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COLUMBIAPIKE INITIATIVEC

The community came together during
the 2002 charrette to develop its vision
forthePike.

INTRODUCTION

Purpose

T hisdocumentrepresentsthe
mostcurrentoverallframe-
work for the revitalization

of Columbia Pike.  It reconciles
the vision for the Columbia Pike
corridor expressed in the Columbia
Pike Initiative–A Revitalization Plan,
adopted by the Arlington County
BoardonMarch12,2002,withthe
specific design recommendations
formulated during the 2002 com-
munity-based charrette process and
articulatedintheFormBasedCode,
adopted on February 25, 2003.  In
addition,itprovidesupdatesonpolicy
and implementation initiatives rec-
ommendedintheoriginalplan.All
aspectsofthepolicydescribedinthis
document have, at one time or an-
other,beenadoptedbytheArlington
CountyBoard.

RefinedPolicyFramework

TheunderlyingvisionforColumbia
Pike remains largely unchanged.
That is, the goal continues to be
the transformation from an aging,
auto-oriented, suburban, commer-
cialstripbackintothemorevibrant,
pedestrian-friendly, “Main Street”

destinationthatitoriginallywasand
couldbeyetagain.Theendgoalis
animproved,enhancedandwalkable
MainStreetforSouthArlington.A
place where people can live, work
andplay–aplacethatisthecenterof
thecommunity’ssocialandeconomic
life.

Whathaschanged,then, isnotso
muchthevision,butrathertheways

and means of achieving the desired
results.The2002revitalizationplan
foresawthecreationofanurbande-
signmanual toguide and shapede-
velopmentalongthePike.However,
after further discussion among the
County Board, the community, ur-
ban design experts and staff, it was
decidedinsteadtopursueamorein-
novative,cutting-edgeapproach.

Introduction| 3  



COLUMBIAPIKE INITIATIVEC
Working with the consultant

teams of Dover, Kohl & Partners
andGeoffreyFerrellandAssociates,
staff and over 700 members of the
ColumbiaPike community partici-
patedinanintensive,highlyproduc-
tivecharrette fromSeptember6-12,
2002.Duringthecourseofthiscol-
laborative visioning process, specific
designprescriptionsemerged.These
recommendationswerethendistilled
and graphically and verbally repre-
sentedby the consultants inwhat is
nowtheFormBasedCode,apartof
theCounty’sZoningOrdinance.The
Code,withitsbuildingenvelopedia-
grams,heightlimitations,streetscape
plans and other recommendations
and requirements is thus an expres-
sion of the community’s goals in a
detailed, cohesive format.  Because
theCodethusprovidespredictability
for thecommunity,aswell asprop-
ertyowners,developersandinvestors
interestedinredevelopingsitesalong
the Pike, it allows the development
review process to be streamlined
and accelerated.  Furthermore, and
perhapsmostimportantly,itprovides
the community with the certainty
thattheevolutionofthecorridorwill
matchitsdesiresforthefuture.

HistoricalContext

ColumbiaPikeisoneofArlington’s
oldest thoroughfares.  Significant
development began in the early
1900s, following improvements
in road conditions and rail service.
Streetcar service came to the area
byWorldWar Iwithabranch line
connecting theRosslyn andNauck
neighborhoods through Fort Myer
thatcrossedthePikeatWalterReed

and Four Mile Run Drives.  The
streetcar stop at the intersection of
Columbia Pike and Walter Reed
Drivebecamethefocalnodeofearly
commercial development.  By the
mid-1920s, a grocery, several cafes,
drugstores and a stationery shop
were located betweenWalterReed
Drive and Glebe Road.  By this
time, Columbia Pike was also ser-
vicedbyafledglingbuslinethatran
from the Barcroft neighborhood to

EarlycommercialdevelopmentwhereSouthBartonStreetmeetsColumbiaPike.

4|Introduction



COLUMBIAPIKE INITIATIVEC
Washington, D.C. Following the
trendsofthetimes,buseseventually
replacedstreetcars.

In the 1920s and 1930s, com-
mercial buildings generally were
constructed close to the streetwith
entriesanddisplaywindowsforretail
shopsonthegroundfloor,reflecting
the importanceofpedestrian access
and trade. The upper stories often
containedofficespaceorapartments.
Thebuildingsweregenerallynarrow
andbuiltclosetogether,formingthe
continuous“streetwall”characteris-
ticofanurbanenvironment.Parking
lotswerenotprovidedbecause few
peopleownedcars,thoughtherewas
on-street parking in front of busi-
nessesalongthetwo-laneroadway.

A new form of retail develop-
ment, the neighborhood shopping
center,becamepopularinfollowing
years when developers recognized
that they could increase sales and
profitsbyincreasingconsumercon-
veniencewith“one-stop”shopping.
Developers recognizedthegrowing
importance of parking and high-
lighted convenient on-site parking
intheiradvertising.Theseshopping
centers often were provided as an
amenity tonewresidential subdivi-

sions.  The centers were visually
integrated with the neighborhoods
through unified architecture, sign
controland landscaping,withpark-
ingareasprovidedon-site.Tenants
in neighborhood centers included
grocery stores,bakeries,drugstores,
cleaners, beauty shops and similar
businesses.  Because grocery stores
drew the most customers, they be-

camethekeytenantsandanchorsof
thecenters. TheArlingtonVillage
andWestmontneighborhood shop-
ping centers opened in 1938 and
1941 respectively.  These centers
were located close to residential
development and many customers
walked to these stores, completing
a number of errands in one trip.

Introduction| 5  
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COLUMBIAPIKE INITIATIVEC
Automobile-orientedretailingin-

creased in the 1930s and 1940s on
ColumbiaPikeandelsewhere.Auto-
related uses included gas stations,
service centers and car dealerships,
alongwithotherbusinessesdesigned
toaccommodateautousage,suchas
shopping centers and drive-in res-
taurants.Theseuseswerefrequently
built within existing commercial
areas, breaking up the continuous
“streetwall”inordertoprovideeasy
vehicleaccessandparking.Because
pedestrian access was not a chief
concernofthesebusinesses,formerly
compact shopping areas began to
spreadout,formingstripsalongthe
thoroughfares.

After World War II, additional
neighborhood shopping centers,
primarily associated with residen-
tial development, were built along
Columbia Pike to serve the area’s
rapidlyexpandingpopulation.The
Pike was widened to four lanes to
improvetrafficflow,virtuallyelimi-
nating all on-street parking.  The
majorityofexistingofficespacewas
builtbetween1961and1972atscat-
tered locations along the Pike and
9thStreetSouth.Newcommercial
construction on Columbia Pike in

the 1970s and 1980s consisted pri-
marilyoffastfoodrestaurants,con-
venience stores and drive-through
banking facilities. These facilities
are all free-standing buildings sur-
rounded by parking, which further
fragmented Columbia Pike’s com-
pact, urban character and contrib-
utedtoitstransformationintoastrip
commercial area. Today the image
ofColumbiaPikeisthatofanolder,
neglected, auto-oriented, suburban
commercial strip with a random
assortmentofretail,officeandresi-
dentialuses.


ExistingConditions

Currently,this3½-milelongcor-
ridor is one of the most diverse in
the Baltimore-Washington region,
both in terms of the character of
its development and its population.
The Pike has a mixed commercial
andresidentialcharacter.Thecom-
mercial and non-residential devel-
opment,muchofwhichis25to30
yearsold,includesshoppingcenters,
motels, free-standing office build-
ings, restaurants, auto dealerships,
gas stations and churches. There is
approximately1.5millionsquarefeet

ofgrosscommercialfloorareaalong
thePike,representingonlyabout37
percent of the total by-right devel-
opment potential. The residential
development, much of which is 50
to 60 years of age, includes single-
family and semi-detached homes,
townhouses, and a largenumberof
garden andmid-rise apartment and
condominium buildings. Many of
theseolderbuildingsareconsidered
historic by the County’s Historic
Preservation Office. The commercial
and residential development along
thePike is linkedbyanagingnet-
workofsidewalksandroads,which
is in the process of being updated
andupgraded.

Interest in the Pike has been
building,however, and severalnew
development projects have recently
been approved.  For instance, the
Columbia Center Condominiums,
located at 2906 Columbia Pike,
will include over 250 residential
units. The Majestic Oak project at
3501 South Glebe Road will pro-
vide an additional 13 single-fam-
ily and 13 townhouse units, while
the Townhomes at Alcova Row
located at 4013-1029 Columbia
Pikewilloffer22townhouseunits.

ThePikeisnolongerthepedestrian-friendly
MainStreetitoncewas.

6|Introduction



COLUMBIAPIKE INITIATIVEC

Additionally,theColumbiaHeights
gardenapartmentsat52298thRoad
South are being redeveloped. The
project will retain 109 units as af-
fordable rental units. The remain-
ing units have been demolished in
ordertoconstructthe96-unitSierra
Condominiums, 10 units of which
will be affordable forhouseholds at
60percentof the area’smedian in-
come.Therearealsoseveralprojects
pendingalongColumbiaPike.

In terms of its population, soon
to increase due to new develop-
ment,thecorridorhasarichcultural
and ethnic diversity. According to
the 2000 Census, nearly 72,000

residents, representing roughly
38 percent of the County’s entire
population, livewithin the23cen-
sus tracts located a ½-mile, or 15-
minute walking distance, from the
Pike.Asoneofthetopdestinations
for immigrants within the entire
Baltimore-Washingtonregion,near-
ly 128 countries of national origin
arerepresented.Indeed,thecorridor
ishometoalmost57percentofthe
County’stotalHispanicpopulation.
In2000, themedianhousehold in-
come of the approximately 32,000
householdsinthisareawasestimated
at $64,000 and the overall dispos-
ableincomewithinthecorridorwas

$1.74billion,ofwhich$720million
is directed towards retail sales.The
commercialandresidentialdiversity
ofthePike,coupledwiththemulti-
ethnic character of its population,
will serve as the foundation for a
re-planned, revitalized corridor
–areturntothebasiccharacterand
functionality of the Main Street of
yesteryear,butwithrenewedvitality
andvibrancy.

PlanningContext

In response to the progressive
deterioration of the character and
fabricofColumbiaPike,Arlington
County decided to take proactive

NEARLY72,000RESIDENTS,
REPRESENTINGROUGHLY38
PERCENTOFTHECOUNTY’S
ENTIREPOPULATION,LIVE
WITHINTHE23CENSUS
TRACTSLOCATEDAHALF-
MILE,OR15-MINUTEWALKING
DISTANCE,FROMTHEPIKE.

Auto-orientedretail,includingfastfoodestablishmentsandshoppingcenters,dominatesmuchofthePiketoday.

Introduction| 7  



COLUMBIAPIKE INITIATIVEC

measures to reverse the trend and
bringnewinvestmenttothePike.In
1985,theColumbiaPikeRevitalization
Planwasdraftedandincludedrecom-
mendationson landuseandzoning,
urbandesign,parks andcommunity
facilities,transportationandthelike.
The following year, the County
Board adopted land use and zoning
recommendationsforthecorridor,in-
cludingtheestablishmentofaSpecial
RevitalizationDistrict,withthegoal
ofestablishingaframeworkforcom-
munity preservation and revitaliza-
tion.  The boundaries of the origi-

nal Special Revitalization District,
whichweresubsequentlyalteredand
expanded,encompass thearea today
knownas theColumbiaPikeTown
Center.In1989,theCountyBoard
adopted the Columbia Pike 2000: A
RevitalizationPlan,which includeda
comprehensive analysis and recom-
mendations on urban design, open
space, the retail market, circulation
systems,transitionalareasandrelated
revitalization issues.  In 1998, the
County Board announced the cre-
ationoftheColumbiaPikeInitiative.
Thegoalofthisinitiativeistocreate

asafer,cleaner,morecompetitiveand
vibrantColumbiaPikecommunity.

Through the course of numerous
meetings with the community in
2000 and 2001, a long-range vision
andplanwasestablishedthatfocused
oneconomicdevelopmentandcom-
mercial revitalization, land use and
zoning, urban design, transporta-
tion and public infrastructure, as
well as open space and recreational
needs. The development of the re-
sulting two-volume Columbia Pike
Initiative–ARevitalizationPlan,adopt-
edin2002,wasacooperativeeffort
betweenCountystaff,theColumbia
Pike Revitalization Organization
and the residents and business and
property owners based in this area.
Followingtheadoptionof thisplan,
the community participated in an
intensive charrette in fall 2002 that
producedspecificdesignrecommen-
dationswhichbecamethebasisofthe
FormBasedCode,adoptedin2003.
Thisplan,then,buildsuponthislong
history of visioning and planning,
providingarefinedandupdatedsetof
goalsandimplementationstrategies.

THEGOALOFTHISINITIATIVE
ISTOCREATEASAFER,
CLEANER,MORECOMPETITIVE
ANDVIBRANTCOLUMBIA
PIKECOMMUNITY.

TherevitalizedTownCenterwillbeanattractivelocalandregionaldestination.
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COLUMBIAPIKE INITIATIVEC
TheVision:South
Arlington’sMainStreet

T heColumbiaPikeInitiative–A
RevitalizationPlanoutlineda
vision for a new, revitalized

ColumbiaPike–avisionthatwascon-
firmedandrefinedbythecommunity
throughthesubsequentcharrettepro-
cessandcodifiedintheresultingForm
BasedCode.Thebasicpremiseofthe
visionistocreateavital“MainStreet”
for adjacentneighborhoods througha
livelymixofuseswithshopfronts,side-
walkcafes,andothercommercialuses
at street level, overlooked by canopy
shadetrees,upperstoryresidencesand/
or offices. In the past, the Columbia
Pike corridor functioned as a “Main
Street”forSouthArlington.Through
the implementation of visionary, yet
practical, land use, zoning and urban
designstrategies,itcanbeyetagaina
vibrant, pedestrian-friendly, mixed-
useenvironment.

Corridor-WideConcept

The overall vision for Columbia
Pike has changed very little since
the adoption of the Columbia Pike
Initiative–ARevitalizationPlan;how-

ever various specific elements have
evolvedoverthepasttwoyears.The
resulting refined, revised vision is
perhapsbestunderstoodbyfirstex-
amining the overarching, corridor-

wideconceptandthenanalyzingthe
more specific concept plans for the
individualnodes.

The corridor-wide concept re-
volvesaroundanenhancedandim-

proved “Main Street” linked by a
future bus rapid transit or streetcar
systemandconsistingoffour,major,
mixed-usedevelopmentnodeslinked
together by existing apartment and
townhouseresidentialcommunities.
The focal nodes include a Town
Center, a larger-scale, mixed-use
district serving as the heart of the
ColumbiaPikecommunity;aVillage
Center with medium-scale, mixed-
use development and community
parks;aNeighborhoodCenterwith
smaller-scale development and such
focal features as theArlingtonMill
Community Center and Four Mile
Run Park; and a Western Gateway
withlarger-scaledevelopmentanda
residential focus.  The County has
also identified a potential Eastern
Gateway located near the Pentagon
tobestudiedfurtheratalaterdate.

IndividualConcepts

TownCenter
The Town Center will serve as

theheartof the“MainStreet”and
the greater community, creating
a regional draw through its enter-
tainment, cultural, restaurant and
retaildestinations.Thisareawillbe

LANDUSE,ZONING&URBANDESIGN

SuccessfulMain
Streetsinclude:

• Mixed-usedevelopmentdistricts
(retail,office,residential,cultural)

• Publicspaces

• Streetfrontageatapedes-
trianscalewitharticulated
ground-floorretail

• Buildingsorientedto
ColumbiaPike

• Placementofbuildingsat
thebackofsidewalks

• Buildingsbuiltclosetogether
formingacontinuous“street
wall”characteristicofan
urbanenvironment

• Parkinglocatedunderground
ortotherearofbuildings

• Appropriatetransitionsto
residentialneighborhoods

• Enhancedpublicand
pedestriantransportation

• Enhancedstreetscape

Suchelementsarecritical
totherealizationofthe
community’soverarching
visionforthePike,whichis:

• Avibrantcommunitywithsafe
neighborhoodsandactiveretail
andofficeuses,aswellasavariety
ofhousingoptionsandtypes,all
involvingamixofrenovation,re-
vitalizationand/orredevelopment

• Anethnicallydiverseand
culturallyrichcommunity

• Acommunitythatcanbe
easilyaccessedbypublic
transportationandonfoot

• Acommunitywithwell-de-
signedandattractivebuildings,
streetscapes,publicartandopen
spacesthatlinkthecommercial
corridorwiththeneighborhoods

• Acorridorwithdistinctcom-
mercialmixed-usedistricts

LandUse,Zoning&UrbanDesign| 9  



COLUMBIAPIKE INITIATIVEC
COLUMBIAPIKECORRIDORILLUSTRATIVEPLAN

10|LandUse,Zoning&UrbanDesign

COLUMBIAPIKECORRIDORCONCEPT

Theplansandrenderingsfoundthroughoutthisdocumentareforillustrativepurposesonlyandrepresentoneartist’sideaofhowColumbiaPikecoulddevelop.Illustrativeplansshould
notbetakentorepresentexactlywhatcanorwillbedevelopedinanygivenarea.Forspecificguidance,consulttheFormBasedCode.

Updated guidance for Barcroft Apartments and its adjacent commercial properties along Columbia Pike 
(Penske and Goodwill sites) can be found in the 2024 update to the Neighborhoods Area Plan.



COLUMBIAPIKE INITIATIVEC
characterized by pedestrian-scale,
mixed-use development, includ-
ingoffice, residential, cultural and
groundfloorretailofferings.Given
the unique, historical resources in
thisarea,theCountywillencour-
agepropertyownersanddevelopers
to preserve the historical architec-
tureastheyaddnew,high-quality
buildingstothefabricofthePike.
Likewise,theCountywillencour-
age property owners and investors
to build upon existing amenities,
suchastheartists’studioabovethe
ArlingtonCinema‘N’DraftHouse
and theeclecticmixof restaurants
andshopsthatcurrentlyexistsalong
thePike.

Futureamenitieswillincludeabus
rapid transitor streetcar systemand
three public squares to be located
near the intersection of 11th Street
South and South Irving Street, the
intersection of Columbia Pike and
Walter Reed Drive and between
Barton andCleveland Streets along
the Pike.  These squares will all
be places where people can meet,
congregateandrecreate. The larg-
est andmost importantwill be the
square located between Barton and
ClevelandStreets. Thissquarewill
be carefully designed to be an ap-
pealingandexcitingpublicspacethat
couldbeused for concerts, festivals

LandUse,Zoning&UrbanDesign| 11  
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VILLAGECENTERILLUSTRATIVEPLAN VILLAGECENTERCONCEPT

Updated guidance for Barcroft Apartments and its adjacent commercial properties 
along Columbia Pike (Penske and Goodwill sites) can be found in the 2024 update 
to the Neighborhoods Area Plan.



COLUMBIAPIKE INITIATIVEC
andothercommunitygatherings.As
theTownCenterobviouslywillbea
desirableplacetolive,workandvisit,
accesswillbefacilitatedthroughthe
creation of new streets parallel to
ColumbiaPike,includinganexten-
sionof11thStreetSouthfromSouth
ClevelandStreettoGlebeRoad.


VillageCenter

TheVillageCenter, locatedat the
intersectionofGeorgeMasonDrive
and Columbia Pike, provides for
medium-scale, mixed-use develop-
ment, including office, residential
and neighborhood-serving retail.
The Village Center will also boast
asmallpublicsquareneartheafore-
mentioned principal intersection.
This very visible, centrally located
squarewillanimatethesurrounding
areabyprovidinga space for social
and recreational activities within
theveryheartoftheVillageCenter.
Othernotableamenitiesinthisarea
includeAlcovaHeightsParktothe
northandDoctor’sRunParktothe
south.  These parks will link the
surrounding neighborhoods with
the Village Center. They will also
continue to provide valuable open
space for the immediate and larger
communities.Theday-lightingand
restoration of Doctor’s Run south
ofthedevelopmentdistrictwilladd
to the environmental and aesthetic

LandUse,Zoning&UrbanDesign| 13  

VILLAGECENTERBUILDINGHEIGHTS
Updated guidance for Barcroft Apartments and its adjacent commercial 

properties along Columbia Pike (Penske and Goodwill sites) can be 
found in the 2024 update to the Neighborhoods Area Plan.



COLUMBIAPIKE INITIATIVEC

character of the area. Enhanced
streetscapewill furtherconnect the
neighborhoodswiththecommercial
development centered at the main
activitynodeandnearbyparks.

NeighborhoodCenter

The Neighborhood Center will
be characterized by smaller-scale,
mixed-use development along the
Pike to the west side of Four Mile
Run with proposed park or open
space, such as a plaza, to the east.
Mostofthedevelopmentinthisarea

will be residential in characterwith
neighborhood-serving retail on the
groundfloor.Allsuchdevelopment
should be oriented toward the Pike
inordertofosteralively,pedestrian-
friendly atmosphere and encourage
peopletostroll,shopanddinealong
thePike.The redesigned,expanded
Arlington Mill Community Center
willbringpeopletothisareafromup
anddownthecorridorandwillserve,
asdoesitsprecursor,asamajorgath-
ering place and focal point.  Given
thenumberofrecreational,parkland
andopenspacesinthisarea,includ-

14|LandUse,Zoning&UrbanDesign

NEIGHBORHOODCENTERILLUSTRATIVEPLAN NEIGHBORHOODCENTERCONCEPT

NEIGHBORHOODCENTERBUILDINGHEIGHTS

3-6Stories
2-5Stories
2-3Stories
CivicUse–HeightdeterminedbyPublicProcess
InterpretivePark

Street,FourMileRun
FourMileRunPark
RevitalizationDist.Bound.
4Stories
Alley

Updated guidance for Barcroft Apartments and its adjacent commercial properties along Columbia Pike 
(Penske and Goodwill sites) can be found in the 2024 update to the Neighborhoods Area Plan.
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WESTERNGATEWAYCONCEPT

WESTERNGATEWAYBUILDINGHEIGHTS

WESTERNGATEWAYILLUSTRATIVEPLAN

ing theArlingtonMillCommunity
Center,FourMileRunParkandthe
proposed interpretive park, redevel-
opment should be guided in such a
wayastobuilduponandstrengthen
theconnectionsbetweenthesevalu-
ablecommunityresources.

WesternGateway

The Western Gateway links
ArlingtonandFairfaxCounties.As
such, it is important that this loca-
tion provide a distinguishing and
distinctive entrance to Arlington.
New signagewelcomingvisitors to
theCountyandtheColumbiaPike
“Main Street” will go a long way
towardsaccomplishingthisgoaland
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improvingtheoverallappealofthis
gatewayarea.High-qualityarchitec-
turewithretailonthegroundlevel
andhousingabovewillalsohelpto
both beautify and reinvigorate this
area.Intermsofspecificdesignele-
ments,thebuildingheightsalongthe
southsideofthePikemaybehigher
herethaninotherareasofthecorri-
dor,giventhecurrentheightofsome
of the apartment buildings in this
vicinity.  Improved streetscape will
alsoenhancetheaestheticsandfunc-
tionality of the Western Gateway,
while fostering connectivity with
the other activity centers along the
Pike.

EasternGateway

The eastern end of the corridor,
withitsviewsofthePotomacRiver
and the District of Columbia, has
the potential to be an impressive,
monumentalgatewaytotherevital-
izedColumbiaPike “Main Street.”
Working in conjunction with the
federal government, a major land-
owner in this area, the County is
discussing plans for this location,
whichwillincludetheconstruction
of various monuments and histori-

cal centers, aswell as an expansion
of Arlington National Cemetery.
Whilesomeoftheplansarestillvery
muchunderdiscussion,approvalhas
been granted for others, including
the National Air Force Memorial.
On September 15, 2004, ground
was broken for the memorial, to
be located on approximately three
acresofthefareasternportionofthe
promontory now occupied by the
Navy Annex.  Designed by James
Ingo Freed of Pei, Cobb, Freed &
Partners,thememorialwillconsistof
threestainlesssteelspiressoaringto
aheightof270feet.Completionof
thememorialisslatedforSeptember
18,2006.

The Navy Annex, which domi-
natesmuchofthisarea,iscurrently
being used as office space for the
Commandant of the Marine Corps
andasswingspaceforDepartmentof
Defense staff during the renovation
of the Pentagon.  The renovation
work should be complete by 2010,
andtheCommandant’sofficewillbe
relocated to the Pentagon.  At this
time,theNavyAnnexbuildingswill
no longer be needed for their cur-
rentuseandareplannedtoberazed.
AftertheNavyAnnexsiteiscleared,

Arlington National Cemetery will
expand across SouthgateRoad into
this area.  A portion of the Navy
Annex alsowill be sought as a site
fortheconstructionofanArlington
Heritage Center, including a Black
Heritage Museum, an Arlington
History Museum and an Arlington
County9/11Memorial.Thiswould
beanespeciallyappropriatelocation
foraheritagecenter,asitwas,from
1863 to 1888, part of Freedman’s
Village, a community of former
slaves established on the Arlington
Estate and administered principally
bytheFreedman’sBureau.Inorder
tofreeupmorelandinthisareato
accommodate these different pro-
grams, Columbia Pike is planned
to be straightened and widened at
its eastern end.  The County will
continue to study and plan for the
redevelopment of this area and
the creation of a bona fide Eastern
GatewaytothePikeinconjunction
with the federal government and
otherinvolvedparties.
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THEEASTERNENDOFTHE
CORRIDOR,WITHITSVIEWS

OFTHEPOTOMACRIVERAND
THEDISTRICTOFCOLUMBIA,

HASTHEPOTENTIAL
TOBEANIMPRESSIVE,

MONUMENTALGATEWAYTO
THEREVITALIZEDCOLUMBIA

PIKE“MAINSTREET.”
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FormBasedCode:An
ImplementationStrategy

TheFormBasedCode represents
the primary tool for the realization
of the aforementioned revitaliza-
tion objectives for Columbia Pike.
In February 2003, the Code was

adoptedby theCountyBoard.The
recommendationsoftheCodediffer
very little from what was proposed
in the Columbia Pike Initiative–A
Revitalization Plan, except in terms
of building height maximums. The
Code regulates land development,
settingcarefulandclearcontrolson

buildingform,withbroadparameters
onbuildinguse,toshapeclearpublic
space,includinggoodstreets,neigh-
borhoods and parks, with a healthy
mixofuses.

TheCode,apartof theCounty’s
Zoning Ordinance, is intended to
serveasasetofalternatedevelopment
regulations that emphasize proper
building form, enhancement of the
pedestrian experience, and compat-
ibility with traditional Main Street
principles.Throughtheadoptionof
the Code, development proposals
will be evaluated either through an
administrative review process or a
SpecialExceptionUsePermitbased
ontheconformancewithtraditional
building principles expressed in the
Code,suchasbuildingenvelopeand
architectural standards.  The Code
does not rely on typical, traditional
typesof zoning regulations, such as
setbacksandspecificdensityrecom-
mendations. All properties that are
zoned S-3A, RA14-26, RA8-18,
RA7-16, RA6-15, C-1, C-2, C-3,
C-O and C-O-1.0 and are located
within the Columbia Pike Special
Revitalization District will be
eligible to utilize this tool without
rezoning. In addition, all properties
in zoning districts not listed above

LandUse,Zoning&UrbanDesign| 17  
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that are within the Columbia Pike
Special Revitalization District can
be rezoned to CP-FBC, Columbia
Pike Form Based Code District, in
ordertobeabletousetheCode.It
is expected that theCodewill spur
redevelopment by creating more
certain approval criteria, a shorter
review period and anticipated eco-
nomicincentivestiedtotheCode.

Tohelpimplementtherefinedvi-
sion for thePike, theGeneral Land
UsePlan(GLUP)wasamendedand
other Zoning Ordinance changes
wereadopted.Mostnotably,basedon
therecommendationsoftheColumbia
Pike Initiative–A Revitalization Plan,
theboundariesoftheColumbiaPike
Special Revitalization District were
altered and expanded to include
three additional revitalization areas,
the Village Center, Neighborhood
CenterandWesternGateway.The
GLUPwasalsoamendedtoreflectthe
County’sdesire fornewopenspaces
north of Columbia Pike between
South Cleveland Street and South
Barton Street south of Columbia
Pike; between South Quincy Street
andSouthMonroeStreet;andatthe
southeast intersection of Columbia
Pike and South Columbus Street.

In conjunction with these changes,
various reconciliations between the
GLUP and the underlying zoning
districtswereexecuted.TheMaster
TransportationPlanwasalsoamend-

ed to better match the County’s
overarching goals for the corridor
(seeTransportationsection).
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HISTORICPRESERVATION

P reservingandenhancingthe
historic, character-defining
elements of Columbia Pike

isasignificantcomponentofthevi-
sion for this area, andwill become
moresoasthecorridorevolveswith
increasingmomentum.Thepreser-
vation of the remaining significant
historic resources along the Pike is
important for various reasons.  For
one, these buildings represent a
direct, physical link to the history
and past of this rapidly changing
area.Morespecifically,thesebuild-
ings represent a connection to the
heydayofthiscorridorwhenittruly
wasaMainStreet. Theproperties
also embody the compact urban
form, continuous “street wall” and
attractive streetscape layout which
once defined the Pike as a Main
Street and which can serve as a
model for how it can be yet again
a vibrant community center and
destination,notmerelyautilitarian
thoroughfare.  Preservation is also
a proven catalyst for revitalization.
That is,many areas resembling the
Columbia Pike corridor have used
preservationdevelopmenttoachieve
ahighlevelofcommercialandretail
activity which, in turn, created a

MANYAREASRESEMBLING
THECOLUMBIAPIKECORRIDOR
HAVEUSEDPRESERVATION
DEVELOPMENTTOACHIEVEA
HIGHLEVELOFCOMMERCIAL
ANDRETAILACTIVITY
WHICH,INTURN,CREATED
ASYNERGYFOSTERING
THEREVITALIZATION
OFSURROUNDING
RESIDENTIALAREAS.

TheformerArlingtonTheater,constructedinc.1940intheArtDecostyle,isstilltoday
anotableculturalandarchitecturallandmarkalongthePike.
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Other Noteworthy Historic Buildings
12. 1440 Columbia Pike, VDOT Central Control Building
13. 1724 Columbia Pike, house
14. 1726 Columbia Pike, house
15. 1802 Columbia Pike, house
16. 1806 Columbia Pike, house
17. 1827 Columbia Pike, house
18. 1833 Columbia Pike, house
19. 1905 Columbia Pike, St. John’s Baptist Church
20. 2217 Columbia Pike, Trinity Episcopal Church
21. 2601-2705 Columbia Pike, Fillmore Gardens Shopping Center
22. 2704 Columbia Pike, Arlington Post Office/Ski Chalet
23. 2919 Columbia Pike, St. Coletta Thrift Shop
24. 3233 Columbia Pike, Westmont Shopping Center
25. 3507 Columbia Pike, Arlington Presbyterian Church
26. 4029 Columbia Pike, house
27. 4200 Columbia Pike, Barcroft Apartments
28. 4700-4714 Columbia Pike, Barcroft Shopping Center
29. 5104 Columbia Pike, Frederick Courts Condominiums
30. 1031-1041 South Edgewood Street, Edgewood Shops 
31. 1400 South Edgewood Street, Arlington Village Condominiums
32. 4068 South Four Mile Run Drive, Arlington Mill Site

COLUMBIA PIKE
Historic Building and Facades

Historic Buildings to be Preserved
 1. 2338-2344 and 2408 Columbia Pike, commercial buildings
2. 2500-2530 Columbia Pike, Arlington Village Shopping Center
3. 2624 Columbia Pike, Arlington Animal Hospital

 4. 2628 Columbia Pike, Birds N’ Things
  5. 2900 Columbia Pike, Old Dominion Bank/Blanca’s Restaurant
 6. 2903 Columbia Pike, Arlington Theater
 7. 3014 Columbia Pike, Charles Building
  8. 805 South Walter Reed Drive, Fillmore Gardens Apartments

Historic Facades to be Preserved
9. 2801-2811 Columbia Pike and 927 South Walter Reed Drive, Elkins Building

10. 2906-2922 Columbia Pike, Arlington Hardware
11. 900 block of South Walter Reed Drive, commercial buildings

0

0 1/4 1/2 13/4

1200 2400 3600 4800

SCALE IN FEET

SCALE IN MILES

Historicbuildingstobe
fullypreservedthroughthe
FormBasedCodeinclude:

1. 2338-2344and2408Columbia
Pike,commercialbuildings

2. 2500-2530ColumbiaPike,
ArlingtonVillageShoppingCenter

3. 2624ColumbiaPike,
ArlingtonAnimalHospital

4. 2628ColumbiaPike,
BirdsN’Things

5. 2900ColumbiaPike,
OldDominionBank/
Blanca’sRestaurant

6. 2903ColumbiaPike,
ArlingtonTheater

7. 3014ColumbiaPike,
CharlesBuilding

8. 805SouthWalterReedDrive,
FillmoreGardensApartments(The
portionofthepropertysouthof
9thStreetmayberedeveloped,
onconditionthatpreservation
isimplementedforthepor-
tionnorthof9thStreet.)

Historicfacadestobepreserved
throughtheFormBasedCodeare:

9. 2801-2811ColumbiaPike
and927SouthWalterReed
Drive,ElkinsBuilding

10. 2906-2922ColumbiaPike,
ArlingtonHardware

11. 900blockofSouthWalterReed
Drive,commercialbuildings

Althoughnot listedintheFormBased
Code, the community has also identi-
fiedothernoteworthyhistoricproper-

tiesthatcontributetothecharacterand
integrityofthePikeandshouldalsobe
consideredif,andwhen,thesesitesare
redeveloped.Thesesitesinclude:

12.1440ColumbiaPike,VDOT
CentralControlBuilding

13.1724ColumbiaPike,house
14.1726ColumbiaPike,house
15.1802ColumbiaPike,house
16.1806ColumbiaPike,house
17. 1827ColumbiaPike,house
18.1833ColumbiaPike,house
19.1905ColumbiaPike,St.

John’sBaptistChurch
20.2217ColumbiaPike,Trinity

EpiscopalChurch
21.2601-2705ColumbiaPike,

FillmoreGardensShoppingCenter
22.2704ColumbiaPike,Arlington

PostOffice/SkiChalet

23.2919ColumbiaPike,St.
ColettaThriftShop

24.3233ColumbiaPike,
WestmontShoppingCenter

25.3507ColumbiaPike,Arlington
PresbyterianChurch

26.4029ColumbiaPike,house
27.4200ColumbiaPike,

BarcroftApartments
28.4700-4714ColumbiaPike,

BarcroftShoppingCenter
29.5104ColumbiaPike,Frederick

CourtsCondominiums
30.1031-1041SouthEdgewood

Street,EdgewoodShops
31.1400SouthEdgewoodStreet,

ArlingtonVillageCondominiums
32.4068SouthFourMileRun

Drive,ArlingtonMillsite

HISTORICBUILDINGS
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synergy fostering the revitalization
ofsurroundingresidentialareas.

This section provides updated
strategies and tools, including the
Form Based Code and national and
localhistoricnominations,toprotect
important historic resources along
thePike.

FormBasedCode:Integrating
thePastwiththeFuture

ThehistoricsiteslistedintheForm
BasedCodeasbuildingsandfacades
to be preserved through the Special
Exception Use Permit process are
tobefoundonthepreceedingpage.
Recognizingthechallengesassociated
with incorporating historic proper-
ties intoredevelopmentprojects, the
Codeallowsdeveloperswhopreserve
thesespecialhistoricpropertiesaddi-
tionalheightandmodificationsofthe
streetscapeandrequiredbuildingline
requirements. Flexibility is key in
makingsuchredevelopmentprojects
feasibleandillustrateshowtheCode
canhelptoprotecthistoricandarchi-
tecturalresources,whileallowingfor
therevitalizationandmodernization
of the corridor. The practicality of
thisapproachhasbeendemonstrated

with the approvalon June12,2004
by the County Board of a mixed-
useprojectthatpreservedthefacade
of 2906-2922 Columbia Pike, the
ArlingtonHardwaresite.

NationalandLocal
HistoricNominations

Listing on the National Register
of Historic Places does not protect
historic buildings from alteration or
demolition, but does serve as a re-
quiredthresholdforpropertyowners
to apply for federal and state credits
for the rehabilitation of historic
buildings.Nonetheless,buildingson
theRegisteraregenerallymorelikely
toberestoredandreusedthanother
older buildings.  Local designation
often offers the strongest protection
againstradicalalterationandoutright
demolition.  At this time, however,
there is little community support
amongColumbiaPikebusinessown-
ersforthecreationoflocaldistricts.

Some community leaders in the
surrounding residential areas have
pursued National Register listings
forbuildingsintheirneighborhoods.
Forinstance,thoseindividualbuild-
ings and complexes currently listed

on the National Register along the
ColumbiaPikecorridorare:Arlington
Village (April 2003), Commons of
Arlington (May 2003), Columbia
Forest (February 2004), Harry W.
GrayHouse(February2004)andthe
PenroseHistoricDistrict(November
2004).Additionally,theCountyhas
completed other National Register
nominations, including one for the
historic buildings situated at the
intersection of Columbia Pike and
WalterReedDrive,whichhavenot
yetbeensenttothestateforconsid-
eration.Inthefuture,otherresiden-
tial and even commercial properties
may be nominated for inclusion on
theNationalRegister.Similarly,the
County may pursue the creation of
newlocalhistoricdistrictsinthisarea
atalaterdate,shouldthecommunity
expresssufficientinterest.

Perhaps the primary benefit of
listing a historic property on the
National Register is that it confers
eligibilityforfederalandstatehistoric
preservationtaxcredits.TheFederal
Rehabilitation Tax Credit Program
allowsfora20percenttaxcrediton
eligiblerehabilitationexpenses.The
credit is a dollar-for-dollar reduc-
tion of federal income tax liability.

FLEXIBILITYISKEYINMAKING
SUCHREDEVLOPMENT
PROJECTSFEASIBLEAND
ILLUSTRATESHOWTHECODE
CANHELPTOPROTECT
HISTORICANDARCHITECTURAL
RESOURCES,WHILEALLOWING
FORTHEREVITALIZATION
ANDMODERNIZATION
OFTHECORRIDOR.
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Properties eligible for the program
mustbeincome-producingandlisted
ontheNationalRegistereitherindi-
viduallyorasacontributingbuilding
in a historic district.  The building
does not have to be listed on the
National Register before inception
oftheproject;howeveritneedstobe

nominated prior to the completion
of a 24-monthproject period. The
size of the credit is calculated as a
percentageof theeligible rehabilita-
tion expenses.  In addition to this
program,thefederalgovernmentalso
offersataxdeductionforpreservation
easements.

ThestateofVirginiaoffersaState
Historic Rehabilitation Tax Credit
Program similar to the aforemen-
tioned federal program. It differs,
however, in several respects.  First,
thestatetaxcreditisvaluedat25per-
cent of a qualifying sum reinvested
intoahistoricbuilding.Second,the
buildinginquestionmayormaynot
be income-producing. Third, the
qualifying reinvestment sum must
onlyequalone-halfoftheproperty’s
adjustedbasis(thevalueofthebuild-
ing, not the land) for a commercial
project, and only a quarter of the
adjusted basis in the case of private
homes.  Fourth, the property does
nothavetobelistedontheNational
Register,justproveneligibleforlist-
ing.Likethefederalgovernment,the
state also offers tax deductions for
preservationeasements.

TheCounty’sHistoricPreservation
ProgramandVirginiaDepartmentof
HistoricResourcesstaffsareavailable
toprovideinformationandmaterials
to property owners and developers
about these tax credit and easement
programsandassistthemincomplet-
ingthenecessarypaperwork.

Thec.1881ItalianateHarryW.Grayhouse,locatedoneblockoffthePike,isrecognized
bothforitsarchitecturalmeritandforitsimportancetotheAfrican-Americanhistoryof
Arlington.
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TheCountyprovidesanumber
ofparksandrecreationalfacil-
itiesalongtheColumbiaPike

corridor. These offer a wide variety
of features, amenities and programs,
which are integral to sustaining the
highqualityoflifeArlingtonresidents
have come to expect. There are, of
course,opportunitiestoenhanceand
expandthecurrentofferingsandthe
Countyisactivelyengagedinpursu-
ing such possibilities. This section
providesanupdatedlistofcurrentand
future projects, alongwith strategies
for ensuring that the community’s
open space and recreational needs
aremetas thePike is rethoughtand
redeveloped.

FormBasedCode:NewOpen
SpacesandStreetscapes

The County’s open spaces are
well-liked and well-used by local
residents.Asurveyconductedbythe
DepartmentofParks,Recreationand
Cultural Resources in 2002 found
that39percentofArlingtonhouse-
holds attend outdoor concerts, 36
percent regularly participate in fes-
tivalsandevents,andapproximately
33percentregularlyattendartisticor

theatricalperformances.Givensuch
ahighlevelofinterestandparticipa-
tion,theCountyshouldcontinueto
expanditsofferingsandincorporate
more public space for events, such
as festivals, along the Pike. The
County’s Public Art Master Plan,
adoptedinDecember2004,recom-
mendsthatthesenewopenspacesand
streetscapesalsoberegardedaspri-

oritysitesforpublicart.TheCounty
is, indeed, committed to providing
purposeful, not leftover spaces, as
active,urbanplaces.RecentGeneral
Land Use Plan amendments have
reflectedtheCounty’sdesirefornew
openspacesnorthofColumbiaPike
betweenSouthClevelandandSouth
Barton Streets, south of Columbia
Pike between South Quincy and

PARKS&RECREATION

THECOUNTYISINDEED
COMMITTEDTOPROVIDING
PURPOSEFUL,NOT
LEFTOVERSPACES,AS
ACTIVE,URBANPLACES.

ThisrenderingoftheWesternGatewayareaexpressesthecommunity’sdesireforusable
openspacesandenhancedstreetscapes.
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South Monroe Streets, and at the
southeast intersection of Columbia
Pike and South Columbus Street.
In thisplanand in theFormBased
Code,exact locationsfortheafore-
mentionedopenspacesareprovided
andfurtherdefinedassquares,civic
greens, public plazas, urban parks
and streetscapes. It is expected that
mostof thesenewopen spaceswill
be provided through and synchro-
nized with the approval of rede-
velopment projects, aswas the case
withthesmallsquareinfrontofthe
EckerdDrugStore,nowhometothe
successful Columbia Pike Farmers
Marketandotherlocalevents.

ExpansionandImprovement
ofExistingParksand
RecreationalFacilities

Some of the specific facilities
located along the Pike include
Arlington Heights Park, Alcova
Heights Park, Cleveland Park,
Doctor’s Run Park, Towers Park
andtheCarverCommunityCenter/
HoffmanBostonEducationCenter.
TheCountyiseitherinthemidstof
orplanning toupdate and improve
severalotherfacilities,including:

ProjectsUnderway

ArlingtonMillCommunityCenter
Thiscommunitycenter,locatedat

4975ColumbiaPike,offersprograms
related to recreation,educationand
humanservices.TheCountyiscur-
rentlyworkingwithanarchitectural
and engineering team to design a
new, larger community center to
replacetheexistingone.Atroughly
72,000squarefeet,thenewcenteris
intendedtobetterservetheneedsof
thisdiversecommunity.Thelarger
facilitywill offer an expandedmix

of its already popular recreational,
educationalandhumanservicespro-
grams. Inadditiontoacontinuing
education high school, the center
willoffer adult education andearly
childhoodprograms.Variousrecre-
ationalopportunitieswillbeoffered
inarangeofspacesthatwillinclude
a gymnasium, game room, art stu-
dio, computer lab, senior lounge,
fitness room,classroomsandmulti-
purpose meeting rooms.  Planning
and design will continue through
2006 with construction anticipated
tobeginmid2007.

Builtontheroadbedoftheformer
Washington&OldDominion
Railroad,theW&ODTrailinthe
VillageCenterisverypopularwith
bicyclists,walkersandjoggers.

ConstructionofanewArlingtonMillCommunityCenterisslatedtobeginin2007.
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WalterReedCommunityCenter

Construction of the new Walter
ReedCommunityCenter,tobelo-
catedonthesiteofthecurrentcenter
at290916thStreetSouth,isunder-
way and expected to be completed
by spring2006.Thecenterwillbe
built in an environmentally sensi-
tive manner to meet Leadership in
Energy andEnvironmentalDesign,
orLEED, certification standards. It
will encompass 30,000 square feet
of recreation and senior program-
ming space, including a canteen,
game room, arts and crafts work-
shops, gymnasium, teen lounge,
quiet room, multi-purpose room,
recreational technology lab andex-
ercise studio. A separate section of
the buildingwill serve as an adult,
day healthcare facility. The ameni-
ties for this area include large and
small activity rooms,a separateen-
tranceconvenient fordrop-offsand
pick-ups, administrative offices, a
restarea,clinicandprivateenclosed
garden.

TyrolHillPark-PhaseOne
TyrolHillParkisa3.3acreneigh-

borhoodparklocatedintheColumbia
Heights West neighborhood.  A

MasterPlan for the parkwas com-
pletedin2003usingNeighborhood
Conservation Program Funding.
PhaseOneoftheMasterPlanimple-
mentation, currently scheduled to
begin in September 2005, includes
relocation and replacement of the
existing volleyball and lighted bas-
ketballcourts, installationofa loop
trail, addition of a third park en-
trance,newsitefurnishings,amodest
playgroundexpansionandenhanced
landscaping.  The improvements
will enhance the function of the
parkthroughbetteraccessibilityand
amoreoptimalarrangementofuses
(seePossibleFutureProjectssection
forphasestwoandthree).

PossibleFutureProjects

FourMileRun
The acquisition of the southwest

side of Four Mile Run to create a
western entrance to the Four Mile
RunParkandBikeTrail isa long-
term County goal. A feasibility
study,currentlybeingundertakenby
the Columbia Forest neighborhood
with Neighborhood Conservation
Program funding, will explore the
feasibility of relocating the Four

FourMileRunisanimportantnaturalresourcefortheColumbiaPikecommunity.

Parks&Recreation| 25  



COLUMBIAPIKE INITIATIVEC
Mile Run Trail to the southwest
sideofthestreamforatleastpartof
the length between George Mason
Drive and Columbia Pike.  Public
accesstotheareaunderconsideration
inthestudyiscurrentlyplannedto
be acquired through the voluntary
grantingofeasementsbythecurrent
propertyowners.

Arelatedgoalistheidentification
of funding sources for the creation
of a Four Mile Run interpretive
park that will educate users about
the impact of thebuilt community
ontheFourMileRunvalleyandits
relationshipwiththePotomacRiver
and, ultimately, the Chesapeake
Bay. This interpretive park would
be an appropriate location for art
relatingbothtotheFourMileRun
and Columbia Pike corridors. The
County’s Office of Neighborhood
Serviceshasalreadycommissioneda
conceptualstudyofartandinterpre-
tive elements for this location, and
this study could serve as apointof
departurefor furtherartisticexplo-
rationofthesite.

WashingtonBoulevardTrail
TheWashingtonBoulevardTrail

willbeashared-use,pavedtrailcon-
necting Arlington Boulevard and
ColumbiaPike. The trailwill run
parallel to and east of Washington
Boulevard and will travel through
Towers Park before connecting to
ColumbiaPikeatSouthRolfeStreet.
Thetrailwillbeanimportantasset
for both the bicyclists and pedes-
triansof this area. Construction is
slatedtobeginin2005.

TyrolHillPark-
PhasesTwoandThree

Phases Two and Three of the
TyrolHillParkMasterPlan,notyet
funded,callfortheinstallationofa
comfortstation,picnicshelter,paved
gathering space, entry feature and
fencing enhancements, along with
additionallandscaping.Completion
ofthesetwoimplementationphases
will improve the usability of the
parkfortheneighborhoodandwill
also greatly enhance the beauty of
thepark’sstreetfrontage.
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Thisisagoodexampleofsomeofthehigh-quality,older,garden-styleapartmentsfoundalongthePike.

A wide range of housing op-
portunities, for both renters
andowners,existsalongthe

Columbia Pike corridor.  Given the
current regional market conditions,
characterized by a housing market
driven by robust job growth and a
continued interest in living close to
theDistrict,theColumbiaPikecor-
ridor offers significant potential for
additional residential redevelopment.
Favorable interest rates encourage
renters to purchase homes, town-
houses and condominiums.  Low

interest rates alsoprovidedevelopers
withafinancial incentivetodevelop
newpropertiesandredevelopexisting
ones.  The near term future for the
Pikecouldbemorefavorablethanit
hasbeeninmanyyears.Thatis,recent
economic expansion has increased
realestatepropertyvaluesthroughout
theCounty,therebyspurringinterest
inreinvestment.TheColumbiaPike
Corridor stands to benefit from this
interest,inpartbecausepropertyval-
uesarenotashighasintheRosslyn-
Ballston or Jefferson-Davis Metro

corridors and the Pike is beginning
to be perceived as a better value in
relationtotheincreasinglyexpensive
Metrocorridors.

Ownershipopportunitieshaveex-
panded from existing single-family
homestoincludenewertownhouses,
condominiums,andevennewhous-
esoninfilllots.Pricesvarywidely,
with condominiums offering the
bestopportunityforhouseholdswith
modestincomestoenterthemarket.
Recent conversions, such as the
Brittany andShirlingtonOverlook,

OWNERSHIPOPPORTUNITIES
HAVEEXPANDEDFROM
EXISTINGSINGLE-FAMILY
HOMESTOINCLUDE
NEWERTOWNHOUSES,
CONDOMINIUMS,ANDEVEN
NEWHOUSESONINFILLLOTS.
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offerfirst-timebuyers an affordable
alternative to higher-priced single
familyhomesand townhouseswith
prices starting in the low to mid
$200,000s.

In terms of rental properties,
existing apartments, totaling ap-
proximately9,716asofApril2005,
providethebulkoftheavailablesup-
ply.Ontheonehand,thereislittle
incentiveforsomeoftheownersof
older apartment complexes to sell
whatareperformingassets.Insome
instances,thesamefamiliesorbusi-
ness have owned these complexes
fordecades,arecarryinglittleorno
debt and wish to avoid incurring
substantialcapitalgainstaxesbysell-
ing their properties.  On the other
hand,marketforcesarebeginningto
shift.  That is, there is a mounting
economic incentive for owners to
renovate their properties, many of
which are reaching 50 to 60 years
ofagewithplumbing,electricaland
heatingsystemsandotherinfrastruc-
turethatarefastapproachingtheend
oftheirusefullife,andconvertthem
intocondominiums.

Whilemany citizens living along
ColumbiaPikearesupportiveofthe
revitalization of the area, some are

alsoworriedabouthowrapidlyrents
havebeenincreasingandthepressure
thisisplacingonlowandmoderate
income households. Furthermore,
the number of apartment buildings
converting to condominiums is
increasing.  The conversions offer
ownership opportunities for first
timepurchasers,butdisplacementfor
thoseunabletoaffordthesalespric-
es.Itisthereforeimportantthatthe
County continue to support efforts
tomaintainandpreservetheafford-
able housing supply in and around
the surrounding neighborhoods
alongColumbiaPike,whileencour-
agingtheoverallrevitalizationofthe
corridor.The challenge is to effec-
tivelybalance thesedualobjectives.
Arlington County is committed to
providing to households of all in-
comelevelsanopportunitytolivein
safe,decent and affordablehousing.
Atthesametime,theCountyseeks
toenhancecommercialgrowththat
will provide diverse employment
opportunitiesforitscitizensandex-
pandservicestoresidents.
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TheMonterey/Sierraredevelopmentprojectpreserved96affordablerentalunits,while
creating new homeownership opportunities in the Columbia Heights West neighbor-
hood.
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FormBasedCode:Increasing
HousingOpportunities

TheFormBasedCodeisdesigned
to create a vital “Main Street” and
establishes the framework for the
constructionofnewhousingofvari-
ous types within the revitalization
districts along the Columbia Pike
corridor. As the Code emphasizes
the benefits of mixed-use develop-
ment, much of this housing stock
will be incorporated into projects
with office and retail space. This
mixed-use development will pro-
vide a new housing option for the
corridor and will perhaps, through
competition, spur reinvestment in
older, existing housing. Interest in
developinghousingalongthePikeis
increasingandseveralnewdevelop-
mentprojectsinvolvingmultifamily
andtownhouseunitshavebeenap-
provedorareunderreview.

PubliclyAssistedEfforts

The County has funded several
rental housing development pro-
posals along Columbia Pike over
the years through its Community
DevelopmentBlockGrant(CDBG)
andAffordableHousingInvestment

Fund(AHIF)Programs.Since1982,
the County has assisted with 13
projects involving the acquisition,
rehabilitation and/or partial rede-
velopment of properties along the
corridor.Inall,theCountyinvested
$18,591,446 in the rehabilitation
andconstructionoftheseproperties.
The projects, in their entirety, cost
approximately $123,436,783. Each
of these developments has or had a
portionoftheunitssetasideforlow
or moderate income households as
committed affordable units. The
totalnumberofrentalunitsinvolved
is1,254,ofwhich1,085arecommit-
tedaffordableunits.

AlthoughtheCountyhasinvested
a significant amountofCDBGand
AHIF resources in this area, lever-
aging nearly $33 million in non-
Countydollarsintheprocess,these
revitalization efforts are only just
beginning to be replicated by pri-
vateownersofrentalhousingstock.
Ownersofsomeofthenewerhigh-
rise complexes, such as Wildwood
Park and Wildwood Towers, have
recentlycompletedrenovationssans
County assistance.  These newer
apartmentcomplexesaremorelikely
to command the higher rent levels

WhiletheCountyisinterestedinencouragingnewdevelopmentalongthePike,itisalso
committed to preserving the stable, single-family neighborhoods that border the cor-
ridor.
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neededtojustifysubstantialrehabili-
tationthansomeoftheolderapart-
mentbuildings.TheCounty,work-
ing in conjunction with property
ownersandthecommunity,isinthe
processofdevelopingmoreeffective
strategies,suchastheColumbiaPike
HousingInitiative,tohelpovercome
such concerns and impediments to
the renovation and rehabilitationof
the older rental housing along the
Pike.

ColumbiaPikeHousingInitiative

The Columbia Pike Housing
Initiative,introducedinTheColumbia
PikeInitiative–ARevitalizationPlan,is
aprogramthatseekstoenhancethe
qualityof lifealongthecorridorby
improving existing housing and by
expanding housing options. At the
coreofthisinitiativeisthedevelop-
mentofahousingrevitalizationplan
with development strategies that
would lead to specific “bricks and
mortar” projects. The plan would
meet the following objectives: the
promotion of mixed-use develop-
mentwhereappropriate;thecreation
of housing stock that is diverse in
termsofbothtypeandaffordability;

thepreservationof affordablehous-
ing;thecreationofhomeownership
opportunities;theprovisionofhous-
ing-relatedservices;andthemainte-
nanceofsoundhousingconditions.

Specificareasoriginally identified
in2002tobestudiedinclude,butare
notlimitedto,theColumbiaHeights
West Neighborhood, Fillmore
Gardens, Foxcroft Terrace and
Barcroft.Theplanwillbedesigned
to complement and further theob-
jectives of other County policies
and community activities, includ-
ing the Columbia Pike Initiative,
the County’s Affordable Housing
Goals and Targets, the Columbia
HeightsWestNeighborhoodAction
Plan and the severalNeighborhood
ConservationPlans.

Inordertocompletethistask,the
County will organize a planning
group consisting of community
stakeholders, including interested
citizens, civic association repre-
sentatives, landowners, tenants and
the Columbia Pike Revitalization
Organization,toworkwithCounty
staff throughout the process. The
County also anticipates contracting
with a private consultant with ex-
pertise in real estate and affordable

housing todevelopachievable, site-
specific strategies, including devel-
opment scenarios for various types
ofpropertieslocatedthroughoutthe
corridor. These strategies, which
would complement and enhance
thegoalspreviouslyoutlinedbythe
Countyinthisandotherplans,would
then be implemented as properties
come through the redevelopment
process. It isexpected that thepro-
cessofdevelopingandimplementing
such strategieswill result inamore
knowledgeablecommunitywithre-
gardstohousingredevelopmentand
affordable housing issues, efficient
methodsofleveragingprivateinvest-
ment inhousing, thecosts involved
insuchrevitalizationeffortsandthe
challengesofmaintainingaffordable
housing and options for future de-
velopment.Itisanticipatedthatthis
workwillcommenceduring2005.
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COLUMBIAPIKE INITIATIVEC TRANSPORTATION

As Columbia Pike originated
as a transportation corridor
and continues to function

as a major transportation artery,
transportation recommendations
constituted a substantial portion of
the implementation recommenda-
tions outlined in the Columbia Pike
Initiative–A Revitalization Plan. The
refined,revisedtransportationstrat-
egy forColumbiaPikediffers little
insubstancefromtheoriginal.That
is,itcontinuestofocusonsupport-
ingtheoverarchingvisiontoremake
the corridor into a “Main Street”
forSouthArlington.Theprinciples
guiding the development of this
strategy include enhancing public
transit in the corridor, prioritizing
theneedsofpedestriansandbicyclists
and managing the street system to
promotesafetyandsupportplanned
and future development. Since the
adoptionof the plan in 2002,with
thesupportoftheCountyBoardand
thecommunity,substantialworkhas
beendonetoimplementthisvision.

FormBasedCode:From
ThoroughfaretoMainStreet

The community design charrette

andtheresultingFormBasedCode
redefined the concept of “street”
for Columbia Pike. The “street”
now represents the entire public
space between building faces, not
just a travelway for vehicles. The
streetistobesharedbypedestrians,

bicyclists, public transit riders and
drivers.Itisexpectedthatmanykey
transportation improvements will
beimplementedthroughredevelop-
mentprojectsusingtheFormBased
Code.

When theFormBasedCodewas

adopted in February 2003, there
were still unresolved questions re-
garding the width, design and use
ofstreetspacealongColumbiaPike.
Atthattime,theCountyBoardes-
tablished the Columbia Pike Street
SpacePlanningTaskForce to con-

TRANSITIMPROVEMENTSANDPROPOSEDPARKINGLOCATIONS
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sider these issues and develop rec-
ommendationsforthelengthofthe
PikefromJoyceStreettotheFairfax
County line. The citizen-led Task
Force included representatives from
the ten original civic associations
nearthePike,aswellasrepresenta-
tives fromvariousCountyadvisory
groups and commissions. Staff and
consultant support was provided.
The Task Force met for nearly a
year,heardfromvariousexpertsand
strove to balance competing needs
foralimitedamountofstreetspace.

In February 2004, the County
Board accepted the Columbia Pike
Street Space Planning Task Force

Report. The County Board then
revised the Master Transportation
PlantoincludeanewColumbiaPike
streetspacevision.Newstreetpro-
files were created for different sec-
tionsofthePikeanddocumentedin
aseriesofdetailedcrosssections(see
Appendix).Thenewstreetconfigu-
rations are intended to reduce the
speedoftraffic,minimizepedestrian
crossingdistancesandincreaseside-
walkspace.They includenarrowed
travel lanes, a five-lane street (with
thecenterlaneeitheraleftturnlane
or landscaped median), on-street
parkinginthecommercialareasand
bicyclelanesalongmostofthePike.

Thenewstreetprofilesalsoestablish
theRequiredBuildingLinesusedin
theFormBasedCode.Tocomple-
ment the recommendations of the
TaskForce,theCounty’sPublicArt
Master Plan, adopted in December
2004, recommends that an artist in
residence be retained to assist with
integrating art projects into future
streetscapeplanningalongthePike.

SubsequenttotheStreetSpaceTask
Forceprocess,theCountyManager
established the Columbia Pike
ImplementationTeam,consistingof
many of the same citizen members
as the Street Space Planning Task
Force,toadvisestaffonimplementa-

TheseconceptsforSuperStopdesignsexpresstheCounty’sdesiretoimprovetheaestheticsandfunctionalityofthepopularColumbiaPikebusline.
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COLUMBIAPIKE INITIATIVEC
tion. This group has been meeting
toreviewimprovementprojectscur-
rentlybeingplannedorimplemented.
For projects such as the streetscape
and utility undergrounding pro-
posedbetweenGarfieldandMonroe
Streets and between Wakefield
Street and Four Mile Run Drive,
the street space “vision” cannot be
fullyachievedatthistimebecauseof
existingbuildings and right-of-way
limitations.Thefullcrosssectionsof
the improved streetscape will most
likely be realized as sites redevelop
along the corridor. For now, how-
ever, the Implementation Team is
suggesting interim approaches to
realizeasmuchofthevisionaspos-
sible,givenexistingconditions.

Transit

Columbia Pike is the busiest lo-
cal bus corridor in Virginia, with
connections at its eastern end to
the Pentagon and Pentagon City
Metrorail stations. In the Columbia
Pike Initiative–A Revitalization Plan,
itwasrecommendedthatthealready
highleveloftransitservicealongthe
Pikebeenhancedthroughimproved
bus stops, transit information and

busservices.Itfurtherrecommended
that discussions continue regarding
ahigher-capacity formof transit to
servicethePikeinthefuture.

InSeptember2003,busservicein
the corridor was restructured and
promoted under the name of Pike
Ride. Three levels of service are
now provided. Metrobus continues
tooperateregionalservicebetween
the Pentagon and the Annandale
and Culmore areas of Fairfax

County.Metrobus also provides an
Arlington-focused service to the
PentagonCityMetrorailstationthat
is synchronizedwith theBlueLine
schedule.ArlingtonTransitprovides
localizedservicesconnectingseveral
neighborhoodswithactivitycenters
intheCounty.Anewcross-County
Arlington Transit route also links
the western part of Columbia Pike
with the Ballston, Clarendon and
Courthouseareas.Otherbus-related

ImprovedsidewalksandnewmediansenhanceboththeaestheticsandsafetyofthePikeforpedestrians,bicyclistsandmotoristsalike.

COLUMBIAPIKEISTHEBUSIEST
LOCALBUSCORRIDORIN
VIRGINIA,WITHCONNECTIONS
ATITSEASTERNENDTOTHE
PENTAGONANDPENTAGON
CITYMETRORAILSTATIONS.
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COLUMBIAPIKE INITIATIVEC

improvements include new, low-
floor Metrobuses, better passenger
information atbus stops, the intro-
ductionofSmartTrip readersonall
Metrobuses and the installation of
a system, currently in the testing
phase,thatgivesprioritytobusesat

trafficsignals.
To improve comfort and safety

for bus riders and further promote
the Pike Ride service, Arlington
has hired an architectural firm to
designnewbusstopsandsheltersat
24 locations along Columbia Pike.

Called“SuperStops,” theseareen-
visioned to be attractive, hospitable
spaceswithpassengeramenitiessuch
asrealtimebusinformationandoff-
vehiclefarecollectionservices.The
County plans to start construction
oftheSuperStopsbyfall2005.The

County continues to work with
FairfaxCountyandtheWashington
MetropolitanAreaTransitAuthority,
orWMATA,inplanninglong-term
transitinitiativesforthelengthofthe
corridor.Thejurisdictionsarecoop-
eratingtogetheronthePikeTransit
Initiative,a studyof transitalterna-
tives. The alternatives currently
under consideration include bus
rapid transit and streetcar technol-
ogy.Bothalternativeswouldoperate
onColumbiaPike inmixedtraffic,
connecting the Pentagon/Pentagon
CityareawiththeBaileysCrossroads
areaofFairfaxCounty.

PedestrianandBicycleInitiatives

Given the objective to make the
Columbia Pike corridor an attrac-
tive “Main Street,” consideration
of the pedestrian experience is a
central tenet of both the Columbia
Pike Initiative–A Revitalization Plan
andthesubsequentStreetSpaceTask
Forcerecommendations.Improving
sidewalksandpedestrianfacilities is
a priority, as is providing for safer
crossingsofthePikeandotherprin-
cipal roadways. Some such projects
arecurrentlyunderwayorhavejust
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Updated guidance for Barcroft Apartments and its adjacent commercial 
properties along Columbia Pike (Penske and Goodwill sites) can be 
found in the 2024 update to the Neighborhoods Area Plan.
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been completed. For instance, a
recent intersection project at Glebe
Roadhasimprovedsidewalksinthe
vicinityofthiscrossroads.Arelated
project,involvingtheunderground-
ing of utility wires, the rebuilding
and widening of sidewalks and the
planting of trees to improve the
streetscape in the Town Center
area between South Garfield and
South Oakland Streets, is already
under way. Another utility under-
grounding, sidewalk enhancement
and landscapingprojectplanned for
thewesternpartofColumbiaPike,
betweenSouthWakefieldStreetand
FourMileRunDrive,isexpectedto
beginsometimein2005.

Other pedestrian-focused proj-
ects that have been completed re-
cently include the construction of
new sidewalks and curbs on South
GarfieldStreetand9thRoadSouth,
ashortstretchofsidewalknearSouth
Rolfe Street and a sidewalk along-
side the Virginia Department of
Transportation(VDOT)facilitynear
the Navy Annex. A center median
andanewcrosswalkwithaflashing
pedestriansignalhavebeeninstalled
nearFrederickStreet.Neartheeast
endofColumbiaPike, a signalized

pedestriancrossingisbeingdesigned
forSouthScottStreetinconjunction
with VDOT. Based on a recom-
mendation of the Columbia Pike
Implementation Team, the County
isalsodiscussingwithVDOTapro-
posal to re-stripe thecrosswalkson
ColumbiaPikewithahighly-visible
ladderdesign.

The Columbia Pike Initiative–A
Revitalization Plan recommended
establishingbicycle routes through-
outthecorridor,includingbikeways
along parallel streets and, where
possible,bike lanesalongColumbia
Pike itself. The Street Space Task
Forcehasidentifiedareaswhereon-
streetbicyclelanesaretobeprovided

in the future. At the present time,
funding has been identified for the
creationofparallelbikewayson9th
and 12th Streets between Quincy
and Cleveland Streets. Anticipated
improvements include enhanced
signageandnewpavementmarkings
todelineateandhighlightthebike-
ways,asneither9thnor12thStreet
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hassufficientwidthtoaccommodate
full-fledgedbikelanes.Staffisstudy-
inghowbikewayscanbeaccommo-
dated in theone-way sectionof9th
StreetSouthbetweenSouthIvyand
South Irving Streets.  The Bicycle
Advisory Committee is involved in
development of the bikeway plans,
with implementationslatedtobegin
bysummer2005.Additionally,anew

traffic signal planned for installation
attheintersectionof12thStreetand
Glebe Road will further improve
bikewaycrossingsattheintersection.

Otherbicycleprojects inthecor-
ridor include the creation of the
WashingtonBoulevardTrailandpos-
siblerelocationofapartoftheFour
Mile Run Trail.  The Washington
Boulevard Trail will connect
ArlingtonBoulevardandColumbia
Pikefollowingapathgenerallypar-
alleltoWashingtonBoulevard.The
trailwillbelocatedontheeastside

of Washington Boulevard and will
travel through Towers Park before
connecting to Columbia Pike at
SouthRolfeStreet.Constructionof
thisshared-use,pavedtrailisantici-
patedtobegin in2005. As for the
FourMileRunTrail,theColumbia
Forest Neighborhood Conservation
Plan includes a recommendation to
explorethepossibilityofrelocatinga
portionofthistrailoraddingaseg-
ment to itonthewest sideofFour
Mile Run between Columbia Pike
andSouthGeorgeMasonDrive.A

Plannedorrecentlycom-
pletedneighborhoodtraffic
calmingprojectsinclude:

•ColumbiaHeightsWest:
SouthDinwiddieStreet

•ColumbiaForest:South
FrederickandSouth
ColumbusStreets

•Barcroft:SouthBuchanan
andSouthWakefieldStreets

•DouglasPark:SouthQuincy
andSouthMonroeStreets

•AlcovaHeights:South
MonroeStreet

•ArlingtonHeights:South
HighlandStreet

•ColumbiaHeights:South
ClevelandStreet

Proposednew
connectingstreets:

•9thRoadSouthfromSouth
WayneStreettoSouth
WalterReedDrive

•9thRoadSouthfrom
SouthGarfieldStreetto
SouthHighlandStreet

•11thStreetSouthfrom
SouthEdgewoodStreet
toSouthMonroeRoad

•SouthClevelandStreet
from9thStreetSouth
toColumbiaPike

•SouthIrvingStreetfrom
ColumbiaPiketonew
11thStreetSouth

• SouthAbingdonStreetfrom
ColumbiaPiketoSouthFour
MileRunDrive(minor)

• 10thStreetSouthfromnew
SouthGreenbriarStreet
toSouthJeffersonStreet

• SouthGreenbriarStreet
fromColumbiaPiketo
new10thStreetSouth

• SouthHarrisonStreet
fromColumbiaPiketo
new10thStreetSouth

Safetyimprovementsarebeinginstitutedatvariouskeyintersections.
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COLUMBIAPIKE INITIATIVEC
preliminary study funded through
the Neighborhood Conservation
programisunderwayatthistime.
StreetSystem

The Columbia Pike Initiative–A
RevitalizationPlanrecommendedthat
traffic impact studies be conducted
for major new developments along
Columbia Pike. This requirement
has been included in the adminis-
trative regulations for Form Based
Code developments greater than
100,000squarefeet.

Theplanrecommendedimprove-
ments to several intersections along
Columbia Pike, including adding
left-turnlanesatSouthGlebeRoad,
realigning the South Highland
Street and the South Buchanan
Street/SouthFourMileRunDrive
intersections, and rebuilding the
WashingtonBoulevardinterchange.
The Glebe Road intersection has
beenimproved,withleft-turnlanes
now operational in all directions
at that intersection. The South
HighlandStreetintersectionisbeing
studied in relation to an approved
FormBasedCodeprojectatWalter
ReedDrive.BasedontheColumbia
Pike Initiative–A Revitalization Plan,
the undergrounding and sidewalk

project near Four Mile Run was
redesigned to include the interim
recommendation to add a left-turn
lane.Furtherstudyisbeingdoneto
see whether it is practicable at this
time to implement the longer-term
recommendation to realign South
FourMileRunDrivewhereitmeets
SouthBuchananStreet.TheCounty
is continuing toworkwithVDOT
on the redesign of the Washington
Boulevard interchange to make it
feasible under the currently pro-
grammedleveloffunding.

Theplanrecommendsthatneigh-
borhood traffic calmingprojects be
consideredintheneighborhoodsad-
jacenttoColumbiaPiketodealwith
bothexistingtrafficimpactsandthe
potentialeffectsofnewdevelopment.
Traffic calming includes such mea-
suresasspeedhumps,trafficcircles,
texturedcrosswalks,curbbumpouts
or nubs and gateway treatments.
Since adoption of the Columbia
Pike Initiative–A Revitalization Plan,
severaltrafficcalmingprojectshave
beenplannedfororcompletedinthe
neighborhoodsborderingthePike.

The Columbia Pike Initiative–A
RevitalizationPlan also recommends
thatmanyofthedrivewayentrances

alongColumbiaPikebeconsolidat-
ed or eliminated. The Form Based
Codetakesastepinthisdirectionby
requiringthatmostaccesstoparking
and loading for new developments
be from side streets and alleys, not
directlyfromthePike.

Severalnewlocalconnectingstreets
were mentioned in the Columbia
Pike Initiative–A Revitalization Plan
andweresubsequentlyincorporated
intotheMasterTransportationPlan.
Additional new street segments are
shown on the Form Based Code
Regulating Plans and County staff
is currently working to reconcile
what is shown in the Code with
what is represented in the Master
TransportationPlan.Itisanticipated
thatthesestreetswillbeconstructed
as new development occurs. One
such development, the approved
mixed-use project at the corner of
Columbia Pike and Walter Reed
Drive, includes a portion of a new
11thStreetSouth.Surveyanddesign
workforthisnewstreetisunderway
andthestreetsegmentisexpectedto
becompletedbytheCountyasnew
development comes on line. Other
developments being considered in
thisareacouldresultinthecomple-

tion of additional segments of the
new 11th Street. These and other
new two-lane street segments will
improvelocalcirculationforvehicles
andpedestriansandwillhelptoreal-
izetheoverallvisionofthePikeasa
MainStreetforSouthArlington.

ParkingStrategy

The Columbia Pike Parking
StrategywasadoptedbytheCounty
BoardinFebruary2003afteritwas
determined that a flexible, diverse
andcreativeapproachtoparkingwas
needed in order to implement the
goalsandobjectivesoftheColumbia
Pike Initiative–A Revitalization Plan.
Thisstrategyisnowintegratedinto
theoverallcomprehensivetranspor-
tation plan for the corridor which
emphasizeswalking,transituse,and
biking.Belowisthelistofparking
goals forColumbiaPike, aswell as
a general summary of the imple-
mentationstrategies(amoredetailed
descriptionof theparkingstrategies
canbefoundinacompaniondocu-
ment, the Columbia Pike Parking
Strategy).
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ParkingGoals

• Enable people to park once at a
convenient location and access a
variety of commercial enterprises
in pedestrian-friendly environ-
ments by encouraging shared
parking.

• Create a coordinated, managed
approachtoparkingthatincreases
the visibility and accessibility of
parkinganduniformityofparking
information,whether theparking
isprovidedpubliclyorprivately.

• Reduce diffused, inefficient, sin-
gle-purposeparking.

•Avoidadverseparking impactson
neighborhoods adjacent to rede-
velopmentareas.

•Maximizeon-streetparking.
• Provide flexibility for redevelop-

ment of small sites and for the
preservationofhistoricbuildings.

• Promote early prototype projects
using flexible and creative incen-
tives.

Implementation

The Parking Strategies that were
adopted in February 2003 include
establishingminimumrequirements

for parking; mitigating impacts in
residentialareas;studying,onacon-
tinuousbasis,parking-relatedissues;
establishing areas or zones where
sharedparkingopportunitiesshould
occur(seeTransitImprovementsand
Proposed Parking Locations map);
investing in public-private partner-
ships; maximizing on-street park-
ing;andimprovingsignage.Other
related strategies include enhancing
pedestrian amenities, improving
transit options, and ameliorating
bicycleparking.

In response to anumber of these strate-
gies, the County has acomplished the
following:
• Instituted a residential permit

parking program in the Douglas
ParkandColumbiaForestneigh-
borhoods in order to mitigate
parkingshortagesinsinglefamily
neighborhoods adjacent tohigher
density development areas along
thePike.

• Hired a parking coordinator to
provide on-going analysis and
leadershiptoachievetheCounty’s
parking goals throughout the
CountyandalongthePike.

• Developed low or no cost Trans-

portation Demand Management,
or TDM, strategies to encourage
developers and businesses to of-
fer occupants and/or employees
transit,ridesharingorcarsharing,
bicyclingandwalkinginformation
and subsidies, to reduce vehicle
trips,and,hence,parkingdemand,
wherepossible.

TheCountyiscurrentlyorcontinuously
workingonthefollowing:
• Making prudent investments of

Countyresourcestomeetinterim
andlong-termparkingneeds.

• Adding on-street parking spaces
alongColumbiaPikeandonpro-
posed new streets based on the
recommendationsoftheColumbia
Pike Street Space Planning Task
ForceReport.
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One of the challenges faced
on Columbia Pike is to
offset the economic and

marketfactorsthathavehinderedthe
Pike’s economic growth over recent
decades, while taking advantage of
the opportunities presented by the
transformationof the regional econ-
omy from a traditional government
industrybasetonewtechnologyand
federalparadigms.TheCounty’splan
for thisareamustreflect theneedto
strikeabalancebetweenstrengthen-
ing neighborhood-serving businesses
and injecting additional income
throughnewresidential,businessand
office development. With the rela-
tively small amount of land directly
controlledbytheCounty,motivating
privatepropertyownerstoparticipate
remains a formidable obstacle and
underscores theneed tooffer incen-
tives. The market gap between the
MetrocorridorsandColumbiaPikeis
beginningtolessenaslandpricescon-
tinuetoriseandlargersitesdisappear
along the more developed corridors.
Asaresult,theneedforCountyeco-
nomic assistance is diminishing, but
stillremains.

Inordertorealizethecommunity’s
overallvisionforthePikeandcreate

aplaceto live,workandplay,both
residentialandcommercialdevelop-
mentmustbestimulated.Severalres-
identialandmixed-usedevelopment
projectsarecurrentlyunderreview.
Opportunities to attract new com-
mercialdevelopmentandinvestment
to theColumbiaPikecorridorwill
becloselytiedtotheabilitytooffer
ClassAofficespaceatafullservice
pricepoint below those rents asked
in the County’s Metro corridors
andsurroundingmarkets.Columbia
Pikedoeshaveanimpressiveexisting

technologyinfrastructure,thanksto
theall-opticalbroadbandcommuni-
cationnetworkadministeredbythe
AT&T Central Telco office at 900
SouthWalterReedDrive,whichal-
lowsittocompeteinalimitedarena
withfewerthanadozenothermajor
urban technology areas nationally
wheresuchinfrastructureisinplace.
Nonetheless, at present, there is no
realmarket forClassAcommercial
office space along the Pike. It is
thought, however, that demand for
such spacewill follow thedevelop-

INORDERTOREALIZETHE
COMMUNITY’SOVERALL
VISIONFORTHEPIKE
ANDCREATEAPLACETO
LIVE,WORKANDPLAY,
BOTHRESIDENTIALAND
COMMERCIALDEVELOPMENT
MUSTBESTIMULATED.

HighqualityarchitecturewithgroundfloorretailwillhelptorevitalizeandreinvigoratetheVillageCenter.
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ment of successful residential and
retailprojects.

Defensecontractorsandhigh-tech
firmsarelogicalprimarymarketing
targets, while association and non-
profit headquarters also represent
potential sectors to pursue. The
location of Columbia Pike relative
to thePentagonand theDistrictof
Columbiatotheeastandthehigh-
tech companies situated in Fairfax
Countytothewestissignificant.

Intermsoftheexpandingdefense
sector, proximity to their federal
governmentclienteleisappealingto
defensecontractors.Intermsof the
high-tech industry, the metropoli-
tan Washington area is recognized
nationally as being one of the pre-
ferredlocationsforhigh-techoffices,
although the District of Columbia,
FairfaxandPrinceWilliamCounties
arecurrentlymoresoughtafterloca-
tions than Arlington County. One
impediment facing the Pike is the
dearth of large blocks of “ready to
go”commercialspace,suchasthose
available in Crystal City and other
nearbylocations.Suchspaceisvery
attractivetoprospectivetenantswho
liketobeabletoactuallyviewtheir
officespaceandwillrarelycommitto

abuildingonpaper.Atthisjuncture,
a“speculative”commercialbuilding
onColumbiaPikehasthepotential
to succeed, but would be virtu-
allyimpossibletofinance.Proactive
measuresmustbe taken inorder to
closetheeconomicgapbetweenthis
and other corridors and allow the
Piketorealizeitsfullpotential.

FormBasedCode:
CatalystforReinvestment

Investors are starting to turn to
Columbia Pike as a more afford-
able alternative to the increasingly
expensive, highly-developed Metro
corridors.Investorsarealsodrawnto
thePikebecauseoftheFormBased
Code,whichoffersamorepredict-

NewermultifamilyhousingalongtheeasternendofthePikeisasignthatinterestinthis
areaisbuildingwithinthedevelopmentcommunity.

INVESTORSARESTARTING
TOTURNTOCOLUMBIAPIKE

ASAMOREAFFORDABLE
ALTERNATIVETOTHE

INCREASINGLYEXPENSIVE,
HIGHLYDEVELOPED

METROCORRIDORS.
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DEVELOPERSAREALSO
LEARNINGTHATMIXED-USE
DEVELOPMENTCANBEAVERY
LUCRATIVEPROPOSITION.

abledevelopmentprocesswithade-
greeofcertaintynotfoundinthesite
planprocessthatguidesdevelopment
along other corridors. Developers
who use the Form Based Code
knowup-frontwhat canor cannot
bebuilt,aswellaswhatthetiming
willbefortheapprovalofapotential
project.Projectsarereviewedeither
throughanadministrativeprocessor
astreamlinedSpecialExceptionUse
Permit process.Developers are also
learningthatmixed-usedevelopment
canbeavery lucrativeproposition.
Whereas mixed-use development
canbechallengingtopursueunder
more traditional zoning, the Code
encourages and facilitates such de-
velopmentandcouldprovidegreater
opportunities for additional densi-
ties than the current zoning. Prior
to the adoption of the Code, there
were few if anymixed-usepropos-
als along the Pike. Now, however,
there are one approved and several
pendingmixed-useprojectsthatwill
bring new commercial, residential,
officeandculturalattractionstothe
corridor and undoubtedly serve as
catalysts for additional investment
andreinvestment.

RedevelopmentIncentives

WhiletheFormBasedCoderep-
resentstheprimarytoolforstimulat-
inginterest inthedevelopmentand
redevelopment of the Pike, there
are several other instruments the
County isusing to spur investment
inthecorridor.Mostoftheprograms
recommended in theColumbia Pike
Initiative–ARevitalizationPlanarebe-
ingcontinuedinarevised,updated
form.Others, suchas thecommer-
cialrevolvingloanfund,abandoned
because it was determined that the
Countycannotprovidedirectfinan-
cialassistancetoprivateentities,have
beensucceededbyotherprograms.

ColumbiaPikeDevelopmentFund
The County Board established a

developmentfundfortheColumbia
Pike corridor in 2002, and it is
recommended that the County
continue to support this fund. The
fund was conceived of as a source
of public “seed money” to fund
public projects and to help narrow
the feasibility/profitability margin
for development projects that have
various public components associ-
ated with them. The primary goal

of the fund, which was allocated
$1million,wastoleverageCounty
dollarsinordertoachievethegoals
of theoverallplan for thecorridor.
Examplesofwaysinwhichthefund
was originally intended to be used
included: the facilitation of private
redevelopment through public ac-
quisition (or participation in the
development)ofselectpropertiesfor
publicuse/facilities;thedevelopment
of financial participation strategies
to satisfy public parking needs; the
promotionof transitenhancements;
wherepermittedwithpublicfunds,
the funding of infrastructure site
costsbeyondthefinancialfeasibility
of a project; and the acquisition of
right-of-wayfornewtransportation
initiatives and the possible realign-
mentofkeyintersections.

While the fund has not yet been
usedtosupportsuchinitiatives,ithas
insteadbeenusedtopromotecom-
munity involvement in the process
ofrefiningtheoverallvisionforthe
redevelopmentof thePike.Perhaps
mostnotably, the fundwasused to
hire a consultant team to lead the
successful public charrette in 2002.
The fund was also used to provide
thecitizentaskforcethatdeveloped
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theColumbiaPikeStreetSpaceplan
withconsulting services andexpert
analysis. The fund also helped to
keepthecommunityup-to-dateon
the plans for the corridor through

the publication of the Columbia
PikeCorridorRedevelopmentPlan
Newsletters, which focused on re-
centaccomplishmentsandupcoming
events.

In the future, the fund could be
usedtopromotepublicinfrastructure
that would not otherwise be con-
structed and should take advantage
ofmarketopportunities.Useof the

fundrequiresapprovalonacase-by-
case basis by the County Manager
and/or County Board and a finan-
cialanalysissupportingtheneedand
public purpose to be accomplished.
Selected projects will have clear
publicpurposesandbenefits forthe
corridor andwillhelp to transform
thecorridorbothvisuallyandfunc-
tionally,aswellaseconomically.

TaxIncrementPublic
InfrastructureFund

The Columbia Pike Initiative–A
Revitalization Plan recommended
thedesignationof aTax Increment
Financing District along the Pike.
While theCounty has decided not
to pursue this mechanism, a Tax
Increment Public Infrastructure
Fund (TIPIF) was successfully
implemented, and the recently ap-
proved Columbia Center project
has already taken advantage of its
benefits. The County determined
that it was necessary and desirable
to establish a policy for investment
inpublic infrastructuredesigned to
support and complement particular
key private development projects
andfurtherassociatedpublicameni-
tiesalongthePike.TheTIPIFisde-

Approvedin2004,ColumbiaCenterwillbeamixed-usecondominiumprojectneartheintersectionofColumbiaPikeandWalterReed
Drive.
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signedtoprovidefinancialassistance
tothosesignificantprojectsthatare
anticipatedtobetheonesthatmost
effectively initiate and anchor the
entireColumbiaPike revitalization
effort.Inaddition,theTIPIFmaybe
used to provide funding for public
infrastructure that supports the en-
tirecorridorrevitalizationeffort.

TheTIPIFisdesignedtogivethe
Countytheflexibilitytodetermine
whichprojectsshallreceivefinancial
assistancebasedonqualifyingcrite-
riaincluding:theamountofprivate
investment;thetypeofdevelopment
being undertaken; the community
benefit toaccrue fromthecomple-
tionoftheproject;theabilityofthe
public investment to leverageother
private investments; the likelihood
of theprojectbenefiting frompub-
lic infrastructure investment; and
theabilityof thepublic investment
to make it possible for the private
developer to achieve an acceptable
returnontheprivateinvestmentop-
portunity.

TheTIPIFonlyappliestoupto85
percentofthetaxincrementcreated
by the initialprivate investment,as
anyfutureincreaseintaxesresulting
from higher assessments over and

above the initial bump-up in value
causedbytheprivateinvestmentwill
beaccruedtotheCounty’sGeneral
Fund.Any initial funding required
forpublic infrastructure investment
maybemadeusingexistingCounty
resources. Tax increment financing
is a veryuseful tool, as it leverages
futuretaxrevenuestoallowthepri-
vate investment that will generate
thoserevenuestotakeplacetoday.

RehabilitationTaxExemption

The Columbia Pike Initiative–A
RevitalizationPlanalsorecommended
reevaluatingtheRehabilitationTax
Exemption in light of the ever-in-
creasingeconomicchallengesfacing
smaller property owners interested
intherevitalizationoftheirproper-
ties. InFebruary2003, theCounty
adoptedchangesespeciallydesigned
to aid the smaller property owner
considering new investment and
construction. The changes, which
trytobuilduponthegreaterflexibil-
ityprovidedbythenewFormBased
Code, include substantially broad-
ening the dollar value of projects
eligible for theexemption thatwill
be available for five years; increas-

ing theemphasisonnewconstruc-
tionbyeliminatingthereplacement
square footage constraint presently
found in the ordinance; expanding
the areas in the corridor in which
such exemptions may be claimed;
andstipulatingthat$10millionwill
replace$1millionasthecaponas-
sessableimprovements.Theprimary
purpose of the Rehabilitation Tax
Exemption ordinance is to stimu-
late the upgrading, expansion and
replacement of aging commercial
buildings indesignatedcommercial
districtssuchasthis.

TechnologyZone

InJanuary2000,theCountyBoard
approvedaTechnologyZoneinthe
TownCenterareaofColumbiaPike
that offered qualifying technology
businessesa50percentreductionin
Business Professional Operational
License(BPOL)taxesforaperiodof
10 years. Changes enacted in 2003
were designed to encourage rein-
vestmentbymaking the rehabilita-
tion taxexemptionmoremeaning-
fulandapplicable,particularlywhen
linked with the other incentives
and actions being proposed for the

INJANUARY2000,THE
COUNTYBOARDAPPROVED
ATECHNOLOGYZONEIN
THETOWNCENTERAREAOF
COLUMBIAPIKETHATOFFERED
QUALIFYINGTECHNOLOGY
BUSINESSESA50PERCENT
REDUCTIONINBUSINESS
PROFESSIONALOPERATIONAL
LICENSE(BPOL)TAXESFOR
APERIODOF10YEARS.
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ColumbiaPikecorridor.Theexist-
ingTechnologyZoneordinancewas
revised to stimulate investment by
technology industries within desig-
natedportionsofthecorridor,using
a reduced BPOL tax rate for ten
yearsasanincentive.Theordinance
was also changed to include all of
theareaswithin the revisedSpecial
Revitalization District boundar-
ies, designating them as Qualified
Technology Zones. This approach
allowsthetaxincentivetofunction
as aneconomic supportmechanism
topromotenewbusinessinvestment
in these areas, complementing the
existing and planned revitalization
initiatives.

SmallBusinessAssistanceNetwork

Extensive research has been con-
ducted by BizLaunch, Arlington
County’s Small Business Assistance
Network, and the Columbia Pike
Revitalization Organization since
September 2004 in order to proac-
tively provide business resources to
meet the needs of small businesses
alongColumbiaPike. Tocontinue
thiscommitment,BizLaunchwillbe
conducting one-on-one interviews

with businesses along Columbia
Pike beginning April 2005.  The
survey has the complete endorse-
ment of Arlington’s Small Business
CoordinatingCouncilwhichconsists
of thirtymembersof smallbusiness
service providers and small busi-
ness owners throughout Arlington
County. The goal is to visit every
smallbusinesswithinthecorridorto
assesstheirbusinessneeds.

Itisanticipatedthatthisdirectcon-
tacteffortwillnotonlyprovidein-
putregardingadditionalservicesthe
County should consideroffering to
address smallbusinessowners’ con-
cerns, butwill also introduce these
businesses to BizLaunch, and the
servicesalreadyofferedbyArlington
County, including counseling, re-
searchandeducation.Theinforma-
tion collected through the survey
will be used at Arlington’s Small
Business Coordinating Council’s
ThirdAnnualSmallBusinessExpo
tobeheldinJune2005.

ParkingStrategy

In order for the various business
establishments along the Pike to
maintain and expand their client
basesasthecorridorisredeveloped,
it is important toensure theprovi-
sion of convenient, adequate park-
ing.Recognizingthis,Countystaff
devised theColumbiaPikeParking
Strategy,whichwasadoptedbythe
County Board in February 2003.
This strategy includes various flex-
ible parking solutions, such as en-
couraging public participation in
thecreationofsharedparking.The
Countyisalsocommittedtomaking
prudent investmentsof its resources
tomeetinterimandlong-termpark-
ing needs.  The development and
implementation of this strategy is
important to the financial viability
andoverall success of thePike as a
MainStreetanddestinationforshop-
ping, dining and attending cultural
events (for further information, see
theTransportationSection).

EXTENSIVERESEARCHHASBEEN
CONDUCTEDBYBIZLAUNCH,

ARLINGTONCOUNTY’S
SMALLBUSINESSASSISTANCE

NETWORK,ANDTHECOLUMBIA
PIKEREVITALIZATION

ORGANIZATIONSINCE
SEPTEMBER2OO4INORDER

TOPROACTIVELYPROVIDE
BUSINESSRESOURCES

TOMEETTHENEEDSOF
SMALLERBUSINESSES

ALONGCOLUMBIAPIKE.
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T he Columbia Pike corridor
wasoncetheMainStreetof
South Arlington, a vibrant,

pedestrian-oriented,mixed-usecom-
munity center and regional destina-
tion.Withcarefulplanningandthe
coordinated efforts of community
stakeholders,itcanbeyetagainasuc-
cessful,livableandfunctional“place,”
notmerelyathoroughfare.Whilethe
transformation of this aging, auto-
oriented, suburban,commercial strip
is certainly not something that can
be accomplishedovernight, thepro-
gressive, urban design requirements
outlinedintheFormBasedCodeand
theColumbiaPikeStreetSpacePlan,
alongwiththeupdatedvisionimple-
mentationstrategiesprovidedherein,
establishthenecessaryframework.

Together the community-gener-
ated Form Based Code and the
County’spolicyrecommendationslay
the foundation for the new, revital-
izedColumbiaPike.TheCodewill
ensure a better-defined, more ser-
viceable, physical form for the Pike,
while the policy recommendations
will ensure that the Pike meets the
needsofallmembersoftheimmedi-
ate and larger community.  That is,
these recommendations will make

certain that the remaining historic
resources linking the present to the
past are incorporated into the rede-
veloped Pike; that new open spaces
and recreational facilities are woven
intothefabricofthecorridorsothat
residents and visitors alike will have
meaningful places to gather, relax
andreestablishaconnectionwiththe
naturalworld;thatbothexistingand
future housing will be safe, decent
andaffordable;thatthetransportation
network will be expanded and im-
proved to accommodate pedestrians,
bicyclistsandtransitriders,aswellas
motorists;and,lastly,thatinvestment
andreinvestmentinthePikewillbe
guidedinsuchawayastoretainand
expandexistingbusinesses,whileat-
tractingnewoneswhichwillbroaden
employmentopportunitiesandbolster
thelocaleconomy.

Evennow, interest and investment
inthePikeisincreasingsteadily.As
new projects are approved, the de-
sired urban form and physical infra-
structure of the corridor will begin
totakeshape.Atthesametime,the
community’s historic preservation,
parks and recreation,housing, trans-
portationandeconomicdevelopment
planswillstarttocometolife.The

redevelopment of the corridor will
serveasacatalystfortherevitalization
ofnotonlythePikeproper,butalso
thesurroundingcommunity.Indue
time,theColumbiaPikecorridorwill
yetagainbeSouthArlington’sMain
Street.

ForFurtherInformation:

HistoricalPlanning
Documents,including:
ColumbiaPike2000–
ARevitalizationPlan(1990)

ColumbiaPikeInitiative–
ARevitalizationPlan,
VolumesIandII(2002)

CurrentPlanning
Documents,including:
TheColumbiaPikeSpecial
RevitalizationDistrict
FormBasedCode

GeneralLandUsePlan

NeighborhoodConservationPlans

MasterTransportationPlan

PublicArtMasterPlan

OtherDocuments,including:
ColumbiaPikeCorridorRedevelopment
PlanNewsletter,
Issues1and2(Fall2002)

ColumbiaPikeStreetSpace
PlanningTaskForceReport
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