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Zoning Committee of the Planning Commission (ZOCO)  

Meeting Summary 

October 15, 2019 

 

Ellen M. Bozman Government Center 

2100 Clarendon Blvd., Rooms 106/107 (Cherry/Dogwood) 

1st Floor Conference Room 

Arlington, VA 22201 

 
Planning Commissioners in attendance:   
Daniel Weir (Chair, ZOCO) 
Elizabeth Gearin 
Nancy Iacomini  
James Schroll 
 
Planning Commissioners absent: 
James Lantelme 
Stephen Hughes 
Elizabeth Morton 
Kathleen McSweeney 
Devanshi P. Patel 
Tenley Peterson  
Jane C. Siegel 
Sara Steinberger 
 
Staff in attendance:  
Matt Mattauszek, Principal Planner, CPHD - Planning 
Nick Rogers, Principal Planner, CPHD – Planning 
Cliff Hogan, Associate Planner, CPHD - Zoning 
Rachel Coates, Director, Agency on Aging, DHS – Aging and Disability Services Division 
 
Columbia Pike Form Based Code – Future Planned Streets within the Western Subarea 
Regulating Plan.   
ZOCO Chair Daniel Weir opened the meeting at 7:02pm. 
 
Mr. Matt Mattauszek presented an overview of proposed changes to the Columbia Pike Form 
Based Code (FBC). The proposal was catalyzed by a development proposal for the Greenbrier 
Apartments which contemplates reconfiguring the street layout for two planned streets shown 
on the FBC regulating plan. The streets would serve the subject property and potentially 
connect through an alternative street to S. Frederick Street. Based on significant grade changes 
with the surrounding topography and the configuration of the property lines, staff identified 
several challenges with implementing the street layout as shown on the regulating plan.  
 
Staff coordinated the applicant’s work on a preliminary traffic analysis to develop alternative 
scenarios which would modify the planned streets for more feasible development while 
maintaining future street connectivity without degrading traffic flow along S. Greenbrier Street. 
To accommodate these needs and the impacts to the developable acreage for the subject 
property and the adjacent lots, Mr. Mattauszek discussed reclassifying the planned streets as 
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alleys with an enhances cross sections to enable two-way vehicular movement. The FBC 
standards for development along alleys are more flexible than those along streets, and such 
flexibility would be warranted for the prospects of fully implementing the Western Subarea 
regulating plan.  
 
Staff’s recommendation for reconfiguring the planned streets was evaluated within the context 
of several other completed FBC projects. Overall, staff considers this reconfiguration in 
alignment with other approved projects which have been constructed with interim alleys and 
streets to enable future redevelopment on adjacent parcels.  
 
Mr. Mattauszek discussed the review of the Form Based Code Advisory Working Group, which 
had supported the change at their July 2019 meeting. He anticipated that the Request to 
Advertise (RTA) report would be placed on the County Board’s November 2019 for 
consideration.  

Commissioner Weir opened the discussion on these items from the Planning Commission, 
which generated the following questions and comments.  
 
Clarifying Questions: 

• Would redevelopment at Greenbrier Apartments impact the adjacent property’s pool and 
mature trees? 

o Mr. Mattauszek explained that the FBC contained provisions requiring fencing, 
garden walls, landscaping, and tree protection measures which would mitigate such 
impacts.  

 
Other Questions and Comments: 

• Commissioners encouraged staff to think of this area as one block when considering 
changes to street connectivity and the classification of future streets on the regulating plan.  

• Commissioners felt that changes to the future planned streets should not preclude 
redevelopment from adjacent properties, and that staff should continue outreach to adjacent 
property owners to inform them of these changes.  

• Commissioners supported reasonable accommodations for pedestrians which would 
minimize conflicts between pedestrians and vehicles using the alley.  

• Commissioners highlighted language in the Master Transportation Plan (MTP) which 
supported the use of permeable asphalt and other pervious surface materials in alleys.  

 
Public Comments. 
ZOCO received public comment from representatives of Greenbrier Apartments, who discussed 
their work with staff on traffic impact analysis and reconfiguration of the future planned streets. 
They expressed their support for the Board’s review of the RTA in November, and for public 
hearings on the FBC amendment to come at a later date once they had advanced their 
development proposal further through the staff review process.  
 
Columbia Pike Form Based Code – R-District Setbacks.   
Mr. Matt Mattauszek presented an overview of additional proposed changes to the FBC. 
Mr. Mattauszek recounted initial redevelopment discussions with the property owners of the 
Arlington View Terrace apartment community. Arlington View Terrace abuts the Army/Navy Golf 
Course, which is zoned R-6. The Neighborhoods Form Based Code (N-FBC) requires building 
envelope standards which set back and step back multifamily residential development from 



 

3 
 

common lot lines with lots in R (Residential) districts, or lots within RA (Multifamily) districts 
occupied by one-family detached dwellings.  
 
With Arlington View Terrace’s common lot line with the Army/Navy Golf Course, the building 
envelope standards would minimize the developable area in a manner that would severely limit 
the property owner’s site layout to an unreasonably small footprint. Staff conducted research on 
the N-FBC’s initial intent and found that there was no intent to differentiate between the 
applicability of the building envelope standards for R and RA districts. Rather, the intent was for 
the standards to apply only when a single-family dwelling and the R or RA zoning were present. 
This intent is further confirmed by the graphic in N-FBC 402.D.1.b.  
 
Staff examined the common lot lines that each N-FBC subarea shares with R zoned lots. In all 
instances except the lot lines shared with the golf course, the R zoned lot has an existing 
one-family dwelling. Staff concluded that an amendment was warranted to clarify that the 
building envelope standards would apply when both the adjacent zoning was an R district and 
the adjacent property had a one-family dwelling on it.  
 
Mr. Mattauszek summarized feedback from the FBC Advisory Working Group which was 
received at their July 2019 meeting. He anticipated that the Request to Advertise (RTA) report 
would be placed on the County Board’s November 2019 for consideration, and that the Planning 
Commission and County Board would hold public hearings in December 2019.  
 
Clarifying Questions: 

• Can this discrepancy in intent be addressed in another manner? 
o Mr. Mattauszek clarified that the edits to the N-FBC can only be made through the 

County Board’s approval of a Zoning Ordinance Amendment. The County Board 
does not have other discretion to address it via other methods.  

• Has staff considered other approaches to address the issue, such as rezoning the golf 
course? 

 
Other Questions and Comments: 

• Commissioners recommended editorial changes to the text which would clarify the intent of 
the regulations and reduce any further ambiguity or potential for misinterpretation. 

 
Public Comments. 
No public comments were provided on this item. 
 
 
Elder Care Uses.   
Mr. Nick Rogers presented staff’s work on a zoning study to update and modernize the ACZO’s 
standards for elder care uses. He defined the term ‘elder care’ as a group of land uses which 
includes assisted living, independent living, nursing homes, and continuing care retirement 
communities. He explained that these uses differ from conventional multifamily apartments in 
that residents receive additional support with housekeeping, meals in centralized locations on-
site, and personal care for activities of daily living (ADLs).  
 
Mr. Rogers discussed the staff recommendation to permit all elder care uses in a total of 18 
zoning districts as well as the Columbia Pike FBCs. Per County Board action in September 
2019, assisted living and nursing were already permitted in S-D, RA8-18, C-O-1.0, C-O-1.5, and 
C-O-2.5 districts. He discussed staff recommendations for maximum floor area ratio, minimum 
lot size, and maximum height standards in the RA (Multifamily) districts, as well as new parking 
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standards. Mr. Rogers shared information on existing elder care developments in the 
metropolitan region, and summarized the community engagement efforts undertaken with the 
study.  
 
Mr. Rogers shared information on housing affordability measures applicable to elder care uses. 
He discussed the ACZO’s affordable dwelling unit ordinance in §15.5.8, along with affordability 
measures in Fairfax County and the City of Alexandria. He anticipated that the study’s RTA 
would be on the County Board’s November 2019 agenda, with Planning Commission and 
County Board public hearings in December 2019.  
 
Clarifying Questions: 

• What would contribute to the difference between the provider’s requested number of 
beds/units during site plan review, and the requested number for licensing? Why is the 
licensing number higher? 

o Mr. Rogers explained that providers typically requested a higher number to preserve 
future flexibility without having to undertake the state licensing process a second 
time. He also discussed incremental changes over time that providers make to 
individual living quarters either at the request of a resident or to meet leasing 
demands. In these instances, larger residential spaces can be reconfigured to 
provide living quarters for small increases in the overall number of residents, and 
thus increase the number of residents from what was anticipated during site plan 
review.  

• Why is the recommended maximum height for elder care uses in RA7-16, which would be 
60 feet, less than the existing by-right height of 95 feet? 

o Staff used the maximum building heights specified in §12.3.7 as the baseline for 
determining the maximum height for elder care uses in the RA districts. 
Section 12.3.7 enables higher building heights for multifamily residential 
development through commitments by the property owner to provide affordable 
housing. Staff acknowledged this height difference and indicated that further review 
would be conducted prior to publishing the RTA staff report.  

 
Other Questions and Comments: 

• Commissioners recommended that the analysis which led to the recommended 
development standards for the RA districts be shared with County staff who were working 
on the Housing Conservation District (HCD) study.  

 
Public Comments. 
No public comments were provided on this item. 
 
 
The ZOCO meeting was adjourned at 8:58pm. 
 


