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Introduction 
 
Staff has conducted a zoning study to respond to current and anticipated commercial market 
conditions within the redevelopment nodes along Columbia Pike. The study reviews the existing 
Columbia Pike Commercial and Neighborhoods Form Based Codes (FBC) and makes 
recommendations that will modernize its use tables and corresponding sections of the Arlington 
County Zoning Ordinance (ACZO). The recommendations permit a wider range of uses and 
ensure that the FBC continues to be used as a community-guided optional zoning tool to 
incentivize development along the corridor.  
 
Since the FBC Ground Story Commercial Use Table was last updated in 2015, the nature of 
retail has shifted. According to the 2019 Columbia Pike Commercial Market Study (“Market 
Study”), “…e-commerce continues to grow and impact traditional brick and mortar retail.” This 
shift in consumer behavior “…has the highest impact on goods that are easily purchased online 
such as electronics or books, but e-commerce is also expanding to groceries and some other 
traditional neighborhood retail.” The Market Study also reported that Columbia Pike has a high 
concentration of neighborhood-focused retail and is still in the nascent stage of transitioning 
from an auto-oriented corridor to an urban corridor. At a December 2019 Work Session, the 
County Board responded to a presentation of the Market Study with guidance for staff to study 
and finalize land use and zoning recommendations that increase flexibility and encourage 
alternative uses on Columbia Pike.  
 
Based on the analysis involved in the aforementioned zoning study, staff recommends several 
changes to both Form Based Codes along Columbia Pike.  These changes are intended to reserve 
use permit requirements for uses that may require additional review or condition of approval to 
manage potential impacts. The recommended changes also introduce several new uses which 
were previously not listed in the use tables, but which may be desired by the community or have 
already proven successful in neighboring jurisdictions.  Staff’s recommended amendments to the 
ACZO, FBC, and N-FBC can be found in the Staff Analysis section of this memorandum, while 
the zoning text markups are also attached. 
 
 

http://arlington.granicus.com/MediaPlayer.php?view_id=2&clip_id=3697
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Reference Documents  
 
Columbia Pike Special Revitalization District Form Based Codes: 
The Form Based Codes are optional zoning tools for properties within the Special Revitalization 
Districts (see Figure 1). The FBC’s Regulating Plan is the principal tool for implementing the 
FBC and N-FBC as it identifies the basic physical placement and characteristics of each 
building. The FBC and N-FBC, also regulate ground story uses with the intent of creating a high 
level of pedestrian activity adjacent to the public sidewalk, interesting design, and transparency 
into the building, which the standard condition language defines as “…using glass or other 
transparent exterior material offering a view into an area of the retail establishment where human 
activity normally occurs and does not include views into areas blocked by display cases, the rear 
of shelving, interior walls, blinds, hallways, or the like…”. 
 

Figure 1. FBC and N-FBC Boundaries 
 

 
 
As the FBCs require various forms of nonresidential uses on the ground story of most mixed-use 
developments, the Ground Story Use Table 3.1 indicates if certain uses are permitted by-right, 
permitted via a use permit, or not permitted at all. Table 3.1 includes references to Arlington 
County’s Zoning Ordinance (ACZO) §12.2 (Use Categories), which defines various use 
categories and provides specific use type examples. While the N-FBC does not require 
nonresidential uses, it does allow them in limited instances, generally on properties adjacent to 
the Commercial FBC district or key Columbia Pike frontages. 
 
Columbia Pike Commercial Market Study: The 2019 Columbia Pike Commercial Market Study, 
produced by real estate and economic development consultants HR&A and Arlington Economic 

https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/31/2014/06/Regulating_Plan_text_2016.pdf
https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/31/2014/06/Regulating_Plan_text_2016.pdf#page=8
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/38/2019/10/ACZO.pdf#page=219
https://www.arlingtoneconomicdevelopment.com/AEDMura7/assets/File/Columbia%20Pike%20Study/Columbia%20Pike%20Commercial%20Market%20Study_Final.pdf
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Development, presented an analysis of the current market conditions, future market opportunities 
and challenges of the commercial real estate market along Columbia Pike. The report documents 
Columbia Pike’s ongoing transition from an auto-oriented suburban corridor to a walkable urban 
corridor and includes a broad-based strategic toolkit that responds to these opportunities and 
challenges. The Market Study also recommends encouraging alternative ground floor uses 
including professional offices, art galleries and studios, and light industrial uses such as 
breweries and distilleries.  
 
Arlington County Retail Plan: Adopted by the County Board in 2015, the Retail Plan is a 
resource for retail policies and varying types of ground floor uses. The plan also states the vision 
for Arlington’s retail environment, introduces the concept of retail equivalents, and identifies the 
important pieces of retail infrastructure.  The Retail Plan intentionally follows guidance found in 
each of the Form Based Codes as that optional zoning tool supersedes the Plan and continues to 
serve as the primary policy document along Columbia Pike.  Subsequent amendments to the 
Commercial FBC incorporated retail equivalents to the Ground Story Table, ensuring greater 
consistency between the Retail Plan and the FBC.    
 
 
Staff Analysis 
 
The following uses were noted in the 2019 Commercial Market Study and more recently 
discussed in community engagement sessions, including feedback obtained from Columbia Pike 
commercial and residential stakeholders. Staff has evaluated each use for its relevance to existing 
planning documents, and the FBC’s Purpose and Intent of achieving a high level of pedestrian 
activity adjacent to the public sidewalk, interesting design, and transparency into the building. 
 
Office: The FBC Table 3.1, currently permits customer-oriented office uses via use permit, while 
prohibiting the more traditional office uses given their lower level of public streetscape 
activation, a core component of the vision to create a “Main Street” environment along this 
corridor. Such uses are otherwise permitted in the upper stories of mixed-use buildings generally 
fronting along Columbia Pike, as specified in the Code’s Building Envelope Standards. This is 
largely consistent with how traditional office uses are handled in the mixed-use zoning districts 
where site plan development occurs, and office development is allowed to primarily occupy 
upper story space and, in some instances as noted below, also allow for office use in the ground 
story space following the policies found in the Retail Plan.   
 
Office uses which are permitted by the FBC within the ground story are mostly customer 
oriented and range from financial services to medical/dental offices, some of which can have 
different operational needs for their commercial space in order to provide necessary privacy for 
the medical practice’s visitors. The County’s 2015 Retail Plan identifies office uses as a “retail 
equivalent,” when the type of office use (i.e., medical office) or an element of the office use (i.e., 
lobbies, conference spaces, etc.) would perform similarly to traditional retail and provide similar 
visual interest and active street life – core tenants of the FBC’s purpose and intent. The broad 
category of retail equivalent was envisioned as a compatible use along streets designated as 
“Gold” in the Retail Plan, and Columbia Pike is identified as such (see Figure 2).  
 

http://arlington.granicus.com/MetaViewer.php?view_id=2&event_id=783&meta_id=132729
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Figure 2. Columbia Pike Retail Plan Street Designations 
 

 
 

• Alignment with Form Based Code Purpose and Intent 
o Traditional office uses bring daytime activity that can support the local ecosystem 

of Columbia Pike businesses such as restaurants, dry cleaning services, 
convenience stores, art galleries, health and wellness facilities, and other personal 
services. 

o As the Covid-19 global health pandemic significantly increased the trend of 
remote working, the market is preparing for smaller office footprints and 
anticipating the need for more co-working offices, which will increase pedestrian 
activity outside of traditional office hours. During the study’s community 
engagement, Columbia Pike residents who are now teleworking from home 
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expressed a desire for small office space outside of the home, but also not their 
place of employment. 

• Existing Conditions 
o Office tenants are currently leasing ground-story spaces in multiple Form Based 

Code developments and are providing medical and professional services to the 
community. 

o In most cases where such customer-oriented office uses require a use permit, their 
level of review is generally minimal as the community supports their contribution 
to the corridor and staff’s main role tends to focus on regulating the hours of 
operation to ensure they are consistent with traditional business hours. 

o While larger, traditional office tenants can already occupy the upper stories of 
FBC projects, smaller office tenants may desire strategic locations within some 
ground story spaces.  While the 2019 Commercial Market Study did not anticipate 
a significant conventional office market presence along this corridor, staff and the 
community are supportive of creating some availability for those tenants which 
view a Columbia Pike office location as an attractive alternative to existing office 
submarkets and buildings.  Their limited presence along Columbia Pike is not 
expected to diminish the envisioned main street environment, and instead could 
actually enhance it. 

• Potential for Long-term Monitoring  
o When private exam rooms are located in the ground story of FBC projects while 

also facing a public right-of-way, they present a conflict between existing FBC 
window transparency regulations and the necessity to ensure certain levels of 
privacy for medical office uses are maintained.   

o Should a critical mass of medical office tenants locate within the ground stories of 
FBC projects throughout the corridor, it could begin to undermine the 
transparency goal of the FBC and potentially require a future FBC amendment.    

 
Staff Recommendations 

• Amend the use tables found in the FBC and N-FBC, as well as the use table specific to 
the FBC that is specified in §11.1.5. to permit all office uses within the ground story with 
no restrictions on Principal Arterials.  

• Amend FBC Building Envelope Standards (Part IV.B.4.) Use Specifications to include 
“office” as a permitted use in Upper Stories as a continuation of a Ground Story use. 

• Amend §11.1.5. Columbia Pike Form Based Code district principal use table to permit, 
by-right, Audio-visual production studio and federal, state and local office uses. 

• Amend the FBC Regulating Plans (Section 606.3.) to permit operable window shading 
devices when required by medical office, dental office, and child daycare uses. 
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Animal Boarding: Animal care facilities, veterinary clinics, and animal hospitals are currently 
permitted uses in the Commercial Centers of the FBC. However, in this zoning district, as well 
as all commercial zoning districts in Arlington, animal boarding is not permitted. According to 
stakeholder engagement with regional and national animal boarding operators, most business 
models for dog daycares now include an overnight boarding component which, unless located in 
an industrial district, cannot operate in Arlington. As also indicated by operators and trade 
organizations, best practices for the build-out of these uses include 24-hour attendants or video 
supervision and mitigation strategies for noise, sound, and odor. Combined, these components 
would allow for animal boarding uses to operate successfully in the ground stories of most 
mixed-use buildings. 
 

• Alignment with Form Based Code Purpose and Intent 
o Allowing animal boarding would provide a community service that is scarce 

throughout the County.  Specifically, along Columbia Pike, animal boarding 
would help activate public sidewalks with customers accessing the lobby. 

o Storefronts for intake are poised to achieve window transparency which would 
benefit both pedestrians passing by and the business itself. 

• Existing Conditions 
o Staff recently learned that a dog daycare and boarding operator was interested in 

locating within the ground story of a FBC development, but ultimately decided to 
not pursue this location.  Their general feedback identified the use permit process 
as an impediment and a perceived barrier to establishing their business within a 
FBC development. 

o Based on stakeholder input collected during the zoning study, developers and 
property managers anticipate FBC developments will be expected to 
accommodate many pet owners as the corridor continues to grow. Market trends 
for mixed-use developments in the region also suggest a growing demand to 
include pet amenities as a way to attract pet owners. Once permitted, full-service 
animal care facilities would expand the range of acceptable uses by signaling 
overnight pet boarding is considered a desirable and appropriate use and would 
contribute to a broad mix of amenities along Columbia Pike. 

o Stakeholder input also confirmed that it is a common expectation that daycare and 
overnight pets receive exercise inside of the building. Allowing outdoor exercise 
increases the  opportunity for pets to be harmed or run away.  

• Potential for Long-term Monitoring 
o While there is precedent in Arlington County for animal boarding to be permitted 

within industrial districts (i.e. on Four Mile Run Drive in Green Valley), 
permitting overnight boarding within the ground story of mixed-use buildings will 
represent a new precedent. 

o Control and management of animal waste and noise would need to be monitored. 
While some operators rely on overnight video feeds to monitor the noise-level and 
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safety of pets, many operators choose to employ staff 24 hours, which include 
overnight shifts.  

 
Staff Recommendations 

• Amend the FBC Table 3.1, the N-FBC Table 901, and the ACZO §11.1.5. CP-FBC use 
table to include animal boarding as a permitted, by-right use.  

• Amend ACZO Use Standard §12.5.2. to include required parameters for all activities 
associated with animal boarding which would need to be conducted wholly within a 
completely enclosed building and employ 24-hour kennel attendance. 

• Amend ACZO Definitions Article 18 to define animal boarding and animal shelter. The 
addition of both definitions would distinguish between uses such as a pet hotel and a pet 
rescue center. 

• Amend the ACZO Article 7.1 Commercial/Mixed Use (C) Districts Use Tables and 
Article 8.1 Industrial (M) Districts Use Tables to add Animal boarding, Animal shelter, 
and Kennel as new specific use types in the Retail, Personal Service use category as 
prohibited. The blank permission cells will further clarify that this use is prohibited for 
commercial and mixed-use districts outside of the Columbia Pike Special Revitalization 
District and the Columbia Pike Neighborhoods Special Revitalization District. 

 
Manufacturing, Artisan beverage: Craft brewing and craft distilling represent uses increasingly 
found in downtowns and other commercial districts. Specifically, in Arlington, these uses may be 
permitted as an accessory to a restaurant – such as a brewpub concept – provided no alcoholic 
beverages are produced for distribution and sale outside of the primary restaurant use. 
Accommodating craft breweries and distilleries outside of industrial districts, with appropriate 
parameters, could further increase the types of active uses that are vital to the main street 
experience such as the one that continues to be implemented along Columbia Pike. Since this 
would represent a new primary use along Columbia Pike, it should only be considered via a use 
permit to ensure community input and monitoring for successful integration into mixed-use 
districts. 
Manufacturing, Artisan workshop: Both across the country and locally, jurisdictions have 
introduced or, in many instances, re-introduced the concept of small-scale manufacturing. This 
use category is often defined by activities including the design, processing, fabrication, 
treatment, and/or packaging of products either by hand or with minimal automation with tools, 
machinery, and light mechanical equipment. In Arlington, such workshop manufacturing uses 
have been permitted via use permit in commercial districts. 
A survey of ordinances indicate that a variety of manufactured goods are included within this 
category: apparel, electronics, prints, household appliances, leather products, jewelry, metal 
work, wood working, furniture, glass, ceramic or paper. Additionally, these spaces are largely 
shifting their operations from membership-based models to more accessible public-private 
partnerships focused on workforce development. Although similar uses have been referred to as 
“maker spaces” in many communities including those in neighboring jurisdictions, operators 
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who spoke with staff have avoided the term due to preconceived notions of exclusivity and due 
to stigmas attached to the increasingly obsolete membership-based operating model that has 
experienced challenges with long-term financial viability.  

• Alignment with Form Based Code Purpose and Intent 
o Breweries, distilleries, and creative workshops are increasingly popular uses that 

can serve as destinations for both local neighbors and customers from outside the 
neighborhood. This therefore presents a high likelihood that their presence along 
Columbia Pike will achieve a high level of pedestrian activity adjacent to the 
public sidewalk. 

o Breweries, distilleries, and creative workshops are able to maintain visibility on 
the ground story for passers-by and will draw public interest as placemakers 
through their unique buildout, equipment, and interior design. 

• Existing Conditions 
o The contemporary operations of breweries and distilleries are distinct from 

restaurant operations, which is in contrast with their current classification within 
the Zoning Ordinance.  

o Some artisan workshops include elements which may emit odors or fumes, an 
impact which is mitigated by the installation of fume extractors.  

• Potential for Long-term Monitoring 
o Ride-share traffic may increase in front of breweries/distilleries and in front of 

workshop spaces during periodic events.  The use permit review/renewal 
processes will need to assess adequacy of pickup/drop off locations unique to 
each site and in the context of the overall building they are located. Verifying the 
use can be properly accessed without negatively impacting adjacent uses will 
likely lead to unique condition language for such use permits. 

o On busy days, waste will be emptied after last call, which could frustrate 
neighbors directly above or adjacent to the use. Most brewers and distillers, 
however, may rely on reusable glassware to minimize loud waste disposal of cans 
and bottles at the end of the night.  This may be further curtailed by establishing 
appropriate operating hours during use permit review and identifying a point of 
contact should any mitigation be necessary. 

o As these represent new principal uses in Arlington County, and staff’s analysis is 
largely based on research in how neighboring and similar municipalities regulate 
these uses, close monitoring and abbreviated renewal terms may be necessary to 
closely monitor their compatibility along Columbia Pike. 

 
Staff Recommendations 
Staff recommends the following amendments to the Zoning Ordinance and the FBC to 
define, introduce, and regulate this new use category:  
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• Amend the ACZO to describe “Manufacturing, Artisan beverage” and “Manufacturing, 
Artisan workshop” within §12.2.6. Industrial Use Categories 

• Amend the ACZO to establish standards for “Manufacturing, Artisan beverage” and 
“Manufacturing, Artisan workshop” within §12.6 Industrial Use Standards and renumber, 
as appropriate, §12.6. 

• Amend the FBC Table 3.1, the CPN-FBC Table 901, and the ACZO §11.1.5. CP-FBC 
use table to permit “Manufacturing, Artisan workshop” and “Manufacturing, Artisan 
beverage” as permitted uses via use permit. 

• Amend §11.1.7.A., which currently prohibits the manufacturing, compounding, 
processing or treatment of products by artisan beverage and artisan workshop 
manufacturers. 

• Amend the ACZO Article 7.1 Commercial/Mixed Use (C) Districts Use Tables and 
Article 8.1 Industrial (M) Districts Use Tables to add Manufacturing, Artisan beverage 
and Manufacturing, Artisan workshop as new prohibited use categories and specific use 
types. The blank permission cells will further clarify that this use is prohibited for 
commercial and mixed-use districts outside of the Columbia Pike Special Revitalization 
District and the Columbia Pike Neighborhoods Special Revitalization District.  

 
Museums and Art Galleries or Studios: Similar to office uses, art galleries and art studios were 
also identified as a retail equivalent in the 2015 Retail Plan, which discusses how this broader 
use category can draw potential customers to an area and provide additional amenities and 
services to the community. Museums, art galleries and studio uses are currently permitted in the 
FBC via a special exception use permit, consistent with how the use is regulated in most 
commercial districts in Arlington County. In this context, art sales represent a different use 
which traditionally has been permitted via use permit in all but public districts.  In instances 
when art sales are not provided by a public entity or involve taxpayer funds, this use more 
closely resembles traditional retail and therefore should be permitted by-right in those 
circumstances.  
In practice, museums, art galleries, and art studios often operate as a hybrid of traditional office 
and traditional retail. Each use includes workspaces for employees who often greet members of 
the public who enter to view current exhibits, which generally rotate on a 6– to 10-week 
schedule. In between exhibitions, employees and contractors de-install, pack, and often store 
artworks in temperature-controlled storage before installing the next exhibit. Patrons may 
purchase artworks while the exhibition is on view, however, purchased artworks remain on view 
until the exhibition closes.  
 

• Form Based Code Purpose and Intent 
o Art galleries, studios, and local museums are uses that draw art enthusiasts from a 

wide geographic range for openings, which usually occur every 4 – 6 weeks. 
Bringing art patrons and viewers to Columbia Pike supports the FBC intent of 
achieving a high level of pedestrian activity on the sidewalk. 
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o A rotation of art exhibits would enhance the pedestrian’s experience of viewing 
interesting design through transparent storefront windows. 

• Existing Conditions 
o While considered a “retail equivalent” in the Retail Plan, this use does not have a 

traditional retail revenue model. In addition to onsite sales, artworks are often 
purchased offsite. The use may operate as a non-profit organization or for-profit 
business.  

• Potential for Long-term Monitoring 
o Arts and culture organizations and businesses are often evolving their best 

practices and operations. As trends shift to exhibits that may create more 
comprehensive “experiences,” these establishments may begin utilizing new 
elements such as projection technology to better serve their patrons. Staff should 
monitor the implementation of this use and continually collect community 
feedback on any unintentional adverse impacts. 

 
Staff Recommendations 

• Amend the FBC Table 3.1, the N-FBC Table 901, and the ACZO §11.1.5. CP-FBC use 
table to include museums and art galleries or studios as a permitted use with no 
restrictions.  

 
Shared Commercial Kitchens: While mobile food delivery applications (“apps”) have created 
alternatives to dial-in food orders since the early 2010’s, the Covid-19 global health pandemic 
resulted in many restaurants further pivoting to serve customers primarily through delivery apps. 
Alongside many established brick and mortar restaurant locations, independent chefs began 
utilizing shared commercial kitchens to create delivery-only restaurants, a pattern which began 
well before the pandemic. These shared commercial kitchens, which were often called “ghost 
kitchens,” “dark kitchens,” or “shadow kitchens” interchangeably since the mid-2010’s, remove 
many of the financial barriers of starting a standalone brick and mortar restaurant. The financial 
benefits include limited staffing requirements compared to that of a full-service, sole 
proprietorship’s kitchen facility, as well as sharing operating costs among the owners/users, and 
maximized floor space by limited dine-in furniture. 
There are also regional examples of shared commercial kitchens operating as incubators for 
aspiring food brands and providing job training services that serve the broader restaurant and 
hospitality industries. On Columbia Pike, La Cocina is a café and nonprofit organization that 
provides bilingual job training and entrepreneurship development services in addition to a shared 
commercial kitchen that, according to their website, “offers subsidized affordable services to 
low-income and minority entrepreneurs to start and to grow food-related business.” Given the 
operational structure of this use, staff recommends allowing shared commercial kitchens under a 
food-related use category. 
 

https://www.lacocinava.org/
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• Form Based Code Purpose and Intent 
o Shared commercial kitchens can maintain window transparency and contribute to 

an active adjacent sidewalk through its regular programming of classes and 
rentable space for emerging entrepreneurs.  

• Existing Conditions 
o A single shared commercial kitchen, La Cocina, is currently operating on 

Columbia Pike. However, obtaining their original Certificate of Occupancy 
proved challenging given its unique mix of services, which did not clearly match 
a singular zoning use category. La Cocina was ultimately classified as a 
community service use by the Zoning Administrator and required multiple use 
permits to address certain aspects of their operations. 

• Potential for Long-term Monitoring 
o As shared commercial kitchens would permit the possibility of food deliveries 

within their overall operations, continued monitoring would help ensure the 
locations in which this use is proposed, provide adequate space for pickup/drop 
off, in addition to customer parking that is compatible with the rest of the overall 
building. However, staff maintains a recommendation for this use to be permitted 
by-right as it directly aligns with the Market Study and 2019 Work Session’s 
guidance to increase use flexibility. Additionally, unlike the Manufacturing, 
Artisan beverage and workshop recommendation to include a use permit, the 
shared commercial kitchen use has operated on Columbia Pike successfully for 
over two years with no significant impact on parking availability or traffic 
congestion. As FBC developments are built, they often contribute on-street 
parking, which provides some accommodation for pickup-drop off activity. 
Additionally, restaurants, which are an analogous use in terms of potential 
customer parking and food delivery pickup-drop off activity, continue to be 
permitted by-right and monitored through countywide curbside management 
initiatives. Shared commercial kitchens would receive similar monitoring. 

 
Staff Recommendations 

• Amend the FBC Table 3.1, the N-FBC Table 901, and the ACZO §11.1.5. CP-FBC use 
table to permit Shared Commercial Kitchens by-right on all frontage types as a new use 
in the Food Establishment use category. 

• Amend Article 18 of the ACZO to add and define the term “Shared Commercial Kitchen”  
 
Legacy Sites:  
The public discussion of the results of the 2019 Columbia Pike Commercial Market Study 
identified legacy sites as a key consideration for further use flexibility, particularly as lower 
barrier-to-entry options for start-up and small businesses. The Market Study defines legacy sites 
as properties with improvements constructed prior to the implementation of the FBC that have 
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not redeveloped using that development tool. At the onset of this study – and throughout the 
community engagement – legacy sites, which account for 62% of Columbia Pike’s retail square 
footage, were identified as properties that could greatly contribute to the area’s uniqueness and 
vibrancy as a destination for uses that are otherwise scarce throughout the county. The Market 
Study also found that “[m]any retailers in legacy storefronts have reported an unwillingness to 
relocate to new buildings due to higher rents and lack of surface parking.” 
Due to the reported disparity in rental price points, staff reviewed the County’s Framework for a 
Racial Equity Action Plan and the 2019 Equity Resolution. The following five questions (see 
Figure 3.) were discussed; Who Benefits? Who is Burdened? Who is Missing? How Do We 
Know? What Do We Do? 

 
Figure 3. Framework for a Racial Equity Action Plan 

 
 

The beneficiaries of this zoning ordinance amendment could include residents and visitors 
enjoying access to a greater variety of uses, as well as property owners of FBC developments 
who can attract a broader mix of tenants. The burden, however, could easily fall on independent 
business owners with less access to the capital necessary to accommodate higher rents  in FBC 
developments if such sites were to become the only areas where certain uses are permitted. 
During stakeholder engagement with representatives of Black and Hispanic American Northern 
Virginia business owners – and other groups who the Equity Resolution concludes are “…likely 
to experience poorer outcomes and other disparities…” – staff was informed that higher rent 
levels in new developments often created insurmountable financial barriers. Allowing broader 
access to the amended FBC use table could support the County’s racial equity goals by creating a 
lower rent option for small business owners of uses such as art galleries and breweries, while 
also permitting longstanding restaurants, who may have taken a financial loss during the 
pandemic, to share their commercial kitchen with a delivery-only (or “ghost kitchen”) operator.  

https://topics.arlingtonva.us/equity/
https://topics.arlingtonva.us/equity/
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/21/2020/02/Equity-Resolution-FINAL-09-21-19.pdf
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Additionally, at the December 2019 Work Session, some County Board members encouraged 
staff to consider allowing commercial legacy sites to access the amended FBC use tables as a 
potential step toward achieving equitable economic development along Columbia Pike.  
As the Commercial and Neighborhoods Form Based Codes were implemented to incentivize 
development along this corridor, staff also fielded concerns that allowing legacy sites access to 
the amended FBC use tables would somehow undermine the Codes’ goal of incentivizing 
revitalization of this corridor. Staff discussed this issue with commercial property owners and 
land use attorneys to evaluate if expanding such access would deter a property owner from 
considering major FBC redevelopment. While access to a broader menu of commercial uses 
could provide some relief from the financial strains of Covid-19, staff has not found that such 
access would represent a major consideration for owners whose redevelopment decisions are also 
based on lease terms with existing tenants, negotiations with potential developers, access to 
capital, and complex ownership arrangements which may involve multiple individuals.  

 
Staff Recommendations 

• Permit commercial legacy sites access to the amended FBC Commercial Use Tables. 

• Amend C-1, C-O-1.0, C-O, C-O-2.5, C-2, and C-3 zoning districts to allow uses currently 
only permitted on sites which have implemented the FBC on other commercially zoned 
sites along Columbia Pike that are located within the Columbia Pike Special 
Revitalization District and Columbia Pike Neighborhoods Special Revitalization District, 
as depicted on the GLUP. 

 
Parking Analysis: The Columbia Pike Form Based Codes’ primary parking goal is to “[e]nable 
people to park once at a convenient location and to access a variety of commercial enterprises in 
a pedestrian-friendly environment by encouraging [shared parking].” For most FBC 
developments over 20,000 square feet in land area, a minimum of one space per 1,000 square 
feet of non-residential gross floor area shall be provided as shared parking, a term that 
encompasses space for both employees and customers and is shared among all retail tenants 
within a specific FBC development project.  There is no maximum in the FBC for shared 
parking. As the proposed amendment was developed, several of the uses referenced in staff’s 
recommendations already existed in the FBC Commercial Use Tables, and thus, are accounted 
for in the existing FBC parking requirements. 
The zoning study, however, does include uses that would be new to Arlington County and/or 
new to Commercial/Mixed-Use Districts along Columbia Pike. To broaden staff’s understanding 
of the parking demand and utilization of these new uses, staff consulted with the Department of 
Environmental Services’ (DES) Transportation Engineering and Operations Bureau. DES staff 
reviewed the Institute of Transportation Engineers’ (ITE) most recent edition Trip Generation 
Manual to identify information for these specific uses from transportation studies documented in 
the ITE manual. The ITE manual’s utility in this review is limited given the relatively small 
sample size of studies for certain specific uses to draw conclusions from. However, the ITE 
manual still has relevance as its industry standards are widely used by traffic engineers and 
transportation planners. 
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Animal boarding was not included as a specific use in the ITE manual, but the closest listed 
category is Animal Hospital/Veterinary Clinic. Given that this use was only referenced in five 
studies nationwide, staff did not use this data to draw conclusions due to the insufficient sample 
size. When considering the other new uses of shared commercial kitchen, manufacturing artisan 
beverage, and manufacturing artisan workshop, the closest category in the ITE manual is General 
Light Industrial. The category provides data from 40 studies in “General Urban/Suburban” 
locations and finds an average of 0.65 parking spots per 1,000 square feet GFA. As the ITE 
category is not specific enough to cover this zoning study’s uses, and the average parking ratio is 
lower than the existing FBC Shared Parking ratio, all available data suggests that the new uses 
will not negatively impact the community’s parking availability. Therefore, staff does not 
recommend amending the FBC parking guidelines for these new uses.  
While parking requirements for FBC-developed sites must comply with the standards specified 
in Part 3 of the FBC, parking for sites along Columbia Pike which have not implemented the 
FBC must comply with the applicable parking standards specified in §14.3 (Parking and 
Loading) of the Arlington County Zoning Ordinance (ACZO). Unlike the FBC, which groups 
virtually all non-residential uses together for the purposes of parking, the ACZO’s parking table 
specified in §14.3.7 individually lists different parking standards for different types of land uses. 
For uses which are not explicitly listed in the parking table, the minimum amount of spaces shall 
be provided on the same basis as required for the most similar listed use as interpreted by the 
Zoning Administrator.  
Staff analyzed the parking table and cross referenced the uses within the scope of this study to 
their most similar listed use in the ACZO’s parking table. Overall, the parking requirements 
specified in the FBC would result in a reduced amount of required parking when compared to the 
minimum requirements in the ACZO. As previously discussed, the purpose and intent of the 
FBC is to implement a mixed use, “main street” community with development oriented to a 
variety of transportation modes – public transit, bicycles, and pedestrians. The comparatively 
reduced FBC parking requirements serve this purpose and act as an incentive for the FBC’s 
implementation, given the higher development costs associated with providing structured 
parking compared to surface parking in a more auto-oriented corridor.  
Staff therefore recommends enabling legacy sites along Columbia Pike to have artisan 
workshops, artisan beverage establishments, and other uses which are permitted within the 
FBC’s use table. While staff’s analysis indicates the new uses would generate a similar parking 
demand whether located at a legacy site or within a FBC development, staff supports the 
continuation of the higher ACZO parking requirements which will ensure legacy sites provide 
adequate parking supply while not generating parking congestion or spillover into adjacent 
residential neighborhoods.  In order to incentivize and continue the implementation of the multi-
modal vision called for in adopted plans and policies, the reduced FBC parking rates should 
continue to apply for uses proposed with FBC developments.   
Staff has provided the results of the parking analysis in Attachment 1, which includes the most 
similar use listed in the ACZO for each use within the study’s scope to determine the legacy site 
parking requirement. Museums, art galleries and studios, along with medical and non-medical 
office, are explicitly listed in the ACZO’s parking table. Given that animal boarding is 
recommended to be categorized as a personal service use, the retail and service commercial use 
parking requirement would be applicable for legacy sites. Artisan workshop establishments are 
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most analogous to uses consisting of manufacture, processing assembly, storage, warehousing, 
and wholesale. For artisan beverage establishments and for shared commercial kitchens, staff 
recommends the use of two parking requirements – the restaurant rate for the portion of the 
establishment to be utilized for tasting and dining for customers, and the manufacture rate 
specified above for the portion devoted to beverage production and bottling. 
 
Community Engagement Process and Results 
 
Given the specificity of this zoning study, focused on the ground story uses for a specific 
corridor, staff used tools primarily from the Communicate and Consult levels of public 
engagement.  
 
Communicate: Staff developed a dedicated website for the ground story uses zoning ordinance 
amendment to act as a centralized resource for interested community members and stakeholders. 
A summary of the study’s scope, along with the study’s project schedule, an online feedback 
form, and staff contact information are available on the website.  
 
Additionally, staff will continue the standard outreach to County email subscribers who have 
signed up for email updates related to ZOCO meetings and for zoning ordinance amendments. 
Public notice will be given in accordance with Code of Virginia § 15.2-2204, with notices for the 
Planning Commission and County Board public hearings placed in the Washington Times during 
the two preceding weeks before each meeting.  
 
Consult: Staff has conducted presentations and hosted listening sessions for a variety of 
stakeholders. The following groups’ representatives provided feedback to the project team 
through virtual conversations prior to staff forming any recommendations. Additional 
consultation will be requested via staff open office hours prior to submitting this item to the 
County Board Hearing agenda. 
 
 
Columbia Pike Revitalization Organization (CPRO): Staff met with representatives from the 
CPRO Board of Directors, who expressed support for removing use permit requirements for 
commercial uses that do not adversely impact the neighbors. They highlighted the ecosystem of 
commercial uses includes office uses that provide daytime activity and patronage of local 
restaurants and other personal services. When considering current use regulation for pet boarding 
and breweries, group members shared experiences of being unable to secure lease agreements 
with potential tenants due to the existing regulations. The group also looked forward to allowing 
“destination” uses that would bring new visitors from outside the broader Columbia Pike 
community to the corridor’s businesses and would positively contribute to the purpose and intent 
of the Columbia Pike Form Based Code. 
 
Pike Presidents Group (PPG): Staff met with PPG members to understand how current 
regulations and potential changes may impact residents. The group generally indicated that use 
permits are a great tool to mitigate noise, traffic, and parking concerns, but the tool is over 
utilized on non-controversial uses. Traditional office uses were welcomed and supported, 

https://building.arlingtonva.us/codes-ordinances/zoning/studies/ground-story-uses/
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especially as a method to support local restaurants and personal services with lunch and daytime 
customers. The group pointed out that retail is constantly evolving, and they do not want the 
FBC to be too restrictive. Additionally, light industrial uses such as shared or “ghost” kitchens 
were welcomed; however, PPG members expressed concerns with Columbia Pike becoming a 
constantly congested commercial corridor. When considering the animal boarding use, PPG 
members pointed out that while noise and animal waste is a concern, proper use standards to 
mitigate those impacts would make the use very appealing for Columbia Pike. While most of the 
uses referenced in the proposed amendment were identified as desirable, the group also prefers to 
uphold the FBC’s purpose and intent of maintaining transparency within the ground story.  
 
Columbia Pike Commercial Property Owners: Staff met with a group of commercial property 
owners, developers, and land use attorneys to gain insight to the existing conditions and 
challenges with commercial leasing. The group suggested that the FBC Ground Story Use table 
was too restrictive, and that all uses should be allowed by-right. They explained that the 
additional time for use permit applications translates to unnecessary costs for business owners 
and landlords.  
 
Pets were identified as integral part of community building, and while there are challenges such 
as noise and animal waste, animal boarding uses would serve the influx of residential units along 
this corridor. The commercial property owners who spoke with staff estimated that 
approximately 30%-35% of tenants in some FBC developments are pet owners. Uses such as 
food halls, shared kitchens, and creative workspaces are community benefits that can support 
neighborhood entrepreneurs in their efforts to firmly establish their businesses. 
 
National Association for Industrial and Office Parks (NAIOP): Staff briefed participants at 
the organization’s monthly meeting in April 2021. Members in attendance were primarily 
commercial property owners and expressed support for removing barriers for business owners by 
limiting the use of commercial use permits on Columbia Pike.  
 
NoVA Hispanic American Chamber of Commerce: Staff met with the Marketing Committee 
Chairperson to gain insight on how potential commercial zoning changes may impact their work 
and their members. As the Marketing Chair, our contact has ongoing direct communication with 
their membership, and he stressed that co-working space on Columbia Pike will support their 
membership, many of whom are sole entrepreneurs which include community accountants and 
immigrations attorneys. Permitting and encouraging co-working office space on Columbia Pike 
will provide a variety of price points for small business and entrepreneurs. Shared commercial 
kitchens were identified as another use that will directly be of interest to their membership. 
 
Arlington Chapter, NAACP, Economic Development Committee: Staff met with the 
Committee Chair to gain insight on how potential commercial zoning changes may impact their 
work and their members. The committee formed in January 2021 to provide support for legacy 
businesses, increase access to capital, and market Black-owned businesses. Of the uses that are 
being considered, the Chair highlighted the shared spaces as a great benefit for business owners 
who are people of color. The group considered shared commercial or “ghost” kitchens as well as 
co-working spaces as uses which had the potential to remove some financial barriers for small 
business owners as they build their brands and take advantage of reduced operating costs offered 
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by these uses. Encouraging shared spaces in the FBC was noted as possibly reducing the need for 
some emerging Black and brown entrepreneurs to find and lease brick and mortar locations on 
their own.  
 
Arlington Chamber of Commerce, Government Affairs Committee: Staff presented at the 
Committee’s monthly meeting in June 2021. During the discussion, members expressed support 
for removing barriers for business owners and property owners. Some members were in favor of 
completely removing any requirements for commercial use permits as some shared the belief that 
the process of attaining business licenses, certificates of occupancy, noise ordinances, and/or 
building codes are sufficient to mitigate negative impacts on the community. Some were also 
interested in seeing these recommendations being implemented throughout the County. When 
discussing potential impacts of bringing new uses to Columbia Pike, members also highlighted 
that the nature of retail is constantly changing, and local jurisdictions should neither regulate 
based on, nor be concerned with, market trends. Soon after the meeting, the Chamber circulated 
a letter to County Board members in support of the study and staff recommendations. 
 
Form Based Code Advisory Working Group (AWG): Staff presented to the AWG in June and 
July 2021. In June, staff briefed the AWG on the community engagement results and then 
presented preliminary recommendations for office, animal boarding, and artisan beverage and 
artisan workshops. Members provided feedback that led staff to look at how the neighboring 
jurisdictions of Washington, DC, Baltimore, MD, and/or Alexandria, VA regulate the list of uses 
staff presented. Additionally, some AWG members expressed a willingness to trade off the 
ground story window transparency for fewer vacancies along Columbia Pike and asked staff to 
consider providing transparency relief for more uses. In response to this feedback, staff updated 
the AWG in July with additional information, other aspects of the proposed amendment, and 
further clarity regarding instances where flexibility for window transparency would be 
appropriate, such as medical office uses and daycare facilities.  
 
As previously discussed, staff sees the FBC’s transparency requirements for the ground story as 
a central component to the implementation of the FBC purpose and intent. Staff acknowledges 
that, in limited instances, certain uses merit reduced transparency levels given the privacy needs 
of customers and clients for that particular use. However, staff recommends no further changes 
to the existing transparency requirements outside of those identified in this memo, as the 
standards serve an important role in creating an inviting, welcoming pedestrian experience for 
the broader corridor 
 
Online Feedback Form: At the onset of the zoning study, staff created an online feedback form 
to receive input from a wider range of community stakeholders. The form was available on the 
project website, and the link was distributed via County email newsletters and some economic 
development membership group’s email newsletters. The form provided a brief overview of the 
existing FBC Commercial Use Tables, and asked questions to gauge public perception of the 
study’s scope, opportunities and challenges, and general comments based on the respondent’s 
interest and experience. The feedback form was open for six weeks and received 129 responses. 
 
113 out of 129 respondents “Somewhat agreed” or “Strongly agreed” that the FBC Commercial 
Use Tables should be updated “to reflect new types of retailers and businesses which were not 
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envisioned when the FBC was originally adopted.” While there were outliers, most comments 
and feedback advocated for the removing or limiting of barriers such as the commercial use 
permit requirement to better support an active and interesting public realm along Columbia Pike. 
Many respondents also shared that the ground story vacancies in FBC developments do not 
instill pride in their community, and it should be a priority to provide a regulatory environment 
where a wide range of businesses can operate in tandem to create a vibrant commercial 
ecosystem. 
 
 
Anticipated Schedule 
 
Review of Study’s Recommendations 
• September 2021 – Staff Open Office Hours  
• September 28, 2021 – ZOCO Meeting  
 
Adoption of Study’s Recommendations 
• October 16/19, 2021: County Board Request to Advertise 
• November 1/3, 2021: Planning Commission Hearing 
• November 13/16, 2021: County Board final consideration and action 
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Columbia Pike Form Based Code 
Ground Story Uses Zoning Study 

ACZO Text Markups 
 
Proposed new text is underlined and bolded. Proposed text to be removed is 
strikethrough. 
 

Article 7. Commercial/Mixed Use (C) Districts  
§7.1. Commercial/Mixed Use (C) District Use Tables  

§7.1.2. Commercial/mixed use (C) districts principal use table 
COMMERCIAL/MIXED USE (C) DISTRICTS PRINCIPAL USE TABLE 
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Standards 

KEY:  C = requires use permit and site plan approval; P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 
Retail, Service and Commercial Use Categories (See §12.2.5) 

Food  
Establishments  
(See §12.2.5.B) 

Catering establishment, small 
scale S S  S   P  S S S S P S S P P P S  

Food delivery services C C  C  U U  C C C C U C C U C U U  
Restaurants, general  S S  S P P P  S S S S P S S P P P P §12.5.22 
Restaurants, limited  S S  S  P P  S S S S P S S P P P P §12.5.23 
Shared commercial kitchen                     

Entertainment 
(See §12.2.5.A) 

Game arcades C C  C  U U  C C C C U C C U U U   

Movie or other theaters   S S  S   P  S S S S P S S P P P P  

Membership clubs and lodges  U U U U U U U U U U U U U U U U  U U §12.5.13 

All other indoor entertainment uses  S S  S   
 

P 
 

 S S S S 
 

P 
 

S S 
 

P 
 

P 
 

P 
 

S  

Office 
(See §12.2.5.C) 

Audio-visual production studio C   C   U  C C C C U C C U C U C  
College operated as a commercial 
enterprise S   S   P  S S S S P S S P P P S  

Financial services S   S P P P P P P P P P P P P P P P  
Offices, federal, state and local   U S U U U P P P P P P P P P P P P P P  

Offices or clinics, medical or dental  U 
S U U 

S U P P P P P P P P P P P P P P P §12.5.16 

Offices, business and professional  S    P P P P  P P P P P P P P P P  
Bed and breakfasts U U U U U U  U U U U U U U  U  U U §12.5.3  
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COMMERCIAL/MIXED USE (C) DISTRICTS PRINCIPAL USE TABLE 
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KEY:  C = requires use permit and site plan approval; P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 
Overnight 
Accommodations 
(See §12.2.5.D) 

Hotels or motels    S S   P 
S  S S S S P 

S S S P P P P §12.5.11 

Parking,  
Commercial  
(See §12.2.5.E)   

All commercial parking        U P      U 
P   U 

P 
U 
P 

U 
P U §12.5.4  

Recreation, Indoor   
(See §12.2.5.F.2(a))   

Billiard or pool halls       U            U  
Bowling alley C C  C     C C C C U C C U U U C  
Driving ranges                 U    
Miniature golf courses                 U    
Skating rink141F C C  C   U  C C C C U C C U C U C  
Swimming pool S S  S   P  S S S S P S S P P P P  
Tennis, racquet or handball courts  C C  C  U U  C C C C U C C U U U U  

Recreation, Outdoor 
(See §12.2.5.F.2(b) 

Driving ranges                  U    
Miniature golf courses C C  C     C C C C U C C U U U U  
Skating rinks C C  C   U  C C C C U C C U C U C  
Tennis, racquet or handball courts 142F  C C  C  U U  C C C C U C C U C U U  
Swimming pool C C  C     C C C C U C C U C U C  
All other outdoor entertainment  C C  C  U U  C C C C U C C U U U U  

Retail, Sales 
(See §12.2.5.G.2(a)) 

Bakeries S S  S P P P  S  S S S P S S P P P P §12.5.21 
Drug stores S S  S P P P  S  S S S P S S P P P P §12.5.5 
Florist or gift shops S S  S  P P  S  S S S P S S P P P P §12.5.8 
Grocery stores, convenience  S S  S P P P  S S S S P S S P P P P §12.5.9 
Grocery stores  S S  S  P P  S S S S P S S P P P P §12.5.10 
Kiosks      U U U U U U U U U U U U U U U §12.5.12 
Meat or fish markets, and 
delicatessens S S  S P P P  S S S S P S S P P P P §12.5.21 

Large-format retail      U U      U   U  U U  
Newsstands S S  S P P P  S S S S P S S P P P P §12.5.21 
Nursery, flower or plant stores S S  S   P  S S S S P S S P P P S §12.5.15   
Open-air markets U U U U U U U U U U U U U U U U U U U §12.5.17 
Secondhand stores S S  S  P P S S S S S P S S P U P P §12.5.24 

All other retail sales uses S S  S  P S  
 S S S S P S S P P P P §12.5.21 

Retail, Personal 
Service  
(See §12.2.5.G.2(b)) 

Animal care facilities, veterinary 
clinics, animal hospitals  S S  S   P  S S S S P S S P P P U §12.5.2 

Animal boarding                    §12.5.2 
Animal shelter                     
Athletic or health clubs S S  S  U U  S S S S P S S P U P U §12.5.20 
Barbershop or beauty parlor S S  S P P P  S S S S P S S P P P P  
Branch banks  S S  S P P P P P P P P P P P P P P P  
Dance studio S S  S  U U  S S S S P S S P U P U §12.5.20 
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COMMERCIAL/MIXED USE (C) DISTRICTS PRINCIPAL USE TABLE 
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 Use 
Standards 

KEY:  C = requires use permit and site plan approval; P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 
Dry-cleaning, laundry and 
laundromat S S  S P P P  S S S S P S S P P P P §12.5.6 

Kennel                     
Photocopy, blueprint and quick-
sign services  S S  S  P P  S S S S P S S P P P P  

Private postal services S S  S  P P  S S S S P S S P P P P §12.5.18 
Mortuaries and funeral homes S S S S     C C C C U C C U U U  §12.5.14 
Pawnshop S S  S    S S S S S P S S P P P S  
All other retail personal service 
uses S S  S  P S  S S S S P S S P P P S §12.5.20 

Retail, Repair  
(See§12.2.5.G.2(c)) 

Tailors and milliners  S S  S P P P  S S S S P S S P P P P  
Shoe repair S S  S P P P  S S S S P S S P P P P  
Upholstery shops S S  S     S S S S P S S P P P S §12.5.26 

All other retail repair uses S S  S  P P  S S S S P: 
S S S P P P P 

S  

Self-service  
Storage  
(See §12.2.5.H) 

All self-service storage uses                 U   §12.5.25 

Vehicle Sales  
and Service  
(See §12.2.5.I) 

Car wash                U  U   
Vehicle body shop                U  U  §12.5.27 
Vehicle sales, rental, or leasing 
facilities  C C  C  U C  C C C C U C C U

P U U
P C §12.5.29 

Vehicle service establishment      U   C C C C U C C U  U U §12.5.28 
All other vehicle sales and service 
uses                     

Industrial Use Categories (See §12.2.6) 
Manufacturing, 
Artisan beverage 

All manufacturing, artisan 
beverage uses                    §12.6.6. 

Manufacturing, 
Artisan workshop 

All manufacturing, artisan 
workshop uses                    §12.6.6. 

Light Industrial 
Service  
(See §12.2.6.A) 

Building, heating, plumbing or 
electrical contractors                  P   

Carpet and rug cleaning              U   U U U  §12.6.2 
Medical or dental laboratories        P  S S S S P S S P P P P  
Printing, publishing and  
lithographing, small scale             P   P P P   

Sign making             P   P P P  §12.6.9 
Manufacturing  
and Production 
(See §12.2.4.B) 

Plumbing or sheet metal shops                P  P  §12.6.6 
All other manufacturing and 
production uses                     

Heavy Industrial 
(See §12.2.6.C) All heavy industrial uses                     
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COMMERCIAL/MIXED USE (C) DISTRICTS PRINCIPAL USE TABLE 
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Standards 

KEY:  C = requires use permit and site plan approval; P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 
Warehouse and 
Freight Movement 
(See §12.2.6.D) 

All warehouse and freight 
movement uses                     

Waste-related 
Service  
(See §12.2.6.E) 

Solid waste transfer U U U U U U  U U U U U U U  U U U U  

Recycling centers  U U U U U U  U U U U U U U  U U U U  

Wholesale Trade 
(See §12.2.6.F) 

Wholesale merchandising broker, 
excluding wholesale storage                 P    

Other use categories (See §12.2.7)                     
Agriculture 
(See §12.2.7.A) All agricultural uses  P P  P P P  P P P P P P P  P  P P §12.7.1 

Resource Extraction 
(See §12.2.7.B) All resource extraction uses                     

Tele-
communications 
Facilities  
(§12.2.7.C) 

All telecommunications facilities U U U U U U U U U U U U U U U U U U U  

Unclassified 
(See §12.2.7.D)                      

§7.7. C-1, Local Commercial District  

§7.7.2. Uses 

Uses shall be specified in §7.1. 

A. Columbia Pike Special Revitalization District 

Properties in the area designated as Columbia Pike Special Revitalization District on the 
General Land Use Plan which have not developed in accordance with the Form Based 
Code, since its adoption on February 25, 2003,  as specified in Appendix A of the Zoning 
Ordinance can have uses established as permitted in the Form Based Code Ground Story 
Use Table as specified in Section 3, Table 3.1 of the Form Based Code. 

B. Columbia Pike Neighborhoods Special Revitalization District 

Properties in the area designated as Columbia Pike Neighborhoods Special Revitalization 
District on the General Land Use Plan which have not developed in accordance with the 
Neighborhoods Form Based Code, since its adoption on November 16, 2013, as specified 
in Appendix B of the Zoning Ordinance can have uses established as permitted in the 
Neighborhoods Form Based Code Building Use Table as specified in Part 901 of the 
Neighborhoods Form Based Code. 
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§7.7. C-O-1.0, Mixed Use District 
§7.10.2. Uses 

Uses shall be specified in §7.1. 

A. Columbia Pike Special Revitalization District 

Properties in the area designated as Columbia Pike Special Revitalization District on the 
General Land Use Plan which have not developed in accordance with the Form Based Code, 
since its adoption on February 25, 2003, as specified in Appendix A of the Zoning Ordinance 
can have uses established as permitted in the Form Based Code Ground Story Use Table as 
specified in Section 3, Table 3.1 of the Form Based Code. 

 

§7.12. C-O-2.5, Mixed Use District 
§7.12.2. Uses 

Uses shall be specified in §7.1. 

A. Columbia Pike Special Revitalization District 

Properties in the area designated as Columbia Pike Special Revitalization District on the 
General Land Use Plan which have not developed in accordance with the Form Based Code, 
since its adoption on February 25, 2003, as specified in Appendix A of the Zoning Ordinance 
can have uses established as permitted in the Form Based Code Ground Story Use Table as 
specified in Section 3, Table 3.1 of the Form Based Code. 

 

§7.13. C-O, Mixed Use District 
§7.13.2. Uses 

Uses shall be specified in §7.1. 

A. Columbia Pike Special Revitalization District 

Properties in the area designated as Columbia Pike Special Revitalization District on the 
General Land Use Plan which have not developed in accordance with the Form Based Code, 
since its adoption on February 25, 2003, as specified in Appendix A of the Zoning Ordinance 
can have uses established as permitted in the Form Based Code Ground Story Use Table as 
specified in Section 3, Table 3.1 of the Form Based Code. 

B. Columbia Pike Neighborhoods Special Revitalization District 
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Properties in the area designated as Columbia Pike Neighborhoods Special Revitalization 
District on the General Land Use Plan which have not developed in accordance with the 
Neighborhoods Form Based Code, since its adoption on November 16, 2013, as specified in 
Appendix B of the Zoning Ordinance can have uses established as permitted in the 
Neighborhoods Form Based Code Building Use Table as specified in Part 901 of the 
Neighborhoods Form Based Code. 

 

§7.17. C-2, Service Commercial-Community Business District 
§7.17.2. Uses 

Uses shall be specified in §7.1. 

A. Columbia Pike Special Revitalization District 

Properties in the area designated as Columbia Pike Special Revitalization District on the 
General Land Use Plan which have not developed in accordance with the Form Based Code, 
since its adoption on February 25, 2003, as specified in Appendix A of the Zoning Ordinance 
can have uses established as permitted in the Form Based Code Ground Story Use Table as 
specified in Section 3, Table 3.1 of the Form Based Code. 

 

§7.19. C-3, General Commercial District 
§7.19.3. Columbia Pike Special Revitalization District 

Properties that are located in the Columbia Pike Special Revitalization District may be developed in 
accordance with §11.1, CP-FBC district.  After such development all uses permitted in §11.1 shall be 
permitted on the property, subject to all regulations in §11.1.  

Properties in the area designated as Columbia Pike Special Revitalization District on the General Land 
Use Plan which have not developed in accordance with the Form Based Code as specified in Appendix 
A of the Zoning Ordinance can have uses established as permitted in the Form Based Code Ground 
Story Use Table as specified in Section 3, Table 3.1 of the Form Based Code. 
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Article 8. Industrial (M) Districts  
§8.1. Industrial (M) District Use Tables  

§8.1.2. Industrial (M) districts principal use table 
 INDUSTRIAL (M) DISTRICTS PRINCIPAL USE TABLE 

Use Category Specific Use Types CM
 

M
-1

 
M

-2
 Use 

Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 
Retail, Service and Commercial Use Categories (See §12.2.5)     

Food  
Establishments 
(See §12.2.5.B) 

Food delivery services U U U  
Catering establishment, small scale P P P  
Restaurant, general  P P P §12.5.22 
Restaurant, limited  P P P §12.5.23 
Shared commercial kitchen     

Entertainment 
(See §12.2.5.A) 

Game arcades U U U  
Membership clubs and lodges  U U U §12.5.13 
All other entertainment uses  P P P §12.5.7 

Entertainment, 
Outdoor 
(See §12.2.5.A) 

  
 

  

Office 
(See §12.2.5.C) 

Audio-visual production studio U U U  
College operated as a commercial enterprise P P P  
Financial services P P P  
Office, business or professional P P P  
Offices or clinics, medical or dental  P P P  
Offices, federal, state and local  P P P  

Overnight 
Accommodations 
(See §12.2.5.D) 

Hotels or motels P P   

Parking,  
Commercial  
(See §12.2.5.E) 

All commercial parking P 
U 

P 
U 

P 
U §12.5.4 

Recreation, indoor 
(See §12.2.5.F.2(a) 

Bowling alley U U U  
Skating rink184F U U U  
Swimming pool P P P  
Tennis, racquet or handball courts 185F  U U U  
All other indoor recreation uses  U U U  

Recreation, outdoor 
(See §12.2.5.F.2(b) 

Miniature golf courses U U U  
Swimming pools U U U  
Skating rink184F U U U  
Tennis, racquet or handball courts 185F  U U U  

Retail Sales (See 
§12.2.5.G.2(a)) 

Drug store P P P §12.5.5 
Florist or gift shop P P P §12.5.8 
Grocery store P P P §12.5.10 
Kiosks  U U U §12.5.12 
Large-format retail establishments U U U  
Nursery, flower or plant store P P P §12.5.15 
Open air markets U U U §12.5.17 
All other retail sales uses P P P  



Memorandum Page 26 of 41 
 
 

 
 

 INDUSTRIAL (M) DISTRICTS PRINCIPAL USE TABLE 

Use Category Specific Use Types CM
 

M
-1

 
M

-2
 Use 

Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 

Retail, Personal 
Service (See 
§12.2.5.G.2(b))   

Animal care facilities, veterinary clinics, animal hospitals  P P P §12.5.2 
Dry-cleaning, laundry and laundromat P P P §12.5.6 
Kennels P P P §12.6.4 
Mortuaries and funeral homes  U U U §12.5.14 
Private postal service  P P P §12.5.18 
Animal boarding    §12.5.2 
Animal shelter     
All other retail personal service uses  P P P §12.5.20 

Retail, Repair (See 
§12.2.5.G.2(c)) 

Upholstery shops  P P P §12.5.26 
All other retail repair uses  P P P  

Self-service  
Storage  
(See §12.2.5.H) 

All self-storage uses P P P §12.5.25 

Vehicle Sales  
and Service  
(See §12.2.5.I) 

Car wash U U U  
Vehicle body shop P P P §12.5.27  

Vehicle sales, rental, or leasing facilities  P 
U 

P 
U 

P 
U §12.5.29 

Vehicle service establishment U U U §12.5.27 
Industrial Use Categories (See §12.2.6)     
Manufacturing, 
Artisan beverage All manufacturing, artisan beverage uses    §12.6.6 

 
Manufacturing, 
Artisan workshop All manufacturing, artisan workshop uses    §12.6.6 

 

Light Industrial 
Service  
(See §12.2.6.A) 

Contractors and others who perform services off-site, but store equipment and materials or 
perform fabrication or similar work on-site  P P P  

Carpet and rug cleaning and dying works P P P §12.6.2 
§12.6.4 

Feed and fuel yard P P P §12.6.5 
Manufacture or assembly of consumer equipment, instruments (including musical instruments), 
appliances, precision items and other electrical items P P P §12.6.4 

Medical or dental laboratories  P P P  
Printing, publishing and lithography, small scale P P P  
Research, testing and development laboratories  P P P §12.6.4 
Sign making P P P §12.6.9 
Vehicle storage lots and towing services P P P §12.6.11   
Welding, machine and tool repair shops  P P P §12.6.4 
Woodworking, including cabinet makers and furniture manufacturing  P P P §12.6.5  

Manufacturing  
and Production 
(See§12.2.6.B) 

Distribution plants, parcel delivery, ice and cold storage plant, bottling plant, and food 
commissary or large scale catering establishments P P P  

Foundry  P P P §12.6.3 
Manufacturing of fish and meat products, sauerkraut or vinegar     
Plumbing or sheet metal shops P P P §12.6.6 
Printing, publishing and lithography, large scale P P P  
Stone monument works P P P §12.6.10 
All other manufacturing and production uses P P P §12.6.4  
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 INDUSTRIAL (M) DISTRICTS PRINCIPAL USE TABLE 

Use Category Specific Use Types CM
 

M
-1

 
M

-2
 Use 

Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 

Heavy  
Industrial 
(See §12.2.6.C) 

Asphalt processing and manufacture     U  
Concrete batching  U P  
Wrecking and salvage yards   U §12.6.14 
All other heavy industrial uses     

Warehouse 
and Freight 
Movement 
(See §12.2.6.D) 

Mailing service, including bulk mailing P P P  
Wholesale storage or warehouses P P P §12.6.4 
All other warehouse and freight movement uses     

Waste-related 
Service  
(See §12.2.6.E) 

Recycling centers U U U  
Separation and disposal facilities, including incinerators   P P  
Solid or liquid waste transfer  P P  

Wholesale  
Trade 
(See §12.2.6.F) 

Storage or rental of machinery, equipment, heavy trucks, building supplies and lumber, special 
trade tools, welding supplies, machine parts, electrical supplies, janitorial supplies, restaurant 
equipment and store fixtures  

P P P §12.6.5 

Building material sales yards P P P §12.6.1 
Retail lumber yards P P P §12.6.8 
All other wholesale trade uses P P P §12.6.13 

Other use categories (See §12.2.7)     
Agriculture 
(See §12.2.7.A) All agricultural uses  P P P §12.7.1 

Resource  
Extraction 
(See §12.2.7.B) 

All resource extraction uses     

Tele-
communications 
Facilities  
(§12.2.7.C) 

All telecommunications facilities U U U  

Unclassified 
(See §12.2.7.D)      

 
 
 

Article 11. Overlay and Form Based Code Districts  
§11.1. CP-FBC, Columbia Pike Form Based Code District 

§11.1.5.  Columbia Pike Form Based Code district principal use table 

The following use table summarizes the principal use regulations of the CP-FBC district. 
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COLUMBIA PIKE FORM BASED CODE DISTRICT PRINCIPAL USE 
 

Specific Use Types CP
-F

BC
 

Use 
Standards 

Public, Civic and Institutional Use Categories (§12.2.4)   
Colleges 
(§12.2.4.A) Colleges and universities  U §12.3.6 

Community  
Service  
(See §12.2.4.B 

Community centers P 
U  

Libraries  U  

Museums and art galleries or studios  U 
P  

Publicly-operated recreation buildings, playgrounds, parks, and athletic fields  U  
Recreation centers  U §12.4.6 

Day Care 
(See §12.2.4.C) All day care uses  U 

 
§12.4.1 

 
Governmental 
Facilities 
(See §12.2.4.D) 

Detention and correctional facilities U  

Fire and police stations  P  

Hospital 
(See §12.2.4.E) Hospitals  P 

U  

Parks and  
Open Space 
(See §12.2.4.F) 

Cemeteries  U  
Country clubs and golf courses  U  
Parks, playgrounds and playfields  U  

Passenger 
Terminals and 
Services 
(See §12.2.4.G) 

Airports and aircraft landing fields U  

Bus, trolley, air, boat and rail passenger terminals  P  

Religious  
Institutions 
(See §12.2.4.H) 

Churches, mosques, synagogues, and temples  P  

Schools 
(See §12.2.4.I) Schools, elementary, middle and high U §12.4.1 

Social Service 
Institutions 
(See §12.2.4.J) 

All social service institutions U  

Utilities, major 
(See §12.2.4.K) All major utilities  P  

Utilities, minor 
(See §12.2.4.K) 

Bus shelters; bike share stations U  
All minor utilities  P  

Retail, Service and Commercial Use Categories (See §12.2.5)   

Food  
Establishments 
(See§12.2.5.B) 

Catering establishment, small scale P  
Food delivery service U  
Restaurant, general P §12.5.22 
Restaurant, limited  P  §12.5.23 
Shared commercial kitchens P  

Entertainment 
(See §12.2.5.A) 

Theater or auditorium P  
Membership clubs and lodges  U §12.5.13 
All other indoor entertainment U §12.5.7 

Office 
(See §12.2.5.C) Audio-visual production studio 

U 
P  
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COLUMBIA PIKE FORM BASED CODE DISTRICT PRINCIPAL USE 
 

Specific Use Types CP
-F

BC
 

Use 
Standards 

College operated as a commercial enterprise  P  
Financial services P  
Offices, business and professional P  

Office, federal, state and local.  U 
P  

Offices or clinics, medical or dental P 
U §12.5.16 

Overnight 
Accommodations 
(See §12.2.5.D) 

Bed and breakfasts U §12.5.3 

Hotel or motel P  

Parking,  
Commercial  
(See §12.2.5.E) 

All commercial parking uses   

Recreation, Indoor 
(See 
§12.2.5.F.2(a)) 

Bowling alleys  U  
Swimming pool P  
Skating rink P  
All other indoor recreation U §12.5.19 

Recreation, 
Outdoor 
(See 
§12.2.5.F.2(b)) 

Miniature golf course U  
Skating rink P  
Swimming pool U  

Retail Sales (See 
§12.2.5.G.2(a))f 

Florist or gift shops   P §12.5.8 
Grocery, fruit or vegetable stores  P §12.5.10 
Nursery, flower or plant store P §12.5.15 
Open-air markets U §12.5.17. 
All other retail sales uses P  

Retail, Personal 
Service (See 
§12.2.5.G.2(b)) 

Animal care facilities, veterinary clinics, animal hospitals and animal boarding P §12.5.2 
Dry-cleaning, laundry and laundromat  P §12.5.6 
Mortuaries and funeral homes U §12.5.14 
Private postal service  P §12.5.18 
All other personal service retail uses  P §12.5.20 

Retail, Repair-
oriented (See 
§12.2.5.G.2(c)) 

Upholstery shops P §12.5.26 

 All retail repair uses  P  

Self-service  
Storage  
(See §12.2.5.H) 

All self-service storage uses  U §12.5.25 

Vehicle Sales  
and Service  
(See §12.2.5.I) 

Vehicle body shop U §12.5.27  
Vehicle sales, rental or leasing facilities  P §12.5.28.C 
Vehicle service establishment U §12.5.28 

Industrial Use Categories (See §12.2.6)   

Light Industrial 
Service  
(See §12.2.6.A) 

Carpet cleaning plants  U  
Medical or dental laboratories P  
Printing, lithographing or publishing P  
Sign making shops P §12.6.9 
Recycling centers U  
Repair shop (small appliance, television, radio) P  
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COLUMBIA PIKE FORM BASED CODE DISTRICT PRINCIPAL USE 
 

Specific Use Types CP
-F

BC
 

Use 
Standards 

Manufacturing, 
Artisan beverage All manufacturing, artisan beverage uses U §12.6.6 

Manufacturing, 
Artisan 
workshop 

All manufacturing, artisan workshop uses U §12.6.7 

Manufacturing  
and Production 
(See §12.2.4.B) 

Plumbing or sheet metal shops P §12.6.6 

All other manufacturing and production uses    

Heavy  
Industrial 
(See §12.2.6.C) 

All heavy industrial uses   

Warehouse 
and Freight 
Movement 
(See §12.2.6.D) 

All warehouse and freight movement uses   

Waste-related 
Service  
(See §12.2.6.E) 

All waste-related service uses   

Wholesale  
Trade 
(See §12.2.6.F) 

All wholesale trade uses    

 

 

§11.1.7. Use limitations 

A. Except for artisan beverage and artisan workshop manufacturing, tThere shall be no 
manufacturing, compounding, processing or treatment of products other than that which is 
clearly incidental and essential to a retail store or business and where all such products are sold 
at retail at these establishments. 

 
 

Article 12. Use Standards  
§12.2. Use Categories 

§12.2.5. Retail, service and commercial use categories 

B. Food Establishments 

1. Characteristics 
Establishments that prepare and sell food for on- or off-premise consumption. 

2. Examples 
Examples of Food Establishments include bakery; catering establishments, small scale; 
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coffee shops; fast food; outdoor vendors with permanent facilities; shared 
commercial kitchens; food delivery establishments; restaurant, general; restaurant, 
limited; and yogurt, ice cream or other specialty food shops. 

G. Retail 

1. Characteristics 
Companies or individuals involved in the sale, lease, or rental of new or used products, 
or providing personal or repair services to the general public. 

2. Examples 

(a) Sales 
Examples of retail sales include kiosks, second-hand stores; open air markets; farm 
stands; and stores selling, leasing or renting consumer, home and business goods 
including alcoholic beverages; appliances; art and antiques; art supplies; auto 
supplies; baked goods; bicycles; books, stationary, cards; cameras; carpet and floor 
coverings; crafts; clothing; computers; convenience goods; dry goods; electronic 
equipment; fabric; flowers; furniture; garden supplies; groceries; hardware; home 
improvements; household products; jewelry; liquor; meat, fish, produce, beverages 
and/or specialty foods; medical supplies; musical instruments; pet food and/or pets; 
pharmaceuticals; picture frames; office supplies and equipment; plants; printed 
material; sporting goods; stationery; tobacco and related products; and vehicle parts. 

(b) Personal service 
Examples of personal service retail include animal boarding, animal care facilities, 
veterinary clinics, animal hospitals; animal grooming; athletic or health clubs; branch 
banks; bike shops; body art studios; business services; dance, art, fitness/wellness, 
gymnastic or music studios or classes; doggie day care; dry-cleaning, laundry and 
laundromat; hair, nail, tanning, day spa and personal care services; mortuaries and 
funeral homes; music conservatory or music instruction; pawnshops; photocopy, 
blueprint and quick-sign services; photographic studios; psychics and mediums; 
private postal services; security services; taxidermists; urgent care or emergency 
medical offices; and technical equipment and support services. 

§12.2.6. Industrial use categories 

C. Manufacturing, Artisan beverage 

1. Characteristics 
Artisan beverage manufacturing firms brew, ferment or distill beer, wine, cider, 
mead, distilled spirits, or other similar beverages. Goods may be sold on-site.   

2. Examples 
Typical uses include breweries, distilleries and wineries.  

3. Uses not included  
Manufacture and production of goods from composting organic material (See 
Waste-Related Uses); rendering or refining of fats and oils (see Heavy Industrial); 
shipbuilding (See Heavy Industrial); sign making (see Light Industrial); catering 
establishments, small-scale (see Food Establishments); production of food (See 



Memorandum Page 32 of 41 
 
 

 
 

Shared Commercial Kitchen). 

D. Manufacturing, Artisan workshop 

1. Characteristics 
Artisan workshop firms are involved in the design, processing, fabrication, 
treatment, and/or packaging of products either by hand or with minimal 
automation with tools, machinery and light mechanical equipment on the premises. 
Natural, man-made, raw, secondary, or partially completed materials may be used. 
Products may be finished or semi-finished and are generally made for the wholesale 
market or to order for firms or consumers. 

2. Examples 
The design, processing, fabrication or treatment of the following: small electronics; 
metal work; leather products; jewelry; printing, publishing and lithography; textiles 
or apparel; wood working, furniture, glass or ceramic. 

3. Uses not included  
Large-scale manufacturing of goods (See Manufacturing and Production); 
Manufacture and production of goods from composting organic material (see 
Waste-related Service); and catering establishments, small-scale (see Food 
Establishments); manufacture and maintenance of electric and neon signs, 
billboards, or commercial advertising structures (see Manufacturing and 
Production); plumbing or sheet metal shop (see Manufacturing and Production). 

 

§12.5. Commercial/Mixed Use Standards 

§12.5.2. Animal care facilities, veterinary clinics, animal hospitals and/or animal boarding 

A. In the CM district, all activities shall be conducted wholly within a completely enclosed 
building, except for on-site parking of delivery vehicles which are incidental thereto.    

B. Animal boarding shall be subject to the following standards:  

1. All activities are conducted wholly within a completely enclosed building.  

2. 24-hour boarding supervision must be employed. 

C.B. In all other zoning districts, animal hospitals and veterinary clinics may be allowed, 
provided all related activities are conducted wholly within a completely enclosed building. 

 

§12.6. Industrial Use Standards 

§12.6.6. Manufacturing, Artisan Beverage and Workshop 

Artisan beverage facilities and artisan workshop facilities shall comply with the following 
standards: 
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A. All manufacturing and production activities shall be conducted wholly within a 
completely enclosed building. 

B. The production of offensive noise, vibration, smoke, dust or other particulate matter, 
heat, humidity, glare, or other objectionable effect is prohibited. 

C. A minimum of five percent (5%) of the floor area shall be required, as an accessory use, 
for retail sales of goods and beverages manufactured on-site. 

 
Article 18. Definitions  
§18.2. General Terms Defined  
 

Animal boarding. Any lot or premises on which four or more common household pets, more than four 
months of age, are boarded overnight for a fee. 

 

Animal care facility. A place where animals are cared for, such as a veterinary care facility, animal 
grooming facility or animal shelter, but not including businesses that meet the definition of 
kennel or animal boarding. 

 

Animal shelter. A facility which houses or contains animals for the purpose of finding permanent 
adoptive homes for animals, and/or for impounding or sheltering seized, stray, homeless, 
abandoned, unwanted, or surrendered animals. 

 

Shared commercial kitchen. An establishment for preparing, processing, canning, or packaging food 
and beverage products for on-site consumption, delivery, or small scale distribution, and whose 
principal method of operation includes one or both of the following characteristics: 

(1) Two or more operators utilizing the same facility for a fee. 

(2) One or more operator utilizing the same facility for food and beverage related workshops. 
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Commercial Form Based Code (Appendix A) Text Markups 

 

Section III. The Regulating Plans  
Table 3.1 
FORM BASED CODE GROUND STORY USE TABLE 

Use Category Specific Use Types  Permitted (P) or 

Use Permit (U) 

Restricted on 

Principal Arterials 

per III.B.5.D 

ACZO  

Use Standards  

Retail, Service and Commercial Use Categories 
Entertainment Theatres P   

All other entertainment uses U   
 
 
 
Food Establishments 

Restaurant, general P  §12.5.22. 
Restaurant, limited P  §12.5.22. 
Food delivery service U Yes  
Catering establishment, small scale P 

U on Principal Arterials 
Yes  

Food delivery service U Yes  
Shared commercial kitchens P   

Recreation Miniature golf courses U   
All other indoor recreation uses U   

 
 
 
 
 
Office 
 

Audio-visual production studio U 
P 

  

College operated as a commercial enterprise U 
P 

Yes  

Financial Services P   
Office or clinic, medical or dental P 

U on Principal Arterials 
Yes §12.5.16. 

 
Office, business and professional P   
All other office uses P   

 
 
Retail, Sales 

Drugstore P  §12.5.5. 
§12.5.22. 

Grocery store P  §12.5.10. 
§12.5.22. 

All other retail sales uses P  §12.5.21. 
 
 
Retail, Personal Service 

Animal care facilities, veterinary clinics, animal 
hospitals and animal boarding 

P 
U on Principal Arterials 

Yes §12.5.2. 

Mortuary or funeral home U  §12.5.14. 
Pawnshop P   
All other personal service retail uses P  §12.5.20. 

Retail, Repair All retail repair uses P   
Self-service storage uses Self-service storage facilities U  §12.5.25. 

All other self-service storage    
Vehicle Sales and Service Vehicle service establishment U  §12.5.28. 

Vehicle sales, rental, or leasing facilities U Yes §12.5.29. 
Other vehicle sales and service uses    

Public, Civic and Institutional Use Categories 
Colleges Colleges/Universities (public; not-for-profit) U Yes  
 
Community Service 

Community Centers U   
Libraries U   
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Museums and art galleries or studios  U 
P 

  

Recreation Centers U   
Religious Institutions Churches, mosques, synagogues and temples P   
Governmental Facilities Fire and police stations U   
Hospital Hospitals U   
Schools Schools, Elementary, Middle, or High U  §12.4.7. 
Day Care All day care uses U Yes  
Industrial Use Categories 
Manufacturing, Artisan 
Beverage 

All Manufacturing, artisan beverage uses U  §12.6.6. 

Manufacturing, Artisan 
Workshop 

All Manufacturing, artisan workshop uses U  §12.6.7. 

 
 
 
 
 
 
Light Industrial Service 

Carpet and rug cleaning (excluding dying) U Yes  
Medical or dental laboratories P 

U on Principal Arterials 
Yes  

Sign painting shop P 
U on Principal Arterials 

Yes §12.6.9. 

Printing, lithographing, or publishing P 
U on Principal Arterials 

Yes  

Upholstery shop U Yes §12.6.26. 
All other light industrial uses    

 

 

Section IV. Building Envelope Standards  
IV. Building Envelope Standards: Main Street Sites 
4. Use Specifications 

*** 

Upper Stories 

Uses identified in Table 3.1 are not permitted on the upper STORIES, except those of less than 900 

square feet, offices, restaurants of any size, and second STORIES as continuation of the GROUND STORY 

use that have direct Columbia Pike frontage. Otherwise, UPPER STORIES shall house residential, office, 

or hotel uses, or some combination thereof. 

 

 

Section VI. Architectural Standards  
606. Shopfronts 
A. Requirements & Configurations 

*** 
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3. A minimum of 80 percent of the window surface shall allow a view into the building interior for a dept 

of at least 15 feet such that window signs or other opaque window glass treatments or applications are 

minimized. Operable shading devices within the conditioned space are permitted for medical and 

dental office and daycare uses whose operations may require privacy from the adjacent public 

sidewalk. Provided, however:  

 a. The County Board may modify the requirement specified in 605.A.3. above, for certain uses 

located on the GROUND STORY. Such uses are identified by a reference to the Form Based Code in the 

“ACZO and FBC use standards” column of Building Use Table provided in Section 901, and subject to 

approval of a use permit, as provided in ACZO 15.4. Such modifications may only be allowed where, in 

addition to meeting the requirements of ACZO §15.4, the County Board finds that the proposed 

modifications can be retrofitted to meet standard requirements when the subject use is discontinued 

and are otherwise consistent with the intent of the Form Based Code. 
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Neighborhoods Form Based Code (Appendix B) Text Markups 

Part 9. Building Use Standards 
901. Building Use Table 
BUILDING USE TABLE 

Use Category Specific Use Types  Permitted (P) or Use 
Permit (U) 

ACZO (§) and N-FBC 
(Section) 
Use Standards  

Civic 

Colleges  Colleges and universities U Section 605.A.3.a Section 
402.B.2.a 

 
Community Service 

Community center  U Section 605.A.3.a Section 
402.B.2.a 

Libraries U Section 605.A.3.a 
Section 402.B.3 

Museums and art galleries or studios U 
P 

Section 605.A.3.a 
Section 402.B.2.a 

Day Care All day care uses U Section 605.A.3.a Section 
402.B.2.a 

Government Facilities Bus shelters; bike share stations U Section 605.A.3.a Section 
402.B.2.a 

Fire or police stations U Section 605.A.3.a Section 
402.B.2.a 

Passenger Terminals and 
Services 

Railroad, trolley, bus, air or boat passenger stations U §12.4.5 

Religious Institutions Churches, mosques, synagogues, and temples P Section 605.A.3.a Section 
402.B.2.a 

Schools Schools, elementary, middle and high  §12.4.7 
Section 605.A.3.a 
Section 402.B.2.a 

Entertainment Indoor Indoor theater or auditorium P  
Office Offices, federal, state and local U  
Ground Story Commerce 
Passenger Terminals and 
Services 

Railroad, trolley, bus, air or boat passenger stations U §12.4.5 
Section 605.A.3.a 
Section 402.B.2.a 

 
 
Utilities, minor 

All major utilities U §12.4.9 
Section 605.A.3.a 
Section 402.B.2.a 

All minor utilities P §12.4.10 
Section 605.A.3.a 
Section 402.B.2.a 

 
Food Establishments 

Shared commercial kitchens P  
Catering establishments, small scale P  
All other food establishments   

Office Audio-visual production studio U  
 
 
 
 
 
Retail, Personal Service 

Animal care facilities, veterinary clinics, animal 
hospitals and animal boarding 

P §12.5.2 

Banks P  
Dry cleaning, drop off stations P §12.5.6 
Laundromats P §12.5.13 
Mailing service, including bulk mailing P  
Printing, publishing and lithographing P  
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Private postal service P §12.5.19 
All other personal service retail uses (see UPPER 
STORY AND GROUND STORY COMMERCE) 

 §12.5.21 

 
Light Industrial 

Sign making shop 
 

P §12.5.9 

Upholstery shop 
Carpet and rug cleaning plants 

U 
U 

§12.5.27 

Manufacturing, artisan 
beverage 

All Manufacturing, artisan beverage U §12.6.6. 

Manufacturing, Artisan 
beverage 

All Manufacturing, Artisan beverage U §12.6.6. 

Telecommunications 
Facilities 

All telecommunications towers and facilities U  

Upper Story Commerce 
Colleges Trade or commercial school P  
Offices Offices or clinics, medical or dental P §12.5.22 
 Offices, business and professional P  
 College operated as a commercial enterprise P  
Retail, Personal Service All personal service retail uses (see UPPER 

STORY AND GROUND STORY COMMERCE) 
 §12.5.21 

Light Industrial Medical or dental laboratories P  
Upper Story and Ground Story Commerce 
Religious Institutions  P  
Overnight Accommodations Hotel P §12.5.11 

All other overnight accommodation uses   
 
 
 
Offices 

Offices or clinics, medical or dental P §12.5.22 
Offices, business and professional P  
Offices, federal, state and local U 

P 
 

Audio-visual production studio U 
P 

 

College operated as a commercial enterprise P  
Parking, Commercial Public parking area or public parking garage when 

located and developed as required in the Form 
Based Code 

P  

 
Recreation, Indoor 

Skating rink P  
Tennis, racquet or handball courts U  
Swimming pool P  

Recreation, Outdoor Skating rink P  
Tennis, racquet or handball courts U  

Retail, Sales Interior decorating stores P  
Retail, Personal Service All retail, personal service uses P §12.5.21 
Retail, Repair All repair retail uses P  
Accessory Uses Swimming pools, private P – A §12.9.16 
Retail 
Food Establishments Restaurants, limited P §12.5.24 

Food delivery services U  
Restaurants, general P §12.5.23 

Recreation, Indoor Billiard or pool halls U  
Bowling alleys U  

 
 
 
 
Retail, Sales 

Grocery stores P §12.5.10 
§12.5.22 

Kiosks U §12.5.12 
Nursery, flower or plant stores P §12.5.16 

§12.5.22 
Open-air markets U §12.5.18 
Florist or gift shops P §12.5.8 

§12.5.22 
All other retail sales uses P §12.5.22 
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Drugstores P §12.5.5 
§12.5.22 

Retail, Personal Service All personal service retail uses P §12.5.19 
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Attachment 1 

 
FBC Ground 
Story Uses 
Study –  
Uses within 
study scope 

Parking Requirement (ACZO Art. 14) 

Evaluation and Recommendation for 
Required Parking at Legacy Sites Analogous 

Use/Situation 
Parking 
Requirement 

Additional 
Requirements 

Museum, Art 
Galleries, and 
Studios 

Libraries, 
museums 
and art 
galleries or 
studios 

1 space/500 
square feet 
of floor area 

N/A 
Museums, art galleries and studios 
would be required to provide the 
Art. 14 parking amount. 

Animal 
Boarding 

Retail and 
service 
commercial 
uses other 
than those 
specified 
below 

1 space/250 
square feet 
of floor area 
on the 
building's 
1st floor 

1 space/300 
square feet of 
floor area 
located 
elsewhere in 
the building 

Animal boarding establishments 
would be required to provide the 
Art. 14 parking amount. 

Office 
(medical) 

Office or 
clinics, 
medical or 
dental 

1 space/150 
square feet 
for the first 
5,000 square 
feet in each 
building 

1/200 square 
feet for 
5,001-15,000 
square feet  
 
1/250 square 
feet for area 
in excess of 
15,000 
square feet 

Medical office would be required to 
provide the Art. 14 parking amount. 

Office (other 
than medical) 

Other office 
buildings 
(not medical 
or dental 
clinics) 

1 space/250 
square feet 
of floor area 
on the 
building's 
1st floor 

1/300 square 
feet of floor 
area for 
office space 
in the 
basement 
and on floors 
2-5  
 
1/400 square 
feet of floor 
area located 
above the 5th 
floor 

Nonmedical office would be 
required to provide the Art. 14 
parking amount. 
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Manufacturing, 
artisan 
beverage  
-and- 
Shared 
commercial 
kitchen 
(tasting room 
and patron 
service area) 

Restaurants 1 space/6 
seats 

Parking 
requirement 
is in addition 
to all parking 
space 
provided for 
service to 
patrons while 
seated in 
automobiles 

The tasting room and patron service 
area functions similarly to a 
restaurant. A brewery/distillery 
which would establish itself at a 
legacy site should apply the 
restaurant parking rate in Art. 14 to 
the tasting room/patron service area 
of its GFA. 

Manufacturing, 
artisan 
beverage 
-and- 
Shared 
commercial 
kitchen 
(production 
area) 
 
Manufacturing, 
artisan 
workshop 
 
 

Uses 
consisting of 
manufacture, 
processing 
assembly, 
storage, 
warehousing, 
wholesale 
 
*Excluding 
wholesale 
associated 
with retail 
uses, and 
distribution 
of products 

*Whichever 
is greater*: 
 
1 
space/1000 
square feet 
-or- 
1 space/2 
employees 

N/A 

Conversely, the production area of a 
brewery/distillery functions similarly 
to an industrial/manufacturing use. 
A brewery/distillery which would 
establish itself at a legacy site should 
apply the ACZO’s general 
manufacturing parking rate in Art. 14 
to the production area of its GFA.  
 
Workshops and shared commercial 
kitchens will most closely resemble 
industrial/manufacturing uses with 
their trip generation because the 
spaces would be mostly utilized by 
employees. The wild card is the 
instances where either use is 
providing cooking classes or other 
instructional experiences for outside 
patrons. As an option, we could 
consider an additional requirement 
that the operator apply the retail 
and service commercial uses parking 
rate of 1 space her 250 sq. ft. on top 
of the manufacturing rate. 
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