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PROJECT DETAILS

New buildings on Columbia Pike following the Plan and Code

The Project
In 1998, Arlington County and the community-based Columbia Pike Revitalization Organization (CPRO) 
embarked on a planning process called the Columbia Pike Initiative to encourage revitalization and 
build a safer, cleaner, more competitive, and vibrant Columbia Pike community.  Initial planning ef-
forts focused on the commercial centers, called the Revitalization District Nodes.  During an extensive 
public charrette process led by Dover-Kohl in 2002, over 700 citizens, along with local stakeholders 
and the design team, studied four specific areas along the corridor.  The Revitalization District Form-
Based Code is the result of this effort which sets forth the community’s long-range vision to create a 
competitive and vibrant corridor and urban center.  The Plan and Code have unlocked development 
potential, and public and private reinvestment (including the first mixed-use development projects in 
over 40 years) is helping to transform the Pike.  

In June 2011, Dover-Kohl led a team of consultants in a second phase of planning to create a commu-
nity-based master plan for the residential areas surrounding the mixed-use nodes, called the Neigh-
borhoods Plan. The purpose of this Plan is to guide future public and private investment decisions 
to implement community goals such as enhancing the quality of life along the corridor, creating a 
pedestrian and bicycle-friendly community, supporting the planned streetcar investment coming to 
the Pike, and, importantly, sustaining a supply of housing to serve a community with a broad mix of 
incomes.  A new Form-Based Code was created specifically to implement these Plan goals, which 
includes standards for walkable urban form and provisions for the creation of new affordable housing. 

Dover, Kohl & Partners led a consultant team which included Ferrell Madden Associates and Ur-
banAdvantage (phases 1 and 2); VOA Associates (phase 1); Partners for Economic Solutions and 
AECOM (phase 2).

Status
The Arlington County Board unanimously approved the Columbia Pike Form-Based Code in February 
2003.  At that time, Arlington County was one of the first jurisdictions in the nation to apply a form-
based code to revitalize existing older sectors, and among the largest application of form-based codes 
in the country.  The evolution from suburban strip to street-oriented urbanism with each new infill 
building was chronicled in the publication Retrofitting Suburbia by Ellen Dunham-Jones.  

The Columbia Pike Neighborhoods Area Plan was adopted unanimously by the Arlington County Board 
on July 23, 2012; the accompanying Form-Based Code was approved in November 2013.  The Colum-
bia Pike Initiative was awarded the 2014 CNU Charter Award for Best Corridor Plan.

Existing conditions in the Central Pike area 
(2011)  

Proposed public improvements include the planned 
streetcar, generous planting areas for street trees, 
and a wide sidewalk.

Residential areas along the Pike will differ in 
character from the mixed-use nodes, with street-
oriented buildings placed behind a small dooryard.  

“This charrette will probably be looked 
back upon as a historic event in the 
redevelopment and revitalization of 
Columbia Pike.” 

  – charrette participant (2002)



Visualizing change through charrette planning

Existing Conditions, 2002 in the Town Center 
study area.  A blank white wall faces Columbia 
Pike, and a parking area is shown beyond.

Charrette Visualization, showing proposed devel-
opment with glazed surfaces meeting pedestrians 
on the street and upper floors adding office or 
residential space, and the planned streetcar line. 

Built Results 2011, following the Plan and Code.

An important element of planning for the Pike 
corridor has been visualizing change through 
illustrative plans and renderings that apply 
Plan goals to actual streets, properties, and 
public spaces.  Created as part of the char-
rette process, community members used 
these images to evaluate if the goals illus-
trated were appropriate to achieve their vi-
sion and gave quality feedback.  This process 
helped to define priorities, evaluate alterna-
tives, and refine Plan ideas.  The  Form-Based 
Codes for both the mixed-use nodes and sur-
rounding residential neighborhoods were in-
formed by these illustrations and give predict-
ability to the built results.

Existing (2002)

Proposed Improvement

Above: Plan and rendering depicting the transition from existing single family homes (foreground) to buildings of a greater intensity proposed along the Pike.
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