
The Haven Apartments
Neighborhoods Form Based Code Amendment and 

Transfer of Development Rights Use Permit

Form Based Code Advisory Working Group
May 11, 2022 



1. The Haven Site Overview
2. Requested Proposal
3. Staff Assessment
4. Review Process

Presentation Outline

2



The Haven Site Overview

3



4

The Haven Site Context

The Haven property

Existing Conditions: 
• Western end of Columbia 

Pike corridor (Arlington Mill 
neighborhood)

• Surrounded by residential 
properties (mixture of rental 
and condo complexes)

• Approximately 161,690 SF 
(3.71 acres) of open space 
surrounds rental buildings 
within the property
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The Haven Apartments
Existing Conditions: 
• Built in 1950

• Market Rate Affordable Apartment 
Community (60% and 80% AMI)

• 118 total units distributed across eight 
garden-style buildings

• “Notable” ranking on the 2011 Historic 
Resource Inventory (HRI)

Unit Type # of Units % of Units

1-BR 31 26%

2-BR 80 68%

3-BR 7 6%

Total 118 100%
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Requested Proposal

2. Transfer of 
Development Rights 

• Through a Use Permit, 
the Haven site could 
be certified as a 
sending site to 
transfer density 
elsewhere in the 
County

• Specific multipliers 
dictate exactly how 
much density can be 
transferred 

3. Site Plan Application 
for Redevelopment

• Reviewed through 
the Site Plan Review 
Committee (SPRC) for 
compliance with 
adopted policies

• Discussion of site 
plan’s land use, open 
space, transportation, 
sustainability, and 
community benefits

Each Proposed Element Requires County Board Approval

1. Preservation of the 
Haven Apartments
• Requires review by FBC 

AWG of a N-FBC 
Amendment to 
designate Haven to a 
“Conservation Area”

• Involves changes to 
Part 3 and 7 of the 
Neighborhoods FBC

• Would limit/restrict 
N-FBC redevelopment

Note: Full preservation requires County Board approval of both first steps
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Neighborhoods FBC Amendment

Focus of FBC AWG review:
• Should the existing Part 3 and 7 of the N-FBC be 

amended to include the Haven as a Conservation Area?

• What are some of the pros/cons of preserving this site 
(which would impact redevelopment per the N-FBC)?

• Does the Haven share characteristics with the Barcroft 
and Fillmore Gardens Apartment complexes?

• Since this is the first instance of such a request, is the 
current review relying on clear and objective criteria?

1. Preservation of the 
Haven Apartments
• Requires review by FBC 

AWG of a N-FBC 
Amendment to 
designate Haven to a 
“Conservation Area”

• Involves changes to 
Part 3 and 7 of the 
Neighborhoods FBC

• Would limit/restrict 
N-FBC redevelopment
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Transfer of Development Rights (TDR)

Focus of FBC AWG review:
• Is the proposed TDR consistent with Part 2 of the N-FBC?

• Have appropriate measures been proposed to 
establish a Columbia Pike property as a sending site?

• Are the appropriate multipliers being used to quantify 
the density transfer based on the receiving site’s 
location?

• Will the applicant be subject to any necessary 
improvements to the Haven Apartments?

2. Transfer of 
Development Rights 

• Through a Use Permit, 
the Haven site could 
be certified as a 
sending site to 
transfer density 
elsewhere in the 
County

• Specific multipliers 
dictate exactly how 
much density can be 
transferred 
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Affordable Housing Objectives
2012 Neighborhoods Area Plan
• Includes a primary goal of preserving all 6,200 market-rate 

affordable units (MARKs), available up to 80% AMI, which 
existed along the corridor at the time of Plan adoption

• Relies (in part) on establishing Conservation Areas over 
key properties with significant inventories of MARKs to help 
meet this goal

2015 Affordable Housing Master Plan
• Multiple goals aimed to encourage construction and 

preservation of affordable housing through land 
use/zoning policy, while encouraging production and 
preservation of family-sized rental units

• 1.1.3: “Make every reasonable effort to prevent the loss of 
market-rate affordable rental housing”
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Historic Preservation Objectives

The 
Haven

Inventory of historically significant 
complexes contributing positively 
to the Columbia Pike corridor:

• Columbia Garden Apartments
• Arlington Heights Condominiums
• Monterey Apartments
• Greenbrier Apartments
• The Haven 
• Arbor Heights
• Park Glen Condos
• Buchanan Gardens
• Barcroft Apartments
• Quebec Apartments
• Oakland Apartments
• Arlington Village Condominium 

(and surrounding condominiums)
• Carver Place

• Sites typically representative of 2-3 story brick 
buildings enclosing a series of courtyard 
spaces with mature tree canopy

• Culturally important due to construction era

• Inclusion in Historic Resource Inventory (HRI) at 
various levels (essential, important, & notable)

Columbia Pike Neighborhoods Area Plan: p.4.17-4.18 
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Neighborhoods FBC Conservation Areas
Key Objectives
• Preserve affordability, historic character, and  achieve 

open space opportunities 

• Enable opportunities for alterations (including additions)
that are compatible with the existing structures

• Preservation will enable existing density to be sent 
elsewhere on the Pike or in the County

Implementation
• Preservation converts MARKs to Committed Affordable 

Units (CAFs) at 60% AMI for 30 years

• Preserved units may need to be renovated to meet 
Housing Quality Standards set by HUD and according to 
standards in Part 7 of N-FBC

• Deed of Restrictive Covenants, CAF Agreement, and 
Historic Preservation Easement also required to 
document the density transfer
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Neighborhoods FBC Conservation Areas
Haven Apartments

118 units (4.52 acres)
[entire property]

Barcroft Apartments
1,092 units (43.22 acres)
[portions within Conservation Area]

Fillmore Gardens
448 units (17.60 acres)

[portions within Conservation Area]

Similarities between all 
three complexes:
• Age of construction

• Architectural style

• Building form & height

• Open space emphasis

• Building materials

• Tree canopy

• Existing stock of market-
rate affordable units



Staff Assessment
Transfer of Development Rights (Sending Sites)
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Transfer of Development Rights (TDR)
Planning Guidance:
• General Land Use Plan (GLUP)

• The Transfer of Development Rights (TDR) policy allows site plan [and N-FBC] projects to transfer 
density and other development rights from one parcel or site plan to another when it preserves 
affordable housing, open space, historic preservation, community facilities or community 
recreation. TDRs can be transferred to another location where density is deemed more 
appropriate by the County Board.

• Zoning Ordinance: 
• Section 15.5.7 gives County Board ability to consider a transfer of development rights connected 

with a site plan 

• Columbia Pike Neighborhoods Form Based Code (Part 2): 
• Conservation Areas 

• 2x multiplier for TDR from Conservation Area to site outside Columbia Pike

• 3x multiplier for TDR from Conservation Area to site along Columbia Pike
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Neighborhoods FBC – TDR Guidance
Neighborhoods FBC: Section 204.D

Consistent with the County-wide 
policy, the N-FBC guidance 
indicates TDRs could be considered 
along the Pike in exchange for:

1. Historic preservation (within a 
Conservation Area),

2. public space dedication (either 
within one of the Conservation 
Areas or as a new Neighborhood 
Park identified within the Eastern 
Regulating Plan); or

3. delivery of additional affordable 
housing (above the minimum 
requirements already found in 
the N-FBC for all development)
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Neighborhoods Form Based Code (2013)

N-FBC District

Conservation Areas

“Adjacent to” 
Conservation Areas 

The 
Haven
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Potential TDR Properties Along the Pike
Sending Sites:
• Those designated as 

Conservation Areas 
(shown in blue) 

• Additional sites exist 
elsewhere in the County 
in zoning districts which
permit site plans

Receiving Sites:
• Those where “bonus 

height” is permitted 
(generally exceeding 
heights of 6-stories); 

• designated through 
black or red hatching 
within portions of the 
private property on the 
Regulating Plans 
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Sites Originally Under Consideration for Preservation

The 
Haven

Inventory of historically significant 
complexes contributing positively 
to the Columbia Pike corridor:

• Columbia Garden Apartments
• Arlington Heights Condominiums
• Monterey Apartments
• Greenbrier Apartments
• The Haven 
• Arbor Heights
• Park Glen Condos
• Buchanan Gardens
• Barcroft Apartments
• Quebec Apartments
• Oakland Apartments
• Arlington Village Condominium 

(and surrounding condominiums)
• Carver Place

• Sites typically representative of 2-3 story brick 
buildings enclosing a series of courtyard 
spaces with mature tree canopy

• Culturally important due to construction era

• Inclusion in Historic Resource Inventory (HRI) at 
various levels (essential, important, & notable)

Columbia Pike Neighborhoods Area Plan: p.4.17-4.18 
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2. Certify the 
“Sending Site”

Use Permit 
Application

County Board 
Use Permit 
Approval

3. Certify the 
“Receiving Site”

Site Plan 
Application

SPRC Process

Commission 
Review

County Board 
Site Plan
Approval

1. Establish New 
Conservation Area

Neighborhoods 
FBC Amendment

HARLB Review
County Board 

N-FBC Amendment 
Approval

FBC AWG Review

Commission 
Review

Zoning 
Committee

Commission 
Review

Overall Review Process

HARLB Review

FBC AWG Review
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Next Steps
Continue the Discussion with Advisory Groups Through this Spring/Summer:

 Historical Affairs and Landmark Review Board (HALRB)

 Form Based Code Advisory Working Group (FBC AWG)

 Site Plan Review Committee (SPRC)

 Zoning Committee of the Planning Commission (ZOCO)



Backup Slides

24



25

Neighborhoods FBC – Regulating Plan

Haven site is governed by two BES frontage types:
1. Townhouse/Small Apartment (northern half of site)
2. Urban Residential (southern half of site)
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Transfer of Development Rights Policy (2008)
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Historic Resource Inventory (HRI) 
• Phase 1 adopted in 2011, 

focusing on garden 
apartments, shopping centers, 
and commercial buildings

• Top rankings include:

1. Essential: County’s top priorities 
for preservation that include the 
most significant, best preserved, 
and key resources that best 
define Arlington’s history;

2. Important: Central to County’s
history, but less distinctive than 
and/or have less physical 
integrity than Essential sites;

3. Notable: Have historic elements
related to County’s history, but
lack sufficient historic context,
integrity, and/or significance
compared to Essential or
Important sites

Note: Remaining HRI categories include 
minor, altered/not historic, and demolished

Additional HRI Goals & Policy:

• The County will strive to protect and promote the reuse of 
those properties listed as Notable. 

• The County will encourage owners of Notable properties 
to take advantage of available financial incentives 

• The County will encourage owners of Notable properties 
to take advantage of available zoning tool
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