5.9.        Affordable dwelling units for Additional building height and density above the zoning district regulations and the General Land Use Plan
	A. Affordable housing-residential
	1. In considering the approval of a site plan including multiple-family, the County Board may permit additional building height and density as set forth below, providing the County Board determines that a variety of housing units and design would resu...
	2. The application includes a low- or moderate-income housing plan that includes the following information and any other items that are determined by the County Board to be pertinent for that particular site plan:
	(a) Number of total housing units provided under the site plan.
	(b) Number of total housing units in the additional housing density.
	(c) Number of low- or moderate-income housing units provided under the proposed site plan.
	(d) Income levels of targeted families for low- or moderate-income housing units.
	(e) The proposed rents and guarantee of limits on future rent increases or sales prices and the proposed affordability thereof for low- or moderate-income housing units.
	(f) Marketing plan for the low- or moderate-income housing units.
	(g) Location of low- or moderate-income housing units.
	(h) Sizes of low- or moderate-income housing units.
	(i) Bedroom counts of low- or moderate-income housing units.
	(j) Amenities provided for low- or moderate-income households.
	(k) Statement of consistency with County Board adopted housing policy, goals, principles and relevant staff guidelines for the use of additional housing density.

	3. Modification of building height
	(a) In considering the approval of a site plan, the County Board may permit additional building height above that specified for site plan development in the zoning district regulations for the provision of low- or moderate-income housing.
	(a)(b) In RA districts, except RA-H, RA4.8, and RA-H-3.2 districts, building heights shall not be modified under this §15.5.9.A.3, except that where a project provides low- or moderate-income housing as allowed by §12.3.7, the County Board may approve...
	(b)(c) In C-2, C-3, and C-R districts, building heights shall not be modified under this §15.5.9.A.3.
	(C) Additional building heights approved under this §15.5.9.A.3 shall not exceed six stories or 60 feet, whichever is smaller, above the height permitted in the district regulations.

	4. Modification of building density
	5. Guarantees
	6. New units approved by County Board

	B.    Affordable housing-office


	In considering the approval of a site plan, the County Board may permit additional office density above the amount allowed by site plan in the district regulations, not to exceed 0.25 F.A.R. on the site, providing the County Board judges that low or m...
	C.B. Community facilities

	In considering the approval of an office, motel, or multiple-family site plan, the County Board may permit additional height, not to exceed three stories, and /or additional residential, office, and/or hotel density, not to exceed 0.25 floor area rati...
	C.   Sustainable Design
	D.    Limitations on incentives

	Under no circumstances shall any combination of the above incentives be interpreted to allow additional height in excess of a maximum of six stories, or additional residential density in excess of 25 percent, or additional .25 F.A.R. of office density...
	§15.5.10.        Modification of approved site plan
	§15.5.11.        Clarendon Revitalization District

	Article 18. Definitions
	§18.2.        General Terms Defined
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	Article 7. Commercial/ Mixed Use (C) Districts
	§7.11.       C-O-1.5, Mixed Use District
	§7.11.3.         Density and dimensional standards
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	Article 6.
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	Article 8.
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	Article 12.
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	Article 14.
	Article 15.
	§15.1.
	§15.2.
	§15.3.
	§15.4.
	§15.4.1.
	A.
	B.
	C.
	D. Height
	1. On sites of less than 20 acres in area, no building, excluding mechanical penthouse area, shall exceed eight stories for office buildings and 10 stories for multiple-family and hotel buildings.  Varied building heights will be encouraged, but the m...
	2. On sites of 20 acres or larger, varied building heights will be encouraged, but the average height of all buildings shall not exceed 12 stories with no individual building exceeding 18 stories except as provided in §15.5.79. No building which excee...



	§7.13.      C-O, Mixed Use District
	§7.13.3.       Density and dimensional standards
	D. Exceptions
	1. Lot area and width
	2. Western Rosslyn Coordinated Redevelopment District
	3. Courthouse Square Special District
	(a) Under no circumstances shall the County Board approve height, exclusive of mechanical penthouses, above that shown on the Building Height and Location Map (Map 1, §7.13.6), except that:
	(1) Non-occupiable, exceptional architectural features may exceed the heights outline in this §7.13.3.D.3(a)
	(2) Additional height up to 180 feet may be considered by the County Board for joint public-private redevelopment where shown on Map 1, §7.13.6.

	(b) The minimum depth of building step-backs shall be consistent with the step-backs shown in the Courthouse Sector Plan Addendum: Courthouse Square. Unless the County Board finds, in a particular case, that a greater or lesser step-back in height pro...
	(c) The provisions of §15.5.9 for the approval of additional height and density shall not be applicable in the Courthouse Square District, and under no circumstances shall the provisions of §15.5.7.A be used for the approval of additional density or h...
	(d) Additional density shall not be achieved through transfer of development rights provisions in §15.5.7.B in the Courthouse Square District.




	§7.15.      C-O Rosslyn, Mixed Use Rosslyn District
	§7.15.4.       Provisions for additional density and height

	§7.16.        C-O Crystal City, Mixed Use Crystal City District
	§7.16.5.         Site plans


	Article 9. Special Planning Area Regulations
	§9.5. Western Rosslyn Coordinated Redevelopment District

	Where a development project in the C-O district is within the Western Rosslyn Coordinated Redevelopment District and is designated High Office-Apartment-Hotel on the General Land Use Plan, the County Board may permit additional height and density abov...
	A. In considering such modification, the County Board may also consider characteristics of the site and the area as described in §15.5.7 and the plans and policies adopted for the area, provided, however, under no circumstances shall the County Board ...
	B. The provisions of §15.5.9 for the approval of additional height and density shall not be applicable to site plans approved under this §9.5; and
	C. Building heights, exclusive of mechanical penthouses and parapet walls, shall under no circumstances, exceed 270 feet, east of the North Pierce Street between Wilson Boulevard and 18th St N., or 240 feet, west of North Pierce Street located between...

	Article 12. Use Standards
	§12.3         Residential Use Standards
	§12.3.7.         Low- and moderate- income housing
	A. Site plan options



	When a site with an area of more than 20,000 square feet, or with 10 or more existing dwelling units, is sought to be used in a manner inconsistent with existing regulations for height, setback, yard, coverage, or parking, or is sought to be developed...
	1. Under no circumstances shall the County Board approve a building with a height greater than that shown in the table below unless approved as specifically provided in §15.5.9.
	2. Parking for new dwelling units shall be provided as required in §14.3.  However, the number of parking spaces per existing dwelling unit preserved shall be no less than the number of parking spaces per dwelling unit on the site at the time of appli...

	Article 15. Administration and Procedures
	§15.5.       Site Plans
	§15.5.1.        General
	§15.5.2.        Application requirements
	§15.5.3.        Scheduling
	A. Major amendment



	Any modification of the approved site plan which meets one or more of the following criteria:
	1. Principal use of the building would change in more than five percent of the total floor area of the building.
	2. Density would change by more than five percent of the total floor area of the building.
	3. Building height would change by more than 12 feet.
	4. Gross floor area of the first floor would change in more than 20 percent of the area of the first floor.
	5. Change in the site area which is used to calculate density.
	6. Any change which the zoning administrator determines is similar in significance to the above stated changes.
	B. Minor amendment

	Any modification of the approved plan which is not considered a major amendment and which cannot be approved administratively is a minor amendment.  The subdivision of land involved in an approved site plan is a minor amendment, except, that if the fo...
	1. Density allocation is consistent with the zoning and approved site plan;
	2. Parking is consistent with the zoning and the approved site plan;
	3. Public improvements are consistent with the zoning and approved site plan; and
	4. Clear evidence exists that all conditions of the approved site plan have been met or are bonded in a manner acceptable to the county manager.
	C. Administrative change

	Any minor modification of the approved site plan which complies with the spirit of this zoning ordinance, the intent of the County Board in its approval of the site plan, and the general purpose of the Comprehensive Plan for the development of the are...
	§15.5.4.        Information required
	§15.5.5.        Action by County Board
	A.    Is consistent with the Arlington County Comprehensive Plan and any applicable and relevant adopted County Board plans and policies, Substantially complies with the character of master plans, officially approved neighborhood or area development p...
	B.   Functionally relates to other structures permitted in the district and will not be injurious or detrimental to the property or improvements in the neighborhood; and
	C.   Is so designed and located that the public health, safety and welfare will be promoted and protected.

	§15.5.6.        Conditions of approval
	§15.5.7.        Modifications and transfers
	A. Modification of Uuses and regulations modified


	The County Board may, in appropriate cases, modify the uses permitted and use regulations, except for height and density, in harmony with the general purpose and intent of the district taking into consideration the following:
	1. Provisions made for open space and other environmental amenities;
	2. Grade, direction and intensity of traffic on streets in the area;
	3. Relationship to existing or permitted uses and buildings abutting or across the street from the subject property;
	4. Particular dimensions, grade and orientation of the site; and
	5. Particular construction problems and techniques.; and
	6. The other provisions of §15.5.
	B. Transfer of development rights

	In approving and accepting a site plan, the County Board may, subject to such conditions as the County Board may approve, permit the dedication of density or other rights to develop, as determined by the County Board, from one or more parcels that are...
	§15.5.8.        Affordable dwelling units for increased density within the zoning district regulations General Land Use Plan
	A. Applicability
	1. In exchange for approval by the County Board of a site plan containing density equal to or greater than 1.0 F.A.R., affordable dwelling units (ADUs), or optional contributions to support ADUs in lieu thereof, shall be required in accordance with th...
	2. The following provisions apply to site plan applications that are consistent with the General Land Use Plan (GLUP).  The provisions also apply to site plan applications that include a rezoning application resulting in a use that was not permitted b...
	3. Site plan amendment applications that result in the demolition and rebuilding of a site plan project shall be subject to the requirements hereof at the time of redevelopment.  The applicable requirements shall apply only to density that is replaced...

	B. Exception


	Site plans containing less than 1.0 F.A.R. shall be exempt from the ADU requirements hereof.
	C. Options for meeting ADU requirements

	Once a site plan has been approved, the site plan applicant must select one of the following options for meeting the ADU requirements:
	1. On-site units
	2. Off-site nearby
	3. Off-site elsewhere
	4. Cash contribution
	(a) The applicant shall make a cash contribution to the Affordable Housing Investment Fund calculated as follows for each of the described tiers;
	(1) $1.50 per square foot of GFA for first 1.0 F.A.R.
	(2) $4.00 per square foot of GFA from 1.0 F.A.R. to 3.0 F.A.R. for residential projects and $4.00 per square foot of all GFA above 1.0 F.A.R. in commercial projects (including hotel and retail).
	(3) $8.00 per square foot of GFA above 3.0 F.A.R. for residential projects.
	(4) For mixed-use projects, cash contributions shall be calculated by applying the proportionate amount of commercial and residential GFA to each tier.

	(b) The cash contribution will be indexed to Consumer Price Index for Housing in the Washington-Baltimore MSA as published by the Bureau of Labor Statistics and adjusted annually, beginning January 2007.  Revised amounts apply only to site plans filed...

	D. County manager action

	The applicant’s plan for meeting the ADU requirements on-site or off-site must be confirmed or approved by the county manager or his designee, and all necessary documents executed, prior to the issuance of the first certificate of occupancy.  The coun...
	E. Provision for off-site ADUs

	An applicant may submit a proposal for off-site ADUs that deviates from the requirements above.  Such proposals shall be reviewed by the housing commission which, after a public hearing on the proposal, shall make a report of its review to the county ...
	F. Substitution of ADUs

	On sites where the County Board has determined that there are other competing public priorities identified in county plans, studies, policies, or other documents that are addressed by the site plan application, the County Board may, at the time of sit...
	G. Term

	ADUs shall be committed for a 30-year term, affordable at 60 percent of the area median income.  ADUs must meet minimum habitability standards established by the county.
	H. Proposals for change of GLUP designation

	Site plan applications that include an application to change the GLUP designation of the site may be subject to an affordable housing requirement in addition to the above ADU requirement.  Such affordable housing requirements shall be addressed separa...
	I. Proposals for elimination of existing affordable housing

	Site plan applications that result in the elimination of existing affordable housing will address replacement of the housing in the process of the County Board’s consideration of the approval of the site plan.
	J. Conflicts

	In the event of conflict between the provisions of this §15.5 and any other section of the Zoning Ordinance, provisions of this section shall control.
	§15.5.9.        Affordable dwelling units for Additional building height and density above the zoning district regulations and the General Land Use Plan
	A. Affordable housing-residential
	1. In considering the approval of a site plan including multiple-family, the County Board may permit additional building height and density as set forth below, providing the County Board determines that a variety of housing units and design would resu...
	2. The application includes a low- or moderate-income housing plan that includes the following information and any other items that are determined by the County Board to be pertinent for that particular site plan:
	(a) Number of total housing units provided under the site plan.
	(b) Number of total housing units in the additional housing density.
	(c) Number of low- or moderate-income housing units provided under the proposed site plan.
	(d) Income levels of targeted families for low- or moderate-income housing units.
	(e) The proposed rents and guarantee of limits on future rent increases or sales prices and the proposed affordability thereof for low- or moderate-income housing units.
	(f) Marketing plan for the low- or moderate-income housing units.
	(g) Location of low- or moderate-income housing units.
	(h) Sizes of low- or moderate-income housing units.
	(i) Bedroom counts of low- or moderate-income housing units.
	(j) Amenities provided for low- or moderate-income households.
	(k) Statement of consistency with County Board adopted housing policy, goals, principles and relevant staff guidelines for the use of additional housing density.

	3. Modification of building height
	(a) In considering the approval of a site plan, the County Board may permit additional building height above that specified for site plan development in the zoning district regulations for the provision of low- or moderate-income housing.
	(a)(b) In RA districts, except RA-H, RA4.8, and RA-H-3.2 districts, building heights shall not be modified under this §15.5.9.A.3, except that where a project provides low- or moderate-income housing as allowed by §12.3.7, the County Board may approve...
	(b)(c) In C-2, C-3, and C-R districts, building heights shall not be modified under this §15.5.9.A.3.
	(C) Additional building heights approved under this §15.5.9.A.3 shall not exceed six stories or 60 feet, whichever is smaller, above the height permitted in the district regulations.

	4. Modification of building density
	5. Guarantees
	6. New units approved by County Board

	B.    Affordable housing-office


	In considering the approval of a site plan, the County Board may permit additional office density above the amount allowed by site plan in the district regulations, not to exceed 0.25 F.A.R. on the site, providing the County Board judges that low or m...
	C.B. Community facilities

	In considering the approval of an office, motel, or multiple-family site plan, the County Board may permit additional height, not to exceed three stories, and /or additional residential, office, and/or hotel density, not to exceed 0.25 floor area rati...
	C.   Sustainable Design
	E.D.    Limitations on incentives

	Under no circumstances shall any combination of the above incentives be interpreted to allow additional height in excess of a maximum of six stories, or additional residential density in excess of 25 percent, or additional .25 F.A.R. of office density...
	§15.5.10.        Modification of approved site plan
	§15.5.11.        Clarendon Revitalization District

	Article 18. Definitions
	§18.2.        General Terms Defined
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	Bonus Density ZOA GLUP_PC Draft 10.29.19.pdf
	Staff presented the proposed draft Zoning Ordinance Amendment to ZOCO on September 17, 2019 and generally received favorable feedback.  ZOCO members also raised clarifying questions about the proposal.
	CONCLUSION:  The proposed Zoning Ordinance amendments shown in Attachment 1A would give the County Board more flexibility to achieve two of the County’s highest priorities, affordable housing and community facilities, in considering requests for addit...




