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ARLINGTON COUNTY, VIRGINIA 
 

County Board Agenda Item 
Meeting of September 26, 2009   

 
 
 
DATE:  September 18, 2009 
 
SUBJECT:  U-3144-05-1 USE PERMIT AMENDMENT of approval conditions pertaining to 
final landscape plan, final engineering plans, lighting plan to allow for the modification of the 
Columbia Pike streetscape and street cross section under the Columbia Pike Form Based Code, 
2301 Columbia Pike (RPC #25-017-098). 
 
Applicant: 
Woodfield Columbia Pike, LLC 
 
By: 
M. Catharine Puskar 
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. 
2200 Clarendon Boulevard, 13th Floor 
Arlington, Virginia  22201 
 
C.M. RECOMMENDATION: 
 

Approve the use permit amendment, in accordance with the Columbia Pike Form Based 
Code (Section 20 of the Zoning Ordinance), subject to all previously approved conditions 
and the revised conditions. 

 
ISSUES:  As approved, the Sienna Park development (Use Permit #U-3144-05-1) does not allow 
for a Columbia Pike street cross-section of adequate width to accommodate the five-lane street 
cross-section recommended in the Columbia Pike Street Space Task Force Report accepted by 
the County Board in February, 2004. The recommendation for a revised streetscape and street 
cross section reduces on street parking but provides for a wider sidewalk and increased sidewalk 
area. 

 
SUMMARY:  This is a request for approval of a use permit amendment to change the 
dimensions of the street cross section from approximately 53.8 feet to approximately 56 feet 
measured from the existing south side face of curb to the north side face of curb, along the 
Columbia Pike site frontage.  This would be accomplished by relocating the curb approximately 
2 feet to the north. County staff produced three (3) options to analyze the impact of the increased 
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street cross sections on the other components of the right-of- way.  While the preferred option 
(Option 2) is generally consistent with the goals envisioned by the Columbia Pike Street Space 
Taskforce, it differs from the actual streetscape design included in the Taskforce Report. 
 
The applicant is requesting to amend use permit approval Conditions #8 Streetscape, #11 Street 
Section and Curb Placement, and #24 Lighting Plan to allow for the modification of the 
streetscape and street cross section requirements. 
 
BACKGROUND:  The Columbia Pike Form Based Code, adopted by the County Board in 
February, 2003, established the locations for the placement of new buildings along the 
designated redevelopment areas of the Columbia Pike corridor by the use of Required Building 
Lines (RBL).  At the location of the site, the RBL on the north and south sides of Columbia Pike 
are placed at a total distance of 98 feet four (4) inches apart in this section of Columbia Pike.  It 
is intended that this be accomplished by setting both the north and south side RBL at a distance 
of forty nine feet two inches (half of the total prescribed RBL distance) from the center line of 
the roadway.  The Columbia Pike RBL of the Sienna Park development was established by 
measuring the correct distance north of the Columbia Pike center line.  However, at the time that 
the engineering work that established the Columbia Pike RBL for Sienna Park was undertaken, 
accurate street center-line survey data was unavailable and the center line that was used for this 
purpose is two feet, four inches south of the actual center of the current roadway.  This has 
resulted in an overall street cross-section of an inadequate width (as measured from the proposed 
new north side curb face to the existing south side curb face) to accommodate the five-lane street 
cross-section (comprised of two travel lanes in each direction with a center turn lane) 
recommended in the Columbia Pike Street Space Planning Task Force Report.  A similar issue 
has surfaced with the adjacent development, Penrose Square. 
 
The building is now under construction and therefore the location of the Columbia Pike facade is 
fixed and the existing curb, gutter and sidewalk along the south side of this portion of Columbia 
Pike cannot be reconstructed further south without creating an inadequately wide sidewalk. 
 
The following provides additional information about the site and location: 

Site:  The 67,065 square foot site is located on Columbia Pike, and is bounded by South 
Wayne Street, South Adams Street, and (proposed) 9th Road alley.  The site formerly 
contained a Safeway grocery store building and a parking lot. 

Zoning:  The site is zoned “C-1” Local Commercial Districts and "C-2" Service Commercial 
- Community Business Districts, and is eligible, by reference, to be developed using the “CP-
FBC” Columbia Pike Form Based Code District.  A 9-story office building is located to the 
north of the site on a property zoned “C-O” Commercial Office Building, Hotel and Multiple 
family Dwelling Districts.  A strip shopping center zoned “C-2” Service Commercial - 
Community Business Districts is located to the west of the subject site.   

 
Land Use:  The site is designated on the General Land Use Plan (GLUP) as “Service 
Commercial”, which permits personal and business services of generally one to four stories 
and a maximum 1.5 F.A.R. with special provisions within the Columbia Pike Special 
Revitalization District.  This project is located within the Town Center node of the Columbia 
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Pike Special Revitalization District.  The adjacent sites to the north and west are also 
designated on the General Land Use Plan (GLUP) as “Service Commercial”. 

 
Neighborhood:  The site is located within the Penrose Civic Association.  The Columbia 
Heights Civic Association is across Columbia Pike from the site. Notice was sent to the 
Penrose Civic Association and a presentation regarding the amendment given to Columbia 
Heights Civic Association. 
 
Plans: The site is located within the Columbia Pike Special Revitalization District and is 
subject to the Columbia Pike Initiative – A Revitalization Plan (Update 2005). 

 
DISCUSSION:  In order to create a five-lane street cross-section of adequate width, which 
requires a minimum of 56-feet, and retain the center turn lane, a reduction of approximately 2-
feet, 4-inches in the width of the Siena Park Columbia Pike streetscape frontage are required.   
Staff analyzed three (3) options for modifying the Columbia Pike streetscape frontage to 
accommodate the reduction in streetscape frontage width.  These options are displayed and 
discussed on the following pages. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 
Option 1: 

(For Illustrative Purposes Only) 
 

 
 
 
 
This first option retains the two separate 7-foot wide parking bays with two parking spaces in 
each bay as was originally approved.  While this option provides the parked car buffer for 
pedestrians, convenient on-street parking and “friction” intended to induce motorists to maintain 
lower speeds that were envisioned in the Task Force Report, it results in a narrower streetscape 
in the areas of the parking bays, reduced to a minimum 9-foot wide sidewalk width measured 
from the face of the building to the back of the tree pit and a 7-foot wide furniture zone.  
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Option 2: 

(For Illustrative Purposes Only) 
 
 

 
 
 
The second option consolidates the parking into a three (3) parking space bay in the center of the 
block frontage. This consolidated parking option facilitates parking maneuvers and merging into 
traffic. This option provides for a minimum 9-foot wide sidewalk, measuring from the face of the 
building to the back of the tree pit, and a 7-foot wide furniture zone along a larger portion of the 
frontage (at both ends of the block), however one parking space is lost. The consolidated mid-
block parking provides for improved parking movements and more efficient merging into traffic. 
The on-street parking introduces “friction” that acts to calm vehicle traffic. This option also 
provides additional sidewalk area for streetscape furnishing, street trees and lighting. 
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Option 3: 
(For Illustrative Purposes Only) 

 

 
 
 
This third option eliminates parking along the Columbia Pike frontage.  While the advantages of 
the three or four on-street parking spaces are lost, this option provides for a consistently wider 
streetscape frontage, with a minimum 10-foot wide sidewalk measured from the face of the 
building to the back of the tree pit, more street trees and landscaped areas, and additional linear 
space for street lights and streetscape furnishings such as benches, bike racks and trash 
receptacles. 
 
On August 17, 2009, the three options were forwarded to the members of the Form Based Code 
Advisory Working Group as well as the applicant for comments.  Three comments were received 
from the Advisory Group which supported an on-street parking design. On September 16, 2009 
the options were presented to a special meeting of the Columbia Heights Civic Association 
(CHCA). The CHCA voted to support the alternative without on street parking. The applicant 
provided a letter preferring the alternative without on street parking but is amenable to the 
consolidated parking option because it allows for greater visibility for retail, provides parking 
and increased sidewalk width and area. 
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Below is a chart outlining the effects of the three options on streetscape/sidewalk area, number of 
street trees, and length of narrowed sidewalk are due to parking spaces. 
   

 
Option 

Effect on  
Streetscape/Sidewalk 

Area * 

 
Effect on 

Street Trees 

Length of Narrowed 
Sidewalk to 

Accommodate Parking 
1 - Distributed 
Parking 

Approx. 547 sq. ft. loss No change Approx. 88 linear ft. 

2 - Consolidated 
Parking 

Approx. 329 sq. ft. loss No change Approx. 66 linear ft. 

3 - No Parking Approx. 197 sq. ft. gain Gain of 2 trees No narrowed sidewalk area 
* As compared to the approved street and sidewalk section. 
 
The loss of parking in Option 3 was a concern of the citizens as it eliminates the traffic calming 
benefits of parking along Columbia Pike in addition to the lost spaces.  The Woodfield/Siena 
Park project as revised at the July 11, 2009 County Board meeting, provides 408 underground 
parking spaces with up to 263 of the spaces reserved for residential, 48 reserved for office and 
retail users and at least 97 available at all times to shoppers and visitors to the site and to the 
general public on a non-reserved basis, with additional on-street parking along South Adams 
Street.  As such, the loss of four (4) on-street parking spaces on this frontage of Columbia Pike 
does not pose a significant negative impact compared to the benefit of an improved pedestrian 
sidewalk environment.   
 
Based on evaluation and consideration of the advantages and disadvantages of the three (3) 
options, staff recommends that the Use Permit be amended to consolidate on-street parking 
between South Wayne and South Adams Street along the Columbia Pike north-side frontage as 
shown in preferred Option 2 with 56-feet from face of curb to face of curb and a minimum 9-foot 
wide sidewalk measured from the RBL to the back of curb.  This option represents the best 
alternative as it preserves the benefits of on street parking while increasing sidewalk width and 
area. 
 
The evaluation of the streetscape and street cross section has delayed the construction schedule. 
As this project is currently under construction, the applicant requests that the timing for the 
installation of landscape material and site lighting associated with the right-of-way construction 
along Columbia Pike be delayed from first Certificate of Occupancy to the issuance of the 
residential sixth (6) floor Certificate of Occupancy. Staff supports the time adjustment to 
maintain construction progress as reflected in the modifications to Condition #11. 
 
CONCLUSION:  Staff recommends Option 2 as the preferred streetscape and street cross 
section which consolidates the on-street parking into a single mid-block three (3) space bay 
between Wayne Street and S. Adams Street along the project Columbia Pike frontage as 
described in revised Condition #11. While Option 2 is generally consistent with the goals 
envisioned by the Columbia Pike Street Space Taskforce, it differs from the actual streetscape 
design included in the Taskforce Report. 
. 
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Staff recommends that the County Board approve the use permit amendment request, subject to 
the previously approved use permit conditions and the revised conditions attached to this report.   
 

8. The developer agrees to develop a final landscaping plan, consistent with final site 
development/engineering plans and with this use permit approval, and to obtain approval 
of such plan from the County Manager or his designee prior to issuance of a building 
permit.  The landscape plan shall include a Street Tree Plan which shall be reviewed by 
the Department of Parks, Recreation and Community Resources and shall be 
accompanied by the site engineering plan and the two plans shall be compared to ensure 
that there are no conflicts between street trees and utilities; neither plan shall be approved 
until the landscape plan and the site engineering plan agree.  The installation of all plant 
materials shown on the final landscape plan shall take place before the issuance of the 
first residential sixth (6th) floor Certificate of Occupancy for the project.  The final site 
development and landscape plan shall include the following details, if applicable: 

 
a. The location and dimensions of traffic signal poles and control cabinets, utility 

meters, utility vaults and boxes, transformers, mechanical equipment, fire hydrants, 
standpipes, storm water detention facilities, the location of all existing and 
proposed utility lines and of all easements.  The location of traffic control cabinets 
shall be shown on the final site engineering plan and placed so as not to obstruct 
pedestrian travel or be visually obtrusive.  Traffic control cabinets shall not be 
located in the public sidewalk.  Transformers shall not be placed in the setback area 
between the building and the street.  

 
b. The location, dimensions, and materials for driveways, driveway aprons, parking 

areas, interior walkways and sidewalks as well as for address indicator signs; 
 
c. The location and types of light fixtures for streets, for parking, walkway and plaza 

areas; 
 

d. The location and dimension of the preserved open contiguous lot area located 
within the project; 

 
e. Topography at two (2) foot intervals and the finished first floor elevation of all 

structures; 
 

The developer further agrees that the approved landscape plan shall govern all 
construction on the site. 
 

11. The developer agrees to show on the final engineering plans pavement, curb and gutter 
along all frontages of this site in accordance with the Columbia Pike Form Based Code 
Streetscape Standards, and/or the then-current Arlington County/Virginia Department of 
Transportation Standards for concrete curb and gutter and the then-current standards for 
pavement and according to the following dimensions.  The pavement, curb and gutter 
shall be constructed prior to issuance of the first Certificate of Occupancy for occupancy 
of the applicable phase of the project, except as noted below.   
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 a. Columbia Pike frontage:  The face of curb shall be located 35 approximately 56 feet 

from the survey center line existing south face of curb and as shown on the final 
engineering plan approved by the County Manager or his designee, and a concrete 
sidewalk between the back a minimum 17-foot wide streetscape measured from the 
face of curb and the front façade of the building RBL, and parking lane nubs at the 
South Wayne and Adams Street curb returns, as shown in the final site engineering 
plan. 

 
A minimum 6-foot wide clear sidewalk exclusive of the building shy zone shall be 
constructed along Columbia Pike as an interim condition prior to issuance of first 
Certificate of Occupancy.  The final streetscape along Columbia Pike as defined 
above is to be constructed prior to the issuance of the residential sixth (6th) floor 
Certificate of Occupancy.  

 
 
b. South Wayne and Adams Street site frontages:  The face of curb shall be located 18 

feet from the survey centerline and as shown on the final engineering plan approved 
by the County Manager or his designee, and a concrete sidewalk between the back of 
curb and the front façade of the building, and a parking lane nub on South Adams and 
Wayne Streets at Columbia Pike, as shown in the final site engineering plan. 

 
24. The developer agrees to include a lighting plan for all public areas, including sidewalks 

and alleys, as part of the final site development and landscape plan.  This lighting plan 
shall be subject to review by the County Manager or his designee.  The developer shall 
include in the site development and landscape plan certification that the lighting plan 
meet the minimum standards of Section 2 Subsection H and Section 20 of the Zoning 
Ordinance, and the Illumination Engineering Society of North America Standards.  The 
lighting along Columbia Pike shall be installed and tested prior to the issuance of the 
First residential sixth (6th) floor Certificate of Occupancy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PREVIOUS COUNTY BOARD ACTIONS: 
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August 1961 Designated as “Undetermined Uses” on the General 
Land Use Plan  

 
December 1964 Designated “General Commercial” on the General 

Land Use Plan 
 
November 15, 1986 General Land Use Plan amended to include the 

Columbia Pike Special Revitalization District.  
Designated as “Service Commercial” 

 
December 17, 2002 Columbia Pike Special Revitalization District 

boundaries amended on the General Land Use Plan 
 
February 25, 2003 Columbia Pike Form Based Code (Section 20 of the 

Zoning Ordinance) adopted  
 
February 10, 2004 Columbia Pike Street Space Plan adopted and Form 

Based Code amended to include new Required 
Building lines  

 
December 10, 2005 U-3144-05-1 deferred to May 20, 2006 
 
May 20, 2006 U-3144-05-1 deferred to October 14, 2006 
 
October 14, 2006 Approved Use Permit U-3144-05-1 to construct 

188- unit multifamily building with ground floor 
retail  

 


