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In 2008, the County Board issued a charge to begin 
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Columbia Pike Neighborhoods Area Plan
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The Vision and Form of Development:   The Plan 
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Existing Conditions, Arbor Heights Apartments Phase I - Initial improvements to site infrastructure

Final Phase - Partial redevelopment of the site can frame the new public space

Subarea I (Western Pike)
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Subarea II (Central Pike)

Final Phase - Private redevelopment can include high-quality building facades lining the Pike to replace parking lots and compliment public 
improvements
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Existing Conditions Phase I - Public infrastructure improvements such as the new 
streetcar, a widened sidewalk, pedestrian lighting and additional 
street trees
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Subarea III (Eastern Pike)

Final Phase - Additional infill or redevelopment transforms the public street space

Existing Conditions, Dominion Plaza Apartments Phase I - A new infill building defines the street edge
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Subarea IV (Foxcroft Heights)
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Potential infill along the Columbia Pike frontage in Foxcroft Heights
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Columbia Pike Illustrative Plan (Western Half)

Columbia Pike

S. Four M
ile R

un D
rive

S
. G

reen
brier S

t.

Illustrative Master Plan

������
$"�� *�� ��#�
2���
,��#.
1�"�

!"(�����6�����
'�����+�
$�#"

Parking Garage

Existing Building

Proposed Building

Greens

� "
 ��������}
("
 ����"�
 2���
 �.�� "M
��6"�
 +�55����.
 �#"��
 ��#
 #"��+��

one way in which physical build-out 
�7
� "
���#.
��"�
+���#
�++��
�++��#M
ing to the policies and recommenda-
}
���
�7
� "
����5*��
2��"
$"�� *��M
hoods Area Plan.  

Notes about the Illustrative Plan:

��������		
���������	�����������������������
��������
cels for potential redevelopment and conservation, 
�����		
������������	����������������������������
����
���� �
��� ����� �������� ���� ������� ���������� �!		�
ideas expressed in this plan are for illustrative pur-
poses only, and represent conceptual ideas, and are 
���� �"�������� ��� ��������� �	���� ��� �������
�	� �����
�����������������	�������
�������������� �
�
�� ����
velopment will be dependent upon the decisions of 
individual property owners to implement change ac-
cording to the policies established by the Columbia 
Pike Neighborhoods Area Plan, and ultimately guided 
by development regulations in the Neighborhoods 
Area Form Based Code. 

2. For Redevelopment areas, pursuant to the Urban 
Form Vision Map in this document, this Illustrative 
Plan shows sites with full redevelopment, sites with a 
mix of existing and new buildings, and other sites with 
only existing buildings.  It is possible for sites shown 
with existing buildings to fully redevelop according 
to the policy recommendations and implementation 
tools described further in Chapter 4 and 5, however, it 
is not anticipated that redevelopment would occur in 
the near to mid-term.  
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Columbia Pike Illustrative Plan (Eastern Half)
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Urban Form Vision Map

Western Columbia Pike (Note: This diagram is conceptual and is non-regulatory.)
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Eastern Columbia Pike (Note: These diagrams are conceptual and are non-regulatory.)

Legend

Urban Mixed-use (description on page 4.24)

10 Stories (8 + 2 Stories with bonus)

8 Stories (6 + 2 Stories with bonus)

6 Stories

5 Stories

Urban Residential (description on page 4.25)

10 Stories (8 + 2 Stories with bonus)

8 Stories (6 + 2 Stories with bonus)

6 Stories

4 Stories

Townhouse/Small Apartment (description on page 4.26)

3 Stories

Detached Residential (description on page 4.27)

3 Stories

Conservation Areas (the FBC would not apply)

Redevelopment Areas (the FBC would apply)
Character Area Types & Corresponding Maximum Building Heights

Conservation (No increased development potential 
considered)

Existing Revitalization District Node

Please refer to the Il lustrative Master Plan in Chapter 
3 to see how the envisioned potential future develop-
ment pattern fits with the Urban Form Vision Map.  

Fillmore Gardens, as shown, will be con-

Alternative Heights for Eastern Area

up to 14 Stories
(8 + 6 stories 
with bonus)

up to 12 Stories
(6 + 6 stories 
with bonus)

up to 4 Stories

Neighborhood Manners
For areas abutting single family development, a lower height will 
be required to ensure an appropriate transition in scale to those 
areas.  See the discussion of “Neighborhood Manners” on page 
4.28 for further discussion. 

mmattauszek
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A Form-Based Regulatory Approach
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Urban Mixed-use Urban Residential Townhouse/Small Apartment Detached Residential

Maximum Building Height  5-8 stories (may be up to 10 
stories in some areas with 
additional bonus height)

 4-8 stories
(may be up to 10 stories in 
some areas with additional 
bonus height)

3 stories, excluding English 
basements and attic stories

3 stories

Facade Transparency Ground floor 33-70%;
Upper floors 20-70%

Ground floor 33-70%;
Upper floors 20-79%

20-70%  25-70%

First Finished Floor Elevation Minimum 0-3 feet, depending 
on use

Minimum 3 feet (for residential 
units)

Minimum 3 feet, maximum 8 feet Minimum 3 feet, maximum 7 feet

Permitted Projections Awnings, bay windows, 
shopfronts, balconies, and 
signs

Awnings, covered entrances, 
bay windows, and balconies

Awnings, bay windows, 
stoops, porches and balconies

Awnings, bay windows, 
stoops, porches and balconies

Minimum First Floor Ceiling Height 12-15 feet above sidewalk, 
depending on use

9 feet clear, 12 feet above 
sidewalk

9 feet clear, 12 feet above 
sidewalk

9 feet clear, 12 feet above 
sidewalk

Percentage Build-To Minimum 75% Minimum 60% or 75%, 
depending on location

Minimum 65% Minimum 60%

Continuous Building Frontage - - Maximum 120 feet -

Minimum Lot Width - - - 40 feet

Minimum Private Open Area 15% of buildable area, at or 
above grade

20% of buildable area, at or 
above grade

15% of buildable area, 
primarily at grade

25% of buildable area, at 
grade
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1. Adopt the Columbia Pike Neighborhoods Area Plan
2. Amend the General Land Use Plan (#5A)
3. Amend the Master Transportation Plan
4. Amend the Zoning Ordinance to include a new Neigh-

borhoods Plan Form Based Code (FBC) (#5B)
5. Amend TDR Policy and Ordinance to allow TDR by 

Use Permit (#5C)
6. Consider undertaking a future study to re-examine the 

existing FBC
7. Establish a Financial Implementation Team to develop 

the full program detail for the financial implementation 
tools 

8. Assist moderate-income homebuyers and existing 
condominium owners (#6D)

9. Provide technical assistance for condominium asso-
ciations (#8E)

10. Work with affordable housing development partners 
when affordable housing proposals seek approval 
through “RA” zoning Use Permit review (#5E)

11. Encourage Affordable-by-Design innovations to in-
crease affordable ownership opportunities

12. Explore development of County and non-profit owned 
land for affordable housing (#8D)

13. Create mechanism to allow County assistance for site 
work for projects with high percentage of affordable 
housing units (#8B)

14. Continue to take full advantage of Federal and State 
funding tools (#6B)

15. Explore the potential interest in a pooled equity fund 
with area foundations, banks and other lenders (#6E)

16. Encourage property owners to sell sites to entities that 
would sustain long-term affordability (#8A)

17. Examine opportunities to generate committed afford-
able housing units on public or non-profit owned prop-
erties (#8A)

18. Continue funding AHIF to support affordable housing 
on Columbia Pike and throughout Arlington  County  
(#6A)

19. Use Tax Increment Public Infrastructure Fund (TIPIF) 
to fund selective key public infrastructure improve-
ments (#6F)

20. Increase awareness amongst property owners regard-
ing available funding or strategies for the rehabilita-
tion of historic structures (#6B)

21. At a property owner’s request, assist in the National 
Register designation process

22. Work with the Community Energy Plan process to 
evaluate the feasibility of designating Columbia Pike 
(or portions thereof) as an energy efficiency district 
and achieve energy efficient buildings (#8C)

23. Encourage Foxcroft Heights Civic Association to 
pursue funding through the Neighborhood Conserva-
tion Program to implement desired traffic calming of 
streets in that neighborhood

24. Continue to use existing tools for acquisition and de-
velopment of new public parks and open space and 
consider dedicated funding sources as part of the 
Land Acquisition and Preservation Policy (LAPP) pro-
cess

25. Continue to examine how non-traditional spaces may 
meet open space needs

26. Pursue grants and partnerships to achieve parks and 
open spaces

27. Continue to monitor on regular intervals the housing 
growth along Columbia Pike and school age popula-
tion to assess school needs

28. Combine compatible new facilities where possible
29. Design new facilities with a proper civic presence

Implementation



Purpose of the Neighborhoods Area Plan

Neighborhoods Area Plan Goals and Objectives
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The Columbia Pike Neighborhoods Area Plan is the f inal phase of 

the Columbia Pike Initiative, an effort initiated in the late 1990s to 

build a safer, cleaner, more competitive and vibrant Columbia Pike 

community.  This Plan will guide future public and private invest-

ment in the residential areas of the Pike corridor according to the 

community’s vision and goals.  
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Columbia Pike Neighborhoods Area Plan
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pay-to-use turnpike in the early 1800s, and evolving 
to a thriving community when the GI’s were return-
ing home from WWII.  Commercial areas were intro-
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has encouraged new pedestrian-oriented, mixed-use 
development as envisioned by the Columbia Pike Ini-
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in the area over the past decade is helping to trans-
form the Pike.
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Land Use and Housing Study to plan for the primar-
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the mixed-use nodes.  The purpose of the study is 
to create a plan to guide public and private invest-
ment coming to the Pike while sustaining a supply of 
housing to serve a community with a broad mix of 
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which may not otherwise happen relying purely on 
market forces and incremental decisions. 
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munity during the planning process, a Plenary Group 
comprised of residents, property owners, commu-
nity leaders and key stakeholders was established to 
provide input as various plan concepts and ideas are 
explored.  There is also a Working Group, comprised 
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the Plenary Group, who are tasked with the review 
and analysis of key issues, and act as a group to for-
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to the Plenary Group and the larger community for 
feedback at key milestones throughout the process. 

The Columbia Pike Neighborhoods Area Plan is the 
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to work with the planning team and apply the knowl-
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and further detail on how the policies and ideas can 
be implemented.

Purpose of the Neighborhoods Area Plan

Columbia Pike Initiative Vision (2002):
To create a vital “Main Street” for adjacent neigh-
borhoods through a lively mix of uses with shop-
fronts, sidewalk cafes, and other commercial uses 
at street level, overlooked by canopy shade trees, 
upper story residences and/or offices.

Columbia Pike will be….

#� A vibrant community with safe neighborhoods 
and active retail and office uses, as well as a 
variety of housing options and types, all involv-
ing a mix of renovation, revitalization, and/or 
redevelopment. 

#� An ethnically diverse and culturally rich com-
munity. 

#� A community that can be easily accessed by 
public transportation and on foot. 

#� A community with well-designed and attractive 
buildings, streetscapes, public art, and open 
spaces that link the commercial corridor with 
the neighborhoods. 

#� A corridor with distinct commercial mixed-use 
districts. 

New development built in the mixed-use nodes under the FBC
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Aerial Map of the Neighborhoods Area Plan study area
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Columbia Pike Neighborhoods Area Plan

Neighborhoods Area Plan Goals and Objectives
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goals are overarching and, although rephrased, the intent of the CPI goals is included.  

Once the goals were established, form and economic analyses completed, community feedback provided 
through intensive design workshops, the vision for the Neighborhoods area was established.  The approach 
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centives in order to improve the physical form of development and to strengthen Columbia Pike’s 
market appeal in Arlington and the region.

Columbia Pike, Arlington, VA

New York, NY

Seattle, WA
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*3
 Promote the Pike’s diverse population and seek ways to bring the community together to share 
ideas and cultures.
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living with competitive choices for housing, transportation access, goods, and services to entice 
existing and future residents when they are evaluating household expenses and housing locations.

#3
 Design complete streets, accessible and diverse open spaces and community centers, trail connec-
tions, and sustainable places and mixed-use buildings to enhance health and wellness. 

"3
 Support the streetcar initiative and convert auto-oriented, aging properties and land uses into 
walkable, transit-oriented properties.

73
 Meet the daily demands of the community with access to well-performing public facilities, sup-
port services, and schools along the Pike corridor.

�3
 Ensure Columbia Pike’s long term economic sustainability through a Plan that will generate suf-
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improvements.

 3
 Incorporate diverse residential building forms to allow the Pike’s population to maintain residency 
over time and as personal needs change.  Allow for accessible and adaptive design solutions when 
designing buildings and public spaces to accommodate various modes of mobility. 
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General 
�3
 Support Columbia Pike events and marketing to enhance and elevate the profile of this area as a 

place to live, work, seek entertainment, shop, and dine out. 
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*3
 Increase the amount of housing stock along Columbia Pike to accommodate housing demands for 

this well-located and transit-served section of Arlington.  

+3
 Enhance and sustain single- and multi-family residential neighborhoods surrounding commercial 
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stops along the Pike to encourage and bolster the planned streetcar system and other transit 
modes and to reduce single occupant vehicle trips. 

Montgomery, AL

Columbia Pike, Arlington, VA

Hudson Valley, NY
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#3
 Create active, lively, 18-hour commercial centers by implementing the Columbia Pike Initiative 
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restaurant establishments, hotels, and other commercial businesses. 

"3
 Focus main street-type retail in the commercial centers and allow for other commercial uses, such 
as convenience retail and professional offices, in limited locations in the residential areas, primar-
ily at streetcar stops and potentially in other needed locations along the Pike, to meet daily needs 
for the Pike community. 

73
 Provide assistance to small businesses seeking to expand, secure or locate space for business in 
the commercial centers along Columbia Pike. 

�3
  Develop a plan for the eastern end of the Pike to serve as the major gateway into the Corridor 
with a mix of commercial and residential uses and in a manner that is complimentary to the 
nearby Federal facilities and memorials. 

��7������+���"�2������

 3
 �������"
��
�����#"
� "
+��#�����
�7
��*��+
�������"�
��
�����"
�#"����"
+���+��.�
"77�+�"�+.�
��#


sustainability for future planned development.
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"3
 Support retention of existing and the creation of new ownership units available and priced to 
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�3
 Distribute the range of affordability levels over the entire study area.  Explore options for pres-
ervation that address concentrations of affordable housing.  Explore options for mixed income 
buildings.

 3
 Increase the supply of affordable efficiencies and affordable units with 3 or more bedrooms.  
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subsidies or additional units, or a combination of the two.

�3
 Establish measures to monitor the impact of housing plans on schools and other public facilities.

�3
 &".
�"���+�
��
?4�5��"
7��
=������
N*�"+��("��

¥
 Goals and outcomes will be measured both in terms of unit counts and number of households.

¥
 Subareas and civic association boundaries will be among the geographies that will be used to 
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the civic association boundaries.

¥
 Projected schools populations and other impacts to other public facilities will be monitored as 
recommendations are developed.
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�3
 Improve transit capacity and connections by developing the Columbia Pike streetcar, enhancing 

local bus services within neighborhoods, and increasing bus service between Columbia Pike and 
other parts of Arlington County.
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ments and activity centers.

Columbia Pike, Arlington, VA

Washington, DC

Columbia Pike, Arlington, VA
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+3
 Continue planning for the Columbia Pike multi-modal improvements that will improve traffic flow 
without increasing vehicle speeds by providing a five-lane street section with trees, landscaping 
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#3
 When planning for new, or improvements to existing, pedestrian and bicycle connections, ensure 
routes are safe by incorporating lighting, visibility, and accessibility design standards. 

"3
 Provide fully accessible pathways from residential developments to transit stops and public spac-
es along Columbia Pike.

73
 Take advantage of new development to expand the street grid in order to provide alternative 
access options for pedestrians, bicyclists and motorists to reach Columbia Pike and surrounding 
neighborhoods.

�3
 Incorporate alleys and reduce driveways on Columbia Pike to improve overall traffic and transit 
operations in the Corridor.

 3
 Use traffic-calming principles for improving existing streets and in designing new streets to reduce 
vehicle speeds and improve pedestrian safety.

�3
 Complete bicycle routes along streets and trails parallel to Columbia Pike.

�3
 Provide sensitively-designed multi-use trails to provide access for the public to enjoy. 
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development to enhance the overall housing stock along Columbia Pike.

*3
 ?(�����"
�� "�
����+���"�
�����#"
�7
� "
"4������
�"(�����6�����
#�����+�
7��
���"�����
��"�"�(�����@


+3
 �����#"��
- "�"
�����+�*�"�
*���#���
"4��������
��+ 
��
�*�5�M������
�"+����6���
� "
�""#
��
*"

sympathetic to scale, materials, rhythm, and building placement. 

Tree Canopy
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or renovation projects. 

"3
 Preserve and expand the existing tree canopy, with particular attention given to cultivating a di-
verse species mix.  

Columbia Pike area, Arlington, VA

Columbia Pike area, Arlington, VA

Columbia Pike area, Arlington, VA
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Open Space
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gathering spaces for the Pike community, and visitors, to enjoy during the week, weekends, and 
for special events.

�3
 Achieve new public open spaces that serve a variety of users and uses and meet the needs of the 
growing community, and seek ways to improve connections among open spaces to enhance access 
to the open space network. 

 3
 To retain neighborhood character in residential areas, consider private open spaces around resi-
dential buildings when planning for renovation and redevelopment projects. 

�3
 Preserve existing parks, woodland areas, and public space within the Columbia Pike study area 
and identify opportunities for expansion.
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 Identify opportunities and create new partnerships with Arlington Public Schools and other private, 
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�3
 Coordinate the arrangement and connectivity of public spaces, including the streets, sidewalks, 

interior walkways, and a variety of public open spaces, in order to establish a coherent framework 
around which redevelopment and renovation shall occur.
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+3
 Maintain relief in the built environment for light, air, landscape plantings, and gathering spaces 
through the strategic orientation of buildings and placement of open spaces.

#3
 Create distinct block edges and vary elevations to better frame the public realm and to enhance 
views from within the public realm.

Columbia Pike area, Arlington, VA

Washington, DC

Columbia Pike, Arlington, VA



1.11J U N E  7,  2012 D R A F T

Columbia Pike Neighborhoods Area Plan

"3
 Identify areas for new streets, or pedestrian corridors, to reduce the scale of large blocks and 
improve the urban form and pedestrian experience while respecting the character of the Corridor.  
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�3
 Ensure that new development is appropriately scaled in height and mass to provide a compatible 
transition to existing and planned lower-density, lower-scaled development.

 3
 Locate parking, service and loading areas away from public view corridors. 
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�3
 As part of new development and renovation, apply compatible architectural design and materials 

with historic resources that will generate urban, foreground structures built with durable, lasting 
materials. 

�3
 Use distinctive architectural designs to distinguish residential areas from commercial centers and 
to enhance visual appeal along the Corridor. 
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�3
 Incorporate public art consistent with the Public Art Master Plan.  
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�3
 Implement the County standards for environmental sustainability and overall energy efficiency 
as integral parts of all aspects of neighborhood and building design and development, including 
district energy appropriate building systems and infrastructure. 

*3
 Design buildings and neighborhoods using the best available, and economically feasible, technol-
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+3
 Provide ample opportunities for community gardens, food markets or other safe and viable food 
exchanges, and roof-top gardening to contribute to the overall health of the community. 
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Public Participation has played a critical role in the creation of the 

Columbia Pike Neighborhoods Area Plan.  The planning process was 

designed to be a collaborative effort, with many opportunities for 

feedback and interaction between the planning team, county staff and 

Arlington community, so that the f inal plan policies and action items 

will reflect the goals and desires of the community.  This chapter con-

tains a brief summary of the meetings and interaction that led to the 

creation of the Neighborhoods Area Plan.
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Analysis of Representative Sites
At the onset of the analysis phase, nine repre-
sentative sites were selected by the Working 
Group and Dover-Kohl team for analysis (refer to 
Appendix B).  These sites were selected as they 
represent “prototypical” conditions; some are gar-
den apartments, some mid-rise, some high-rise.  
They are a variety of sizes, and located at various 
intervals along the corridor (east, central, west).  
By understanding the economics of various pos-
sible future interventions (such as preservation/
renovation, partial redevelopment, or full redevel-
opment), the planning team identified policies and 
tools that could help the community realize their 
goals if these scenarios were to transpire in the 
future.  

In each scenario, the study goals and sustainable 
urbanism principles were used to direct interven-
tions to urban form.  These drawings and detailed 
financial analysis were reviewed to see how well 
each would meet the established goals, including 
the ambitious goal for retaining 100% of the cur-
rent market rate affordable units.  The team then 
identified what trade-offs, if any, might need to be 
considered. 

Plenary Group Meeting #6: Kick-off and Discussion

Preliminary Analysis
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Working on-site during the Analysis Workshop

Let’s Talk Housing forum

Analysis Work-in-Progress Presentation



2.5

Columbia Pike Neighborhoods Area Plan

J U N E  7,  2012 D R A F T 

Preliminary Analysis
Arbor Heights (formerly Magnolia Commons) was one of nine “representative” sites selected for detailed urban and economic analysis during the January 2011 workshop; below 
is a brief summary of the analysis completed which helped inform the vision and planning process (a complete summary of analysis for all nine sites can be found in Appendix B).  

Scenario 1: Renovation + Site Improvements
In this scenario, existing units are retained 
and renovated.  Site improvements enhance 
the livability of the area.  Changes include 
transforming a parking lot into a tree-lined 
street with diagonal parking, a new linear 
green space adjacent to 8th Road S, and 
a new east - west street that could poten-
tially connect across adjacent parcels in the 
future.

�������	
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�������	�����
Incorporating the site infrastructure im-
provements shown in the first scenario, this 
sketch explores infill of underutilized site 
areas, and redevelopment of select build-
ings.  New buildings frame the linear green 
and define the Pike’s edge. In this scenario, 
the value provided by new development (in-
cluding the addition of for-sale townhouse 
units) provides a significant reduction in the 
financial gap.
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�������	�����
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���
����
This scenario explores high density devel-
opment along the Pike (near planned tran-
sit), and preserves existing buildings uphill. 
In this scenario, higher-density develop-
ment (at a ratio of 4.6 units per each unit 
replaced) provides a greater cross-subsidy 
from the returns from market-rate develop-
ment to offset the costs of creating afford-
able units.

COLUMBIA PIKE

8TH RD. S.

New Buildings

Existing Buildings

Semi-private Space

Public Greens

PLAN LEGEND

COLUMBIA PIKE

8TH RD. S.

COLUMBIA PIKE

8TH RD. S.

*“Gap per affordable 
unit” is the estimated dif-
ference between total 
development costs and 
the amount that can be 
expected to be provided 
by private investment for 
each new committed af-
fordable unit.  This is an 
indicator of the scale of 
public subsidy that is 
needed to support each 
committed affordable unit.  GAP PER AFFORDABLE UNIT: $19,000.*GAP PER AFFORDABLE UNIT: $30,000.*GAP PER AFFORDABLE UNIT: $64,000.*
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Participants at pre-charrette Foxcroft Heights meetings provided 
input through question and answer sessions, group discussions, 
one-on-one conversations, as well as through written exit surveys. 

Foxcroft Heights Hands-on Design Session
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A number of possibilities were explored for the future of Foxcroft Heights both prior to and during the char-
rette. There were a number of issues in which the Foxcroft community was unable to come to a consensus 
on, including acceptable building heights, the nature of possible redevelopment (if at all) in the core of 
the neighborhood, and the need for street improvements.  Shown here are some of the renderings and 
sketches that were produced during the early stages of discussion.    

Several early sketches showing the possibility of incremental redevelopment of some lots set amongst existing homes 
and townhomes in Foxcroft Heights

A range of scales for new development was explored for the frontage along 
Columbia Pike in Foxcroft Heights.

Example table drawings from the Foxcroft Hands-on Session (March 26)
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The Charrette
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Charrette is a French word that translates as ‘‘little cart.’’ At the leading architecture school of the 19th cen-
tury, the École des Beaux-Arts in Paris, students would be assigned a tough design problem to work out under 
pressure of time.  They would continue sketching as fast as they could, even as little carts, charrettes, carried 
their drawing boards away to be judged and graded.  Today, ‘‘charrette’’ has come to describe a rapid, inten-
sive and creative work session in which a design team focuses in a particular design problem and arrives at 
a collaborative solution.  Charrettes are product-oriented.  The public charrette is fast becoming a preferred 
way to face the planning challenges confronting American communities.

Banner hung over the Pike in the weeks prior to the charrette

COME SHARE YOUR IDEAS!
CHARRETTE JUNE 24 – JUNE 30 ��WWW.PIKENEIGHBORHOODSPLAN.COM
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Christopher Zimmerman, Arlington County Board Chairman, wel-
comes the crowd to the Kick-off Presentation.

Keypad polling was used to gather input during the presentation.

Community members ask questions for consideration during the week.
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At the Hands-On Design Session, residents were asked to identify building forms and architectural characters they most and least preferred with red and green dots from 
a sampling of photos of various scales of development; below is a sampling of the results. 
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Sampling of community notes and drawings from the Hands-on Design Session
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Reviewing feedback from Hands on SessionTeam members working in the studio
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Drawings and big ideas being shown during Open House
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(Community Responses at the Work-in-Progress Presentation)

The community’s input during the work in progress presentation was 
documented using key polling questions and written exit surveys
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The community-driven vision for the Columbia Pike neighborhoods is 

described here through plans, illustrations and diagrams.  The Illustra-

tive Master Plan for the Columbia Pike Neighborhoods identif ies key 

areas for future growth, redevelopment, preservation and open space.  

This Chapter includes specif ic design details and recommendations for 

each of the four subareas along the Pike.    
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A Vision for The Pike Neighborhoods

This chapter presents a comprehensive vision for 
the future form of development in the Columbia 
Pike corridor.  Building upon the 2002 Columbia 
Pike Initiative vision that includes a vibrant main 
street with distinct commercial mixed-use dis-
tricts, an ethnically diverse and culturally rich 
community, a multimodal transportation system, 
and well designed and attractive buildings and 
public spaces, the Columbia Pike Neighborhoods 
Area Plan provides a refined future vision for the 
residential areas along the Pike. This refined vi-
sion is based upon community input expressed 
throughout the planning process, with an overall 
goal of obtaining a sustainable, enhanced physi-
cal form of development along Columbia Pike to 
support a diverse, mixed-income community.  This 
refined vision includes a healthy community with 
high quality of life; strong single-family and multi-
family neighborhoods that support the mixed-use 
commercial centers; a mixed housing stock that 
serves diverse households; a corridor of multi-
modal transportation options, including increased 
connectivity for all travel modes; sustainable 
building forms that support walkability and cre-
ate a distinct identity for the Pike neighborhoods; 
sensitivity to historic buildings and neighborhood 
character; new and improved open spaces; com-
patible transitions between residential neighbor-
hoods and commercial centers; and development 
that is sustainable and energy efficient.

This vision for the Pike’s future is conveyed in this 
chapter through an illustrative plan and visualiza-
tions.  The Illustrative Master Plan synthesizes 
community ideas and depicts one way in which 
physical build-out of the study area could occur 
according to the goals, policies and recommenda-

tions of the Plan.  By showing the Plan’s policies 
and recommendations applied to actual proper-
ties, streets, and public spaces along the corridor, 
the feasibility and suitability of Plan goals have 
been analyzed, allowing for interactive refine-
ment with the Arlington community.

The Neighborhoods Area Plan study area consists 
primarily of multi-family residential complexes lo-
cated in the Pike corridor between the mixed-use 
Revitalization District Nodes.  These multi-family 
areas (those designated as Low-Medium and Me-
dium on the General Land Use Plan) comprise the 
study area since these areas are most predisposed 
to future economic and physical change.  Deci-
sions for property owners of these large complex-
es will impact hundreds of residents and units.  
Having a plan in place can ensure future change 
happens according to the community’s vision.  In 
the primarily single-family areas beyond the study 
area, by comparison, less future change is antici-
pated.  While the single family areas have gen-
erally not been included in the study area, they 
have been taken into consideration when drafting 
policy recommendations to create a holistic plan.  
(The Foxcroft Heights neighborhood is an excep-
tion; due to the amount of change planned in the 
immediate surroundings, including the closing of 
the Navy Annex and expansion of Arlington Na-
tional Cemetery, this single-family area was also 
included to be able to proactively plan for the fu-
ture.  Similarly, the Carver Homes area within the 
Arlington View neighborhood has been included 
in the study.  The property is an aging complex of 
townhouse units with considerable pressures and 
limited options due to its non-conforming zoning 
status.  The County considered the timing would 

be appropriate to examine both of these areas as 
part of the larger residential study and to attempt 
to establish a future vision collaboratively with 
each respective community.)  

The corridor has been divided into four subareas 
for focused analysis and concentration: Subarea 
I (Western Pike), Subarea II (Central Pike), Sub-
area III (Eastern Pike), and Subarea IV (Foxcroft 
Heights).  While there is a great deal of similar-
ity between the various subareas along Columbia 
Pike, there are some distinct differences as well 
which present unique opportunities and chal-
lenges for future growth. Following is a general 
synopsis of the existing conditions within the four 
subareas, along with observations by the design 
team and a general summary of the urban form 
vision established through this Plan.  Additional 
design details and recommendations can be found 
on the pages that follow. 
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The western portion of the Columbia Pike Neigh-
borhoods Area Plan is a mix of rental apartment 
buildings of various vintages and several condo-
miniums. Heights vary widely, with a handful of 
nine and ten story buildings close to the Pike, as 
well as many two and three story garden apart-
ments and townhouses to the north.  The area 
contains large blocks and a lack of east-west road 
connections running parallel to the Pike.  While 
there is an abundance of open space centered 
around the Four Mile Run to the east and the 
Glencarlyn Park to the north, there is a lack of 
connectivity to this green space.  An examination 
of topography reveals many steep areas which 



3.4

Vision

J U N E  7,  2012 D R A F T 

break up the neighborhood and partially explains 
the disconnected form of existing development.

The urban form vision for this area seeks to stitch 
together these disconnected areas with new pe-
destrian and vehicular connections as well as new 
open spaces in strategic locations.  These connec-
tions can be a benefit to the community achieved 
through redevelopment.  New mixed use buildings 
could occur adjacent to the Revitalization District 
Nodes, with the balance of new development be-
ing residential of varying densities.  The great-
est density is envisioned to be possible along the 
Pike, compatible with the existing taller buildings 
found there, decreasing as one moves further into 
the neighborhoods.  New development accord-
ing to the Plan will follow form-based regulations 
for massing, height, and relationship of buildings 
(and parking) to the street, to achieve community 
goals for walkability and sustainable urban form.
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The central portion of the Columbia Pike Neigh-
borhoods Area Plan is dominated by several large 
rental garden apartments complexes, such as 
Barcroft and Westmont Gardens. The heights of 
most existing buildings are three to four stories, 
however the towers forming The Brittany Condo-
minium are up to fourteen stories. The area lies 
between three Revitalization District Nodes. The 
central area is characterized by large blocks and 
missing street connections, particularly around 
Doctor’s Branch Park. This park, along with nearby 
Four Mile Run to the west and Barcroft Park to the 
southwest serve as easily accessible recreational 
areas for residents. Steep topography is mostly 

Aerial Map of the Neighborhoods Area Plan study area

Columbia Pike

S. Four Mile Run Drive I-3
95

S. Washington Blvd.

S. G
lebe R

oad

Columbia Pike Planning Area

Neighborhoods Area Plan Study Area

Revitalization District Node

SUBAREA 1

SUBAREA 2

SUBAREA 3

SUBAREA 4

concentrated within the park spaces, but also cre-
ates a few challenging building sites within the 
Barcroft Apartments. Many other areas sit on rel-
atively flat land.

The urban form vision for this area seeks to retain 
a large area with historic buildings, open spaces, 
trees, and affordable housing amidst appropri-
ate redevelopment areas to achieve plan goals 
for affordable housing and an enhanced urban 
form.  Much of the Barcroft complex is envisioned 
to remain preserved, in exchange for redevelop-
ment at the edges where change would bring the 

greatest benefit to the public realm.  For example, 
redevelopment of the northeastern corner of the 
Barcroft property adjacent to (and completing) 
the mixed-use Revitalization District Node is ideal 
for redevelopment, given its proximity to future 
transit and the possibility of enhancing the walk-
ability of the Pike frontage.  Other sites along the 
Pike are envisioned for redevelopment in an effort 
to best attain plan goals such as walkability, new 
street connectivity and public open spaces, an en-
hanced urban realm, and retention of affordable 
housing.
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The eastern portion of the Columbia Pike Neigh-
borhoods Area Plan contains a great variety of 
building forms, including much taller (over ten 
stories) buildings surrounded by surface parking, 
and also neighborhoods with single-family de-
tached homes.  A relatively poor and disconnect-
ed street network forces most vehicular traffic 
onto Columbia Pike. No parallel east-west route 
exists in this location, causing a bottleneck of 
both local and through traffic. Flatter topography 
provides a greater opportunity for redevelopment 
in this area which could allow for more efficient 
use of the land. The Towers Park is located here, 
offering tennis courts, a basketball court, a play-
ground, and other recreational facilities. Penrose 
Park, located nearby, offers additional recreation-
al options within walking distance. The Army & 
Navy Country Club immediately to the south of-
fers views of open green space from many of the 
area buildings, despite being closed to the general 
public.

The urban form vision for this area encourages in-
fill and redevelopment of suburban building forms 
(buildings surrounded by parking) in a sustainable 
fashion, while accruing community benefits such 
as affordable housing, new street connections and 
open space.  Potential building height in this area 
is greater than other areas of the Pike, compatible 
with the greater height of existing buildings, with 
a transition or step-down at the edges to exist-
ing single family neighborhoods.  All new build-
ings will be street-oriented; coupled with smart 
street design, this will greatly enhance pedestrian 
and bike opportunities. A new central open space 
is envisioned for this area, to provide a central 

gathering space and recreational opportunity for 
existing and future residents.  Fillmore Gardens 
and Arlington Village are similar to the Barcroft 
campus of buildings, open space, and affordable 
housing and are recommended to remain in their 
current form.
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Foxcroft Heights sits at the far eastern end of 
the Columbia Pike Neighborhoods Area Plan and 
within close proximity to the Pentagon, Arlington 
National Cemetery, and Myer-Henderson Hall. 
The neighborhood is small (around 15 acres) and 
made up mostly of rowhouses, single-family de-
tached homes, and several small apartment build-
ings. The sixteen story Sheraton National Hotel 
sits at the southwestern corner of the neighbor-
hood adjacent to Columbia Pike and Washington 
Boulevard. Though centrally located, Foxcroft 
Heights is relatively isolated due to its position 
between several large highways and federal facili-
ties. There are excellent views across the Potomac 
River toward the District of Columbia from the 
Sheraton National Hotel. The existing Navy Annex 
building to the east is slated for demolition in the 
near future.

The majority of the Foxcroft Heights neighbor-
hood, including all of the single-family homes and 
rowhouses along Ode and Oak Streets, is envi-
sioned to remain in its current state as a conserva-
tion area and no redevelopment or infill incentives 
are proposed; individual property owners may 
continue to make changes to property in manners 
consistent with the existing zoning regulations.  
General improvements to streets throughout the 

neighborhood are recommended to help slow 
traffic and increase walkability, which may include 
new / widened sidewalks, street trees, and cross-
walks which could be implemented through Coun-
ty programs such as the Neighborhood Conserva-
tion program.  A new access road is envisioned to 
the east to provide a more direct connection from 
Columbia Pike to the Myer-Henderson Hall base 
and handle the vehicular trips to and from that 
area south toward the Pike.  New mixed-use build-
ings are envisioned for the Pike frontage, to im-
prove the pedestrian experience and may provide 
neighborhood-serving retail space with additional 
residential units. The scale and character of build-
ings on these sites would be in keeping with the 
architecture of the neighborhood yet offer a de-
velopment pattern consistent with plans for oth-
er parts of the Columbia Pike frontage and meet 
other goals of the study including preservation of 
affordable housing.
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Columbia Pike Illustrative Plan (Western Half)
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community ideas and depicts one way 
in which physical build-out of the study 
area could occur according to the poli-
+�"�
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�"+�55"�#�}
���
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��M
lumbia Pike Neighborhoods Area Plan.  

Notes about the Illustrative Plan:

��������		
���������	�����������������������
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cels for potential redevelopment and conservation, 
�����		
������������	����������������������������
����
���� �
��� ����� �������� ���� ������� ���������� �!		�
ideas expressed in this plan are for illustrative pur-
poses only, and represent conceptual ideas, and are 
���� �"�������� ��� ��������� �	���� ��� �������
�	� �����
�����������������	�������
�������������� �
�
�� ����
velopment will be dependent upon the decisions of 
individual property owners to implement change ac-
cording to the policies established by the Columbia 
Pike Neighborhoods Area Plan, and ultimately guided 
by development regulations in the Neighborhoods 
Area Form Based Code. 

2. For Redevelopment areas, pursuant to the Urban 
Form Vision Map in this document, this Illustrative 
Plan shows sites with full redevelopment, sites with a 
mix of existing and new buildings, and other sites with 
only existing buildings.  It is possible for sites shown 
with existing buildings to fully redevelop according 
to the policy recommendations and implementation 
tools described further in Chapter 4 and 5, however, it 
is not anticipated that redevelopment would occur in 
the near to mid-term.
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Columbia Pike Illustrative Plan (Eastern Half)
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the form of stairs) has been envisioned 
leading south to the Pike, allowing resi-
dents to more easily access to retail and 
transit. At a point when redevelopment 
of these buildings makes economic 
sense, the area is targeted for new mid-
rise buildings.  

Given its adjacency to a Revitalization 
District Node, the corner of Greenbrier 
Apartments has been identified as an 
area for a substantial new mixed-use 
building.  Additional areas for infill and 
redevelopment on the site have also 
been envisioned.  

A new “green connector ” running 
through the neighborhood from Co-
lumbia Pike to Tyrol Hill Park acts as 
a pedestrian spine to provide an addi-
tional pedestrian connection from the 
upper reaches of Columbia Heights 
West to Columbia Pike.  

7th Street South should be designated 
a “Safe Route” leading to Campbell El-
ementary School.

New infill buildings create complete, 
two-sided street spaces.

Several opportunities were found for 
taller buildings directly along Colum-
bia Pike, with heights stepping down 
to meet existing neighborhoods be-
yond.  

Columbia 
Heights 

West

Columbia 
Forest

Aerial view of Subarea 1 and its surroundings

Neighborhoods in Subarea I

A new bridge for pedestrians and cy-
clists over Four Mile Run connects the 
end of 9th Street South (a planned 
“bike boulevard”) with South Arlington 
Mill Drive to the west.  This connection 
also ties in with the Washington and 
Old Dominion Trail, and the   Four Mile 
Run Trail, both part of a wider system 
of trails.   

With redevelopment of the Columbia 
Grove site and infill buildings at Wild-
wood Park, a new pedestrian connec-
tion is envisioned between the two 
properties to increase east-west con-
nectivity.  This potential connection 
will allow residents easier access to 
commercial amenities on the Pike and 
to the future streetcar.   

Partial redevelopment and preserva-
tion of Arbor Heights (formerly known 
as Magnolia Commons) has been ex-
plored, as well as the introduction of 
a new park space.  See page 3.8 for 
illustrations of this area.  

Space was identified for a small, flat 
playing field across from Tyrol Hills 
Park as part of a partial redevelopment 
scheme for Tyrol Hills Apartments.  

At The Fields, each of the existing build-
ings are retained while identifying ways 
��� ��� �� ����� ��� ���������	� ��'� <
�	�-
ing types onto the site and improve the 
overall street network.  New road con-
nections have been made west toward 
Arbor Heights and east toward Emer-
son Street.  A pedestrian connection (in 
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Existing Conditions

Phase I - Initial improvements to site infrastructure
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sible open space was explored along South Frederick 
Street, between Columbia Pike and 8th Road South.  
Currently a parking lot, the street space is shown here 
divided into two one-way streets separated by a new 
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complished when redevelopment of the site along 
Columbia Pike occurs and the driveway and parking 
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would also contribute to a more walkable environ-
ment.   

Location of this view at Arbor Heights
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Final Phase
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Alcova 
Heights

Barcroft 
Village

Neighborhoods in Subarea II

Barcroft

Douglas Park

Redevelopment of the northeastern cor-
ner of the Barcroft property is shown at 
the intersection of George Mason Drive 
and adjacent to (and completing) the 
mixed-use Revitalization District Node.  
This location is ideal for redevelopment, 
given its proximity to future transit and 
the possibility of enhancing the walkabil-
ity of the Pike frontage.  See page 3.15 
for an illustration of this area.

The majority of Barcroft’s original garden 
apartments are envisioned to remain 
preserved, in exchange for redevelop-
ment at the edges.  Barcroft contains the 
largest single stock of affordable rental 
units on Columbia Pike and includes an 
impressive cohesive campus of garden 
style buildings, open space, and mature 
shade trees.  Tools including Transfer of 
Development Rights (TDR) are recom-
mended to help incentivize building ren-
ovations and preservation of affordable 
housing.  

Several site improvements, new pub-
licly-accessible open spaces, and ad-
ditional road connections have been 
shown in Barcroft Apartments.  

=�
���>�����	��=�����������'������-
��
��� ��
��� �����	� ��'� ��������-
ented buildings.  

Redevelopment of several sites high on 
the hill along Four Mile Run Drive would 
yield new mid-rise apartment buildings 
opposite the 14 story Brittany Condo-
minium towers.   

A

B

Aerial view of Subarea II and its surroundingsC

D

E

Complete redevelopment of the West-
mont Gardens site has been illustrated.  
Westmont occupies a prime location 
along the Pike.  A new publicly-accessi-
ble park space containing a playground 
and exercise equipment is located at the 
southern edge of the site across from ex-
isting single-family homes. Lower build-
ings on the Westmont site step down to 
carefully meet existing neighborhoods.  
See page 3.14 for an illustration of this 
area. 

Similar redevelopment potential is envi-
sioned for Oakland Apartments and Que-
bec Apartments as they are adjacent to 
existing Revitalization Districts and each 
include a planned future streetcar stop. 

The potential for long-range redevel-
opment of the Dundree Knolls Condo-
miniums with Pike-facing buildings and 
townhouses has been envisioned.  The 
current townhouses face away from Co-
lumbia Pike with their backyards along 
the sidewalk, creating an uncomfortable 
pedestrian experience.  A long blank 
fence lines the sidewalk, with no natural 
surveillance from within the homes.  
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Existing Conditions

Phase I - The new streetcar comes in, along with improvements to the sidewalk, lighting and additional street trees
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buildings can be placed behind deeper setbacks con-
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ing years will bring more pedestrians along the Pike.  

Location of this view along Columbia Pike
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Final Phase
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View of the Westmont Gardens site, looking north 
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View from Columbia Pike looking into Barcroft, showing mixed-use development and apartments along a new street framing the view toward historic buildings 
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Shown is the potential for new street-
�������� ���		� ����	��?���� ��
��� ����
intersection of 12th Street and South 
Courthouse Road.  See page 3.20 for il-
lustrations and details about the design 
concept for this area 

A new publicly accessible park is envi-
sioned for the southern portion of the 
current site of Dorchester Apartments, as 
part of redevelopment of the remainder 
of the site at higher densities.  In addition 
to a large open lawn for informal soccer 
and football games, a childrens’ “spray-
ground” (on the south side of 12th Street) 
and pavilion have been illustrated. See 
page 3.18 for details.  

As the off ramp from Washington Boule-
���� ��� ������
��@� ��'	�� ����� ������
on VDOT property could become an ideal 
site for community gardens.  

12th Street is extended to the west, cre-
ating a crucial east-west connection

The currently private dog park and tot lot 
are envisioned to become publicly acces-
sible in the future

X�'� ���		�����	��?����<����������>�	-
lington would add new residential units 
������	��������������
�����������������
dog park  

Low-density redevelopment has been 
illustrated at Carver Homes, which rep-
resents a townhouse form of develop-
ment with a low-scale apartment building 
on one corner.  A large open space has 

Fillmore Gardens contains the second 
largest inventory of affordable rental units 
along the Pike.  Similar to Barcroft Apart-
?����@������������	��������������������-
cant open space and a cohesive campus 
of garden style buildings.  Therefore, it 
has been shown preserved.  A portion 
of the Fillmore Gardens site is located 
outside of the Pike Neighborhoods Plan 
study area and is part of one of the Revi-
talization District Nodes.  This portion of 
the site may be redeveloped under the 
existing form based code in exchange for 
full preservation of the remaining portion 
of the site located within the study area.  
Tools including Transfer of Development 
Rights (TDR) are recommended in order 
to help incentivize unit renovation and 
preservation of affordable housing.   

Arlington Village, and the surrounding 
garden style apartments and condomini-
ums, are envisioned to remain in their ex-
isting state as a conservation area.    

Formalizing several existing parking lots 
into a network of real streets around The 
Wellington will provide the opportunity for 
���������	� ��'� ���		� ����	��?���� '��	��
improving the walkability and vehicular 
mobility of the area.  

The existing open space in front of 
Dorchester Towers could become a for-
mal public green in the future (coincid-
���� '���� ���		� ����	��?���� ��� ���� ����[�
through the addition of new streets on the 
east and north sides and the creation of a 
civic structure or kiosk at the eastern end  
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Aerial view of Subarea III and its surroundings
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been retained at the southwestern corner 
of the property to maintain the neighbor-
hood character 

Redevelopment of the Dorchester Apart-
ments site is envisioned along a new 
street with parking structures (see page 
3.19) hidden in the center of the blocks 
and topped with amenity decks, or placed 
underground.   Proximity to the Pike and 
mixed-use Revitalization District Node 
dictate taller buildings in this location.

A new publicly-accessible park space 
on the southern portion of Dominion 
Towers lies between the proposed 
roadway and golf course.     
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View of a new park with buildings facing onto the space from all sides, providing a new amenity within close walking distance of many eastern Pike residents
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Parking garage

Liner buildings

Amenity deck above parking garage

Accommodating Parking Garages in a Walkable Environment

Structured parking has been shown on the Illustrative Plan for many of the buildings in Subarea 3, as well as in several other locations along the Pike. Due to con-
strained sites and increased densities in this area, parking structures would be necessary to meet the parking requirements of new buildings. Within highly walkable 
neighborhoods, such as those envisioned by the Pike Neighborhoods Area Plan, it is essential that these  parking garages are designed to be both functional and 
discreet.

The diagrams here show how parking can be concealed from view (mid-block) of adjacent streets by habitable “liner” space. Amenity Decks can be placed above the 
garage to create pleasant views from units facing the interior of the block. 
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Existing Conditions

Phase I
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development, while simultaneously adding value and 
a greater variety of housing types to already occupied 
sites.  Here, several shallow townhomes are added 
at the corner of 12th Street and Courthouse Road.  
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the vitality and walkability of neighborhood streets 
throughout the corridor.

Location of this view at Dominion Plaza
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Final Phase
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New low- to medium-scale mixed use 
buildings along the Pike improve the 
street frontage while providing neigh-
borhood-serving retail space and ad-
ditional residential units.  The scale 
and character of buildings on these 
sites would be in keeping with the ar-
chitecture of the neighborhood, and 
buildings would transition down to the 
adjacent single-family areas.  

With the 16-story Sheraton National 
Hotel and heavy vehicular traffic go-
ing in and out of Myer-Henderson Hall, 
two land uses that are planned to re-
main, Orme Street is identified as a lo-
cation for Incremental redevelopment 
of existing rowhouses as taller, live-
work townhouses or small apartment 
buildings.  This building form would of-
fer an alternative form of development 
to better bridge the two intensive, ad-
jacent uses and maintain an appropri-
ate transition to the existing neighbor-
hood to the east.   

The majority of the Foxcroft Heights 
neighborhood, including all of the 
single-family homes and rowhouses 
along Ode and Oak Streets, is envi-
sioned to remain in its current state as 
conservation areas and no redevelop-
ment or infill is contemplated. 

The primary entrance to Myer-Hender-
son Hall at the end of Orme Street

Although a narrow space, new infill 
townhouses along Columbia Pike on 

A

B

the corner of the Sheraton National 
Hotel property creates a more attrac-
tive street frontage and screens views 
of driveways from the sidewalk.

Ode and Oak Streets are envisioned to 
remain as one-way roads. General im-
provements to streets throughout the 
neighborhood will help to slow traffic, 
and increase walkability through new/
widened sidewalks, street trees, and 
crosswalks.  See pages 3.26 and 3.27 
for detailed information about recom-
mended streetscape changes.  

Demolition of the Navy Annex is ex-
pected to begin soon.  This will be the 
future site of an expansion to Arlington 
National Cemetery.

A new access road is envisioned to 
provide a more direct connection from 
Columbia Pike to the Myer-Henderson 
Hall base and handle the vehicular 
trips to and from that area south to-
ward the Pike.  
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Aerial view of Foxcroft Heights and its surroundings
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Looking north on Orme Street, with potential new live-work buildings (right) opposite from the Sheraton National Hotel
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View over Foxcroft Heights from the south, depicting the possibilities for new infill development along the Pike and Orme Street
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Unlike other subareas of the Pike Neighborhoods 
Plan, Foxcroft Heights presents unique problems 
and challenges when it comes to the neighborhood 
streets. High traffic volumes, cut-through traffic, 
speeding and bus circulation all contribute nega-
tively to the quality of life within the neighbor-
hood.  A detailed evaluation of Foxcroft Heights’ 
streets was conducted during the charrette along-
side residents.  The following detailed strategy for 
improvements has been created to help address 
many of the pressing issues.  

The mid-block portions of Ode and Oak Streets 
should be preserved in their current character.  
However, the two streets have problems with cut-
through traffic, speeding, wrong way travel, and 
parking supply.  The plan recommends leaving the 
mid-block portions of the streets with their current 
widths and one-way configurations and introduc-
ing traffic calming measures, including: entrance 
features, humps or tables, and street trees.  These 
types of improvements are shown in the map on 
page 3.28.    See Figure 4 for the concept of the 
entrance features and the transition from a two-
way to a narrower one-way street.  Though these 
traffic calming measures were tailored to suit Ode 
and Oak, these and other measures could be con-
sidered for other sensitive streets in the Columbia 
Pike area.

Problematic cut-through traffic in Foxcroft could be 
addressed by: i) changing the street ends (i.e., Ode 
and Oak in the areas marked as “A” in the map on 
page 3.28) to two-way; and ii) providing rear pub-
lic lanes between Ode and Orme and between Ode 
and Oak as shown on the same map (labeled “E”).  
In this way, motorists can visit the commercial par-

cels along Columbia Pike and would have desirable 
routing options, via Southgate and the Pike, which 
do not include the one-way portions of Ode and 
Oak.  

The commercial lots along Columbia Pike would 
likely change and redevelop over time.  When they 
change, the four street ends would also change 
and use the typical cross-section shown in Fig-
ure 4.  These street ends would lead to the drive-
ways and lanes which would: i) provide access to 
off-street parking facilities and service areas; and 
ii) provide circulation routes so that motorists do 
not get stuck when the street changes to one-way 
(in the opposite direction).  Access to driveways, 
off-street parking, or service areas would not be 
provided from Southgate or Columbia Pike.  These 
recommended lane configurations and access 
changes are tailored to suit the Foxcroft Neighbor-
hood.  However, rear access lanes are generally be-
ing proposed elsewhere in the Columbia Pike area 
and some of the techniques employed above could 
be reused and/or modified to suit other situations.

The homes along Orme may change over time and 
the Columbia Pike frontage of the hotel property 
could change to small infill development such as 
liner townhouse buildings where a wider land-
scaped space exists.  However, the hotel use and 
existing structure is very unlikely to change.   Tak-
ing into account that the hotel uses would remain, 
the cross-section for Orme would be the same as 
for the street ends, as shown in Figure 4, except for 
the portion between Columbia Pike and the hotel’s 
driveways.  Each of the southern portion’s travel 
lanes would be one foot wider to accommodate the 
buses to and from the hotel.  Despite being wider 

than the northern part, the southern portion of 
Orme would still be substantially narrower that the 
current street.  It is proposed that the centerline 
of the southern portion of Orme be shifted away 
from the hotel to allow for better radii/access to 
the hotel’s driveways and the proposed off-street 
bus facility behind the hotel.

In comparison with other street cross sections in 
Arlington, Southgate Road has an obsolete and ex-
cessively wide cross-section.  To improve the pe-
destrian and bicycle access in this area, the same 
section as was proposed for Orme Street, next 
to the hotel, is proposed for Southgate while still 
maintaining sufficient operations for the buses and 
other large vehicles that need to access the mili-
tary base.  Southgate’s cross-section, in the vicinity 
of Ode and Oak could follow the existing northern 
curb line in order to allow the shape of the block to 
the south of Southgate to be made rectilinear.  It 
is not expected that these type of changes would 
have an effect on the base but would allow: i) the 
small public park to expand to the north: and ii) 
the development parcel, between Ode and Oak to 
become more attractive and functional for redevel-
opment. 

Sidewalks are intended to continue across drive-
ways uninterrupted in elevation, material, width, 
alignment, and aesthetic.  This is shown in Fig-
ures 2 and 3.  Any elevation change between the 
sidewalk and the street should be accommodated 
in the apron; the apron would be concrete and it 
would extend from the sidewalk to the (flush) curb.
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Figure 1 - Existing typical street section in Foxcroft

Figure 2 - Improved street section with sidewalk on one side

Figure 3 - Improved street section with sidewalk on both sides

Figure 4 - Diagram of transitional area from two-way to one-way street section, which acts as an “entrance” to the neighborhood
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Locations of proposed transitional ar-
eas from two-way to one-way traffic, 
which are detailed on page 3.27

Locations of proposed paved speed 
humps to help slow cars and reduce 
cut-through traffic

Locations of the proposed new street 
section shown in Figure 3 on page 
3.27

Rear public lanes provide access to 
the back of mixed-use buildings along 
Columbia Pike and allow for vehicular 
circulation
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In order to realize the concepts and vision outlined in the previous Chap-

ter, a series of Policy Recommendations were established which provide 

guidance for future decisions which will implement the Neighborhoods 

Area Plan; these recommendations are described here.
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vice access and parking for all buildings should 
be located away from building frontages.
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Pike corridor for public, and some limited pri-
vate (such as the Washington-Old Dominion 
trail) open spaces.  This can be established in 
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OS.2. Achieve a mix of several new publicly-accessi-
ble open spaces and private open spaces within 
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open space methods for this urban community.
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Pike corridor may be impacted.
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PF.3. Design new public facility buildings (if needed) 
appropriately for the context envisioned for 
the future of Columbia Pike.   This includes in-
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Housing & Affordability
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lots with structured parking and new housing units, 
sited and designed to enhance the public realm and 
pedestrian environment.  
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have one or two bedrooms with three-bedroom units 
represent¬ing only four percent of the supply.  The 
complete rental inventory is illustrated on pages 4.12 
and 4.13.  This 2010 snapshot represents the geo-
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Rents have increased steadily over the last decade, 
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that more than one-third of current Columbia Pike 
households and individuals pay more than 30 percent 
of their income for housing; 14 percent pay more than 
half of their income.
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Pike property owners at several apartment complexes, 
rent increases will occur gradually year by year; in oth-
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Market pressures are likely to continue to increase 
market rents along Columbia Pike, inexorably re-
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units.  Converting those existing units to commit-
ted affordable units is the approach most likely to 
result in long-term affordability.  This conversion 
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�"����"�
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the gap between the development costs and the 
private investment justified by income-restricted 
future rents.  The number of units that can be con-
verted to committed affordable units will depend 
on the available funding and the willingness of 
property owners to make their properties available 
for conversion or sell them to developers with the 
capability to achieve both property improvements 
and long-term affordable rents. 

Many of the apartments along Columbia Pike are 
owned by a few families who have indicated their 
intention to retain ownership and continue to rent 
their properties as a long-term investment.  This 
Plan outlines incentives to encourage these long-
term property owners to maintain at least a por-
tion of their units as market affordable units over 
the mid- and long-term.  The incentives should help 
�"#�+"
� "
����"��.
�-�"���
��"������
+����
��
�"-
lieve some of the pressure for higher rents in ex-
change for retention of affordable rents.  Several of 
these incentives could address the cost pressures. 

One recommended tool is a reduction of property 
taxes for affordable units.  Arlington already pro-
vides a partial exemption of increased taxes result-
ing from multi-family building renovation and re-
development.  Applying a new construction partial 
exemption to the Pike is seen as a beneficial incen-
tive as well as incorporating an affordable housing 
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exemption.  Reducing taxes for existing MARKs not 
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legislation to create a new property-type classifi-
cation for affordable housing units. Though the 
legislative process could take years, consideration 
should be given to pursuing such authority, possi-
bly in collaboration with other jurisdictions in the 
region with similar pressures on retaining afford-
able housing.  In the short term, a loan program 
using Affordable Housing Investment Fund (AHIF) 
should be offered to advance the preservation of 
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the site upon future sale.  Additionally, the County 
already assesses properties based on net operating 
income, accounting for the impact of lower rents.  

Funding improvements that reduce energy con-
sumption in market affordable units and thereby 
reduce operating costs are also effective and con-
sidered appropriate for Columbia Pike where it 
is possible that existing buildings may remain for 
some period of time.  In exchange for low-cost 
funding of energy-saving improvements, a certain 
number of current MARKs could retain their afford-
able rent levels for a negotiated term. 

Federal Low-Income Housing Tax Credits are a key 
funding source for affordable housing.  Arlington 
County also has a series of local funding sources in-
cluding AHIF loans that are tailored to the needs of 
individual developments.  If needed, a line of credit 
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These loans have been successful in the past for 
the County in meeting its housing goals and would 
continue to be used by non-profit and for-profit 
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A series of Policy Recommendations, outlined 
on pages 4.3 - 4.7, provide recommendations 
and guidance for future decisions to implement 
the goals and vision of the Neighborhoods Area 
Plan. These Policy Recommendations reap-
pear throughout Chapter 4 in blue boxes to ac-
company text and diagrams that provide addi-
tional explanation and supporting information.

Existing Unit Preservation 
Policy Recommendations
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����������
����������	��]��������<	����
������<-
^��������

H.2. ���������������	��������������������?���
?���-
����������� ��� ��	�� �'���� ������� ���		������ ���
	������?��������	����<�	����

H.3. _���<	���� ������'���� ������<	�� ��
����� �����-
������ ����������� '���� <��
�� �������� ��??���
-
����'������������	��?������	
���������������������
�	����������������	����������	��?��������`�������
��
������

H.4. =�?�	����������`�������{�?�|�����}����~{|}[����
����X����@� ����������'�{|}� ��� ����X����<�-
������!����	������������?	�������������	��?����
������� ���� ����	������ ������	�� ��� ��^�����
��������	
���������<	����
�������}�����
�����	����
��������	����������������������������
���������-
?������� ������� ��� ������ 
���������� ���� ����	��
��	���� ��� ������� �'���� ���� ����	����� '���
�������������<	����
�����

Housing Affordability
�����	���
�����������?������<��������<	��'������
��-
��	�������������?������������������������������?��
������������~���	
�����
��	�����[�������	�����������<�	����
�	���������
����	������?��@��`����������������������
����!��������������?��~!��[�<����
����	�������



4.12

Policies

J U N E  7,  2012 D R A F T 

~�������
����<��!	�������}�
������}��\[

1::�<8	;��
=���9�V
KLEL
/	���9��
���89�9��
9�
�R�
����;9	
29S�
��<<98�<

������

�����	�!���?����

=�
���!��

������	��������\������

�	�������!���|�
����

Complexes w/ CAFs

Complexes w/60% MARKs

Complexes w/80% MARKs

�����	��'���������������	�



4.13

Columbia Pike Neighborhoods Area Plan

J U N E  7,  2012 D R A F T 



4.14

Policies

J U N E  7,  2012 D R A F T 

family projects with market-rate units and preserve 
these units or a portion of these units as affordable 
housing for 30 years or more.

Funding from local, state or federal sources is a criti-
cal factor in the creation of affordable housing. Direct 
funding as a way to retain or create affordable hous-
ing will remain one of the main tools for the life of the 
Plan.  However, those funding resources are limited, 
and additional revenues will be needed to meet the 
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Funding improvements that reduce energy consump-
tion in market affordable units and thereby reduce 
operating costs are also affective and considered ap-
propriate for Columbia Pike where it is possible that 
existing buildings may remain for some period of 
time.  As a trade-off for low-cost funding of energy-
saving improvements, a certain number of current 
MARKs could retain their affordable rent levels for a 
negotiated term. 

Federal Low-Income Housing Tax Credits are a key 
funding source for affordable housing.  Arlington 
County also has a series of local funding sources, in-
cluding AHIF loans that are tailored to the needs of 
individual developments and access to a line of credit 
� ��
+��
*"
��"#
7��
 ������
��
���"
�+���������@

� "�"

loans have been successful in the past for the County 
in meeting its housing goals and will continue to be 
used by non-profit and for-profit developers in the 
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market-rate units and preserve these units or a por-
tion of these units as affordable housing for 30 years 
or more.

Tax Exemption 
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Affordable Ownership Opportunities
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Funding from local, state or federal sources is a crit-
ical factor in the creation of affordable housing. Di-
rect funding as a way to retain or create affordable 
housing will remain one of the main tools for the 
life of the Plan.  However, those funding resources 
are limited, and additional revenues will be needed 
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housing, new housing must be added along the 
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corridor provides limited opportunity for infill de-
velopment.  Allowing increases in density along 
the corridor would help to support businesses, 
enhance public amenities and street frontage, and 
improve urban form through redevelopment.   

Redevelopment at higher densities also creates 
additional value, part of which could be captured 
to support the development and operation of af-
fordable housing.  The Neighborhoods Area Plan 
"�(������
��"
�7
�
B��5
/��"#
��#"
0B/�3
��
��""�

infill development in the residential areas and it is 
recommended that it be designed to link redevel-
opment to the creation of affordable housing and 
other community amenities in return for bonus 
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An example of this is to establish Tier 1 bonus den-
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that any project taking advantage of the increased 
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Area Median Income (AMI) for a period of 30 years.  
Alternatively, it is possible that existing buildings 
may remain as part of a partial redevelopment 
scheme and if units are committed in the exist-
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percent of AMI, also for a period of 30 years.  As 
described further in this Plan, all buildings devel-
oped under the Code would be expected to meet 
� "
 7��5
�7
#"("���5"��
 �"����"5"���
��#
����-
erty owners would be expected to provide existing 

tenant surveys and describe assistance measures, 
as well as evaluate in good faith the other available 
tools, including financial tools described above,  
that could be used to provide additional units of 
affordable housing.

In addition to the above, Tier 2 bonus density of 
additional stories is offered on selected sites where 
the additional height would be appropriate and 
compatible with surrounding development, taking 
into consideration Columbia Pike frontage, street-
car access, and distance from low-density residen-
tial areas. (Refer to the Urban Form & Land Use 
section of this chapter for more information.)  In 
exchange for the rights to develop the extra units, 
the developer would have the option to preserve 
units on another Sending Site through Transfer of 
Development Rights or provide additional on-site 
affordable units.  

Private development with increased density is ef-
fective at generating new committed affordable 
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distribution, it is contemplated that projects may 
provide units at higher or lower income levels in 
response to the current geographic distribution 
of units.  For households at lower and higher in-
comes, it may be desirable to allow for fewer af-
fordable units with deeper subsidies, or more units 
with shallower subsidies, that would serve house-
holds at slightly  lower and higher incomes.  The 
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range of affordability levels.

Serving households at or below 40 percent of the 
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increased density.  Arlington County has tradition-

New Development Policy Recommenda-
tions
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Affordability by Design in the FBC
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ally used its Housing Grants and Federal Housing 
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much lower rents.  Additional funding is needed to 
extend those benefits to more low-income house-
holds and individuals; it is expected that these 
tools would continue to be used in the future.
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consideration of ongoing utility costs (electric, gas, 
and water) in addition to affordable rents.  Incorpo-
rating energy efficiency and water efficiency com-
ponents and systems in new and renovated build-
ings addresses this need.  Many energy efficient 
and water efficient components do not add cost to 
the construction of the buildings.  These types of 
design components are encouraged by Arlington 
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and non-competitive low- and moderate-income 
housing tax credits, offers points to property own-
ers submitting applications when the proposed 
buildings achieve specified sustainability standards 
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The donation or use of public land (including 
school sites) and land owned by faith-based insti-
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powerful tool for the creation of affordable hous-
ing.  Although no public land or faith-based institu-
tions exist in the study area, this is a concept for 
further consideration in order to advance the hous-
ing goals. Using public land eliminates or reduces 
one of the major development costs and provides 
an opportunity to ensure long-term affordability 

with proper covenants.  Affordable housing devel-
opments such as Arlington Mill use public land to 
make it financially feasible to create new afford-
able housing units in the Columbia Pike neighbor-
hood.  Allowing residential development on land 
owned by faith-based institutions could create new 
opportunities, subject to appropriate development 
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compatibility with nearby development.
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the garden apartments built along the corridor through-
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three story brick buildings enclosing a series of courtyard 
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as public open spaces, many of these courtyards contain 
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Western Columbia Pike (Note: This diagram is conceptual and is non-regulatory.)
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Eastern Columbia Pike (Note: These diagrams are conceptual and are non-regulatory.)

Legend

Urban Mixed-use (description on page 4.24)

10 Stories (8 + 2 Stories with bonus)

8 Stories (6 + 2 Stories with bonus)

6 Stories

5 Stories

Urban Residential (description on page 4.25)

10 Stories (8 + 2 Stories with bonus)

8 Stories (6 + 2 Stories with bonus)

6 Stories

4 Stories

Townhouse/Small Apartment (description on page 4.26)

3 Stories

Detached Residential (description on page 4.27)

3 Stories

Conservation Areas (the FBC would not apply)

Redevelopment Areas (the FBC would apply)
Character Area Types & Corresponding Maximum Building Heights

Conservation (No increased development potential 
considered)

Existing Revitalization District Node

Please refer to the Il lustrative Master Plan in Chapter 
3 to see how the envisioned potential future develop-
ment pattern fits with the Urban Form Vision Map.  

Fillmore Gardens, as shown, will be con-

Alternative Heights for Eastern Area

up to 14 
Stories

up to 12 
Stories

up to 4 
Stories

 

Neighborhood Manners
For areas abutting single family development, a lower height will 
be required to ensure an appropriate transition in scale to those 
areas.  See the discussion of “Neighborhood Manners” on page 
4.28 for further discussion. 

mmattauszek
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Building Height Policy Recommenda-
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tion District Nodes) is generally not recommended.  
Exceptions are made in the context of the Neigh-
borhoods Area Plan goals and objectives, on a lim-
ited, site-specific basis (for example, to complete 
and complement the mixed-use nodes, to provide 
for secondary retail or professional office space 
on ground floors fronting on Columbia Pike, or to 
provide small increments of neighborhood-serving 
retail in areas further from Columbia Pike in the 
east and west ends that do not have as convenient 
pedestrian access to the nodes).
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parking setback line would be established on the 
!"����}��
2����
�
5"� �#����.
��5����
��
� "
"4���-
���
B/�
7��
� "
5�4"#M��"
��#"�@

����5�5
�������
��}��
��
� "
$"�� *�� ��#�
��"�

� ���#
5��+ 
� "
����#��#�
�"�
7��� 
��
� "
"4��}��

B/�
-�� 
�
��}�
�7
��"
��#
��"M"�� � 
�������
���+"

�"�
����@
 
1�� ��� �
�
��-"�
�������
��}�
��
�"+�5-
5"�#"#
7��
���"�
 � ��
"4+""#
� "
5���5�5
����#-
�*�"
  ������
 �"����"5"���@
 
 $�}����
 ��"+"#"���

 �("
� �-�
 ���}�+�}��
 7��
 ��-"�"#
�������
 ��}��

along high-capacity transit corridors.  The implemen-
��}��
�7
� "
���""�+��
-���
 ���"�.
 �"�#
��5"
+���"��

�"��#"���
 ��
 #"+�#"
 ��
 ��-"�
 � "��
 ����������}��

costs and take advantage of this new convenience, 
and thus reduce the number of parking spaces need-

"#
 ��
 �"��#"�}��
 +�5��"4"�@
 
 ��
 �##�}���
 +��M7�""

households may decide to locate in new units con-
structed along the Pike because of the proximity and 
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to regulate parking on single-family streets.  

Parking Policy Recommendations 
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should have parking on at least one side, with the 
majority parked along two sides (see page 4.37 for 
recommended design details for new streets).  New 
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Street, are envisioned through this plan and would 
contribute more space for more on-street parking as 
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Enhancing urban design to improve Pike identity 
and transitions between the centers and neighbor-
hoods has been identified as a Neighborhoods Area 
Plan goal.  Good urban design can have a positive 
effect on other community issues as well, leading 
to more sustainable neighborhoods. 
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Renovating and retrofitting suburban areas into a 
block and street framework will provide increased 
natural surveillance and greater clarity between 
the public and private realms.  Good urban form 
is known to provide what is called Crime Preven-
tion Through Environmental Design (CPTED).  The 
absence of the distinction between public and pri-
vate territory has been linked to increased crime 
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tool to implement this desired urban form.  The 
standards can provide a link between increased de-
velopment rights and block frontage build-out and 
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also specify the location for new streets to com-
plete the block network, and provide increased 
connectivity.  In addition, the code can address 
other safety measures, such as lighting standards 
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Appropriate Urban Sustainable Practices�
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in Arlington County are committed to environmen-
tal stewardship and the issue of sustainability was 
a part of almost every discussion during the char-
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pact, walkable, mixed-use, energy efficient urban 
development is the foundation of sustainability, all 

Sustainable Neighborhood Design and 
Energy Efficiency Policy Recommenda-
tions
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redevelopment and it would follow more current ur-
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Several of the sub-areas can physically accommo-
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builds upon work completed in the Columbia Pike 
Street Space Task Force Report (adopted in 2005), 
with adjustments as needed to implement the updat-
ed vision of the Neighborhoods Area Plan. 
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from curb to building wall to produce a highly-walkable environment.
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Western Columbia Pike (Note: This diagram is conceptual and is non-regulatory.)
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Open Space

The desirability, livability and sustainability of a com-
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robust and vibrant system of public spaces is integral 
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Columbia Pike Neighborhoods Area Plan.  Although 
� "�"
��"
+���"���.
��
��}����
����#��#�
�(����*�"
��

���#"
� "
+�55����.
��
� "
7��5�}��
�7
��"�
���+"

����+�"��
�"("���
"�"+}("
�����
+��
*"
�}��6"#
- �+ 

�� "�
 ��++"��7��
 ��+���}"�
  �("
 "5���."#
 ��
 "���*-
��� 
�
*��"���"
���"��5"��
�7
"4��}��
+��#�}���
��#

monitor appropriate acreage of and access to open 
space for area residents. 

For the Neighborhoods area, an assessment of the 
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was undertaken.  This assessment was expanded to 
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Pike area contains a wide range of public open space 
types ranging from small civic gathering spaces to 
sport complexes and a mix of private open spaces 
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The overall open space system is similar in acreage 
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New York City and Chicago.  

Currently, the Columbia Pike Area contains 171 acres 
of publicly accessible open space. The Open Space 
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Open Space Policy Recommendations
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survey and a community workshop conducted during 
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gatherings and cultural events, among others, new 
developments or redevelopments in the Columbia 
Pike area have not contributed to the types of open 
space or park space that Pike residents listed as prior-
ity needs, such as neighborhood parks, hiking trails and 
natural areas.  
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(see page 4.44 - 4.45), several new open spaces have 
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Columbia Pike Planning Area Boundary

Neighborhoods Area Plan Study Area

Revitalization District Node

Water 

Federal Facility

Existing Federal Open Space

Existing Arlington County Green Space

Existing North Virginia Regional Park Authority Green Space

AArlington Public School Properties

Existing and Proposed Street or Highway

Existing and Proposed Bicycle Friendly Streets

Existing and Proposed Off-Road and On-Road Trails

Proposed New Open Space

LEGEND

Note: This diagram is conceptual and is non-regulatory. Possible Long-Range Opportunities for Open Space to be determined once future County-wide parks and recreation planning efforts are completed.
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not be open and available for full public use especial-
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the ground level. 
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Implementation
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This chapter identif ies the necessary action steps for implementing 

the Columbia Pike Neighborhoods Area Plan.  
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Columbia Pike Neighborhoods Area Plan
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Columbia Pike Neighborhoods Area Plan
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Columbia Pike Neighborhoods Area Plan
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Columbia Pike Neighborhoods Area Plan
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Columbia Pike Neighborhoods Area Plan
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