
Community Visioning (2012-2016)

arlingtonva.us/leehighway

Key Questions Remain
• What is the level of community support for the Visioning Study’s principles

  and concepts?
• What elements need more discussion and/or analysis?

Beginning in 2012, the Lee Highway community led a 
grassroots effort to initiate conversations around a vision 
for the future of the corridor. The effort culminated 
in a multi-day design charrette in November 2015, 
hosted jointly by the Lee Highway Alliance (LHA) and 
the County and led by Dover, Kohl & Partners. The 
Visioning Study report summarizes the vision charrette 
process and community input and provides consultant 
recommendations to inform future planning efforts. The 
report was presented to the County Board in May 2016. 

Guiding Principles
1. Establish a Welcoming, Vibrant, & 

Attractive Corridor of Neighborhood 
Places

2. Provide a Complete Street Safe for 
Everyone – Walking, Riding, Biking, Driving

3. Enhance Character through Open 
Space & Community Gathering Places

4. Develop a Low to Medium Mixed Use 
Character

5. Encourage Economic Vitality & 
Sustainability

6. Encourage a Range of Housing Choices 
& Staying in Place

7. Promote Environmental Sustainability & 
Conservation

8. Encourage & Support Historic 
Preservation

9. Maintain & Promote the Corridor
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What Could Lee Highway Become? ... Food for Thought
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The Visioning Study envisions a serves of mixed-use centers or nodes along the Lee Highway corridor with varying intensity of development and building height. 

A view of potential redevelopment at Lee 
Highway and N. Harrison Street 

Lee Highway and N. Glebe Road could be-
come a pedestrian-oriented, mixed-use hub

A transformed street environment at the Lee 
Heights Shopping Center and enhance walkability in Lyon Village



2016 Pre-Planning Process
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In 2017, the County will kick-off and lead a community 
planning process for Lee Highway that takes a closer 
look at the long-term goals for this important corridor 
and its surrounding areas. To prepare, staff is crafting 
a scope, process, and schedule for consideration 
by the County Board. This important step will lay the 
ground work for the study, answering questions such 
as the extent of the study area, the issues that need 
to be addressed, the role of the community-led 2016 
Lee Highway Visioning Study, whether consultants 
are needed, and what strategies would work best to 
engage the community.  

Interdepartmental Staff Team  –  Led by the Department of Community 
Planning, Housing and Development, the team includes staff from 
Comprehensive Planning, Urban Design and Research, Housing, 
Historic Preservation, Neighborhood Conservation, Department of 
Environmental Services, Department of Parks and Recreation, Arlington 
Economic Development, Arlington Public Schools, and Virginia 
Department of Transportation (VDOT).
Steering Group – An informal group of six residents with expertise in 
County planning processes, Lee Highway, and/or development has 
met with staff to provide early feedback.
Lee Highway Community– Input on the major scope elements will be 
gathered through the community open houses and online tools.
Other Stakeholders – As needed, commission meetings, work sessions, 
or individual meetings may be scheduled.
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• Where do we start? 
illustrations, taking into account additional community input and economic feasibility).

• What type of plan do we need? 
comprehensive, high-level vision. The long-term plan should provide a general framework with goals, 
objectives, and recommendations for the key planning elements, including land use, building height and 
form, general open space locations, and transportation/connectivity improvements. Staying high-level 
will be key to managing the large geography. 

• What needs the most focus? Focus on commercial, multi-family areas that have not been studied 

• How do we get there? 
areas, evaluate land use scenarios, develop the framework, and identify tools. The process will include 
engagement of stakeholders at a variety of levels throughout process. Consultant expertise will be 
needed to assist with research, analysis, engagement and the development of recommendations. 

• 
• Continue to collect feedback online until December 9
• Check in with the Planning Commission (Long Range Planning Committee) on December 7
• 

What are we working on now?

What is the timeline?

BIG IDEAS

Next Steps

Who’s involved?



Lee Highway
Proposed Study Area

Lee Highway Planning Initiative
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Planning Area
Areas within 1/4-mile 
walking distance of the 
corridor

What Would This Be Used For?
• Primary research area
• Develop a vision and 

recommendations for 
network-wide elements, 
such as transportation 
and open space

Residential Edges
• Single-family areas that may need to be considered in terms of impacts from adjacent redevelopment 

and/or to make redevelopment feasible on Lee Highway
• Includes single-family areas adjacent to shallow lots in commercial/multi-family areas
• The shaded areas on the map capture approximately 250 feet from Lee Highway and arterial streets
• Opportunity to explore housing types that transition appropriately to single-family neighborhoods

Commercial and Multi-family Areas (Without Previous Study) 

STUDY AREA APPROACH 

Priority areas with most opportunity for change and in need of a vision (no 
adopted policy guidance): 
• Areas designated Service Commercial, Low-Medium, and Medium 

Residential on the General Land Use Plan (GLUP)
• Areas with commercial zoning or commercial uses
• Select single-family areas with Lee Highway frontage and surrounded by 

commercial/multi-family areas

What Would This Be Used For?
• 
• Develop land use and building form recommendations

Existing zoning districts with the proposed study area shown

Zoning DistrictXX

East Falls Church and Cherrydale have adopted 
policy guidance in place, which allows for 
additional density and height through special 
exception site plans. Though they are not proposed 
to be included in the priority areas, they would 
be considered in the network-wide analysis and 
recommendations as part of this process. The 

Lee Highway Cherrydale Revitalization 
Plan (1994)

East Falls Church Area Plan (2011)



Planning Study: Key Planning Elements
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Today: Lee Highway is predominantly fronted by low-scale commercial development and surface parking lots, 
providing neighborhood retail, restaurants, and personal services for the northern part of the County. There is 
also a mix of multi-family and single-family areas.

Objective: Transform Lee Highway into a walkable, main street corridor with mixed-use centers, housing options, 
retail, services, and other uses that serve the diverse needs of nearby communities.

The key planning elements will be studied to analyze existing conditions, establish the vision, 
and provide recommendations.
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Today:  Lee Highway’s housing stock is predominantly single-family with some multi-family areas. The area is 
home to 254 committed affordable (CAFs) and 245 market rate affordable (MARKs) units that are affordable 
to residents earning up to 60% of the area median income (AMI). An additional 1,476 MARKs are affordable 
up to 80% AMI. MARKs and CAFs are primarily located in multi-family buildings in the central and eastern 
portions of the corridor. 

Objective: Expand housing options to achieve a mix of types, affordability and tenure. Strive to achieve the 
goals set forth in the Affordable Housing Master Plan, including an aspirational goal of 2,500 CAFs. Explore 
opportunities to accommodate residents who want to remain along Lee Highway and age in place.

Today: The approximately 5-mile corridor is a heavily used, VDOT-owned arterial roadway that serves as 
both a commuter route and local commercial main street for adjacent neighborhoods. Street trees and 
pedestrian-scale lighting are uncommon, and numerous driveways add to the congestion and make walking 
challenging. The corridor is also served by bus transit and bikeshare stations.

Objective: Redesign Lee Highway into a complete street that better serves all modes of travel, while 
recognizing its continued role as a commuter corridor. Improve the walking environment and pedestrian and 
bicycle connectivity throughout the planning area. Examine ways to right-size parking. Enhance Safe Routes 
to School and access to public open spaces.



Planning Study: Key Planning Elements
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Today: There are a number of existing public open spaces in the neighborhoods surrounding Lee Highway, 
many of which are recreation-oriented or natural areas. However, many of the open spaces are not within 
easy walking distance of Lee Highway neighborhoods.

Objective: Ensure the Lee Highway community is connected to and well-served by a diverse mix of open 
spaces that balance community needs. Embrace streetscapes as an important element of public space. 
Strive to achieve the goals and recommendations of the in-progress update to the County’s Public Spaces 
Master Plan.

d h b f i i bli i h i hb h d di i h

Today: The majority of the Lee Highway frontage is developed with low-scale commercial buildings oriented 
toward surface parking areas. Lee Highway’s built edge is inconsistent, includes wide setbacks, and is not 
conducive to walkability or social gatherings. Pockets of older buildings and some recently constructed 
mixed-use buildings in Cherrydale and East Falls Church relate well to the street. Townhouse, garden 
and mid-rise multi-family buildings are more common in the eastern portions of the corridor. Single-family 
neighborhoods immediately border the commercial areas.

Objective: Promote a walkable, pedestrian-friendly corridor with context-sensitive buildings that engage 

appropriate, and strengthen identity and placemaking through urban design.

Today: Lee Highway neighborhoods have a rich history and culture. The area is home to nine Local Historic 

Inventory. Additional historic and cultural resources and assets include Fire Station No. 8, the Cherrydale 
murals located in the median at Lee Highway and North Monroe Street, the Halls Hill High View Park sculpture, 
and many public/private places, people and events that support the history and culture of Lee Highway.  

Objective: Identify and support preservation of historic resources that increase public understanding and 
appreciation for the corridor’s architectural and cultural history. Increase awareness and enhance arts and 
cultural activities in the corridor.

The key planning elements will be studied to analyze existing conditions, establish the vision, 
and provide recommendations.



Planning Study: Key Planning Elements
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Today: Lee Highway serves the local community with convenience retail, personal services, home goods, and 
a mix of restaurants. Much of the development is small scale and built based on existing by-right zoning, which 
has fairly high parking requirements. 

Objective: Support retailers, restaurant owners and other commercial business owners through strategic 
measures consistent with the Arlington County Retail Plan to ensure Lee Highway continues to be a prosperous 

service uses that meet daily community needs.

Today: 
commercial development, much of Lee Highway lacks green infrastructure (street trees, landscaped 
areas, pervious surfaces). While the residential portions of the corridor have more landscaping, most of the 
commercial areas are extensively paved.

Objective: Encourage new development, street improvements and other projects to use environmentally 

and attractive with less impervious surfaces and more green features (trees, stormwater management, 
gathering spaces).

Today: A number of schools, community centers and other public facilities are located in the Lee Highway 
area. As the Lee Highway corridor continues to change over time, it is essential to anticipate and plan for 
future impacts on these facilities and/or identify new needs.

Objective: Ensure that public facilities meet the needs of the County and the Lee Highway community. 
Frequently monitor growth along the corridor to assess and adequately plan for future public facility needs. 
Identify areas that may be appropriate for future County-wide public facility needs. 

The key planning elements will be studied to analyze existing conditions, establish the vision, 
and provide recommendations.



Planning Study: Outcomes & Key Tasks

arlingtonva.us/leehighwayNovember 2016

Builds off the work of the 
community-led Visioning Study 

principles & concepts

Establishes a comprehensive, 
high-level vision for the 

areas along Lee Highway and 
provides general 

characteristics for each type

Provides goals, objectives, and 
recommendations for the key 
planning elements, including 
land use, building height and  

form, open space, and
 transportation

implementation tools 
(e.g., changes to by-right zoning, cre-
ation of new zoning tools, or, where 

needed, recommendations  for further 
study of a particular area)

Adopt a Plan that... How do we get there?

Who will be involved?
• Key stakeholders will be engaged at different times 

throughout the process
• Civic Associations
• Lee Highway Alliance
• Property owners
• Businesses
• Focus groups
• School community groups
• Commissions and advisory groups

• Interdepartmental staff team, including VDOT and APS
• Consultants

Education, preliminary research & analysis

corridor (e.g., redevelopment, revitalization 
and conservation)

Evaluate land use scenarios 

Develop a corridor plan and 
recommendations

Identify implementation tools

ADOPT THE PLAN

Develop implementation tools

M
ul

tiy
ea

r E
ffo

rt

This image from the Columbia Pike Initiative (2005) demonstrates high-level 
planning to establish different character areas, key connectivity 
recommendations, gateways and transitions.

Early planning for the Rosslyn-Ballston Corridor (1972) 
included the visioning of a bulls-eye concept that concen-
trated height and density around the Metro stations.

-
ter areas and provides recommendations such as 
identity, land use, building form, streetscape, and 
parking.

Sample plan elements



Getting to the Recommendations
As part of the study, several types of analysis will be needed to guide the 
recommendations. These are two examples.

Other features to be evaluated, among others, include an architectural survey of 
potential historic buildings and an urban design analysis

Collect and analyze existing conditions

Evaluate potential land use scenarios

Planning Study: Types of Analysis

arlingtonva.us/leehighwayNovember 2016

development, what is needed to meet community goals, and to assess 
potential outcomes of various scenarios.



Planning Study: Community Involvement
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How would you like to stay involved? (Place a dot next to your choices)
• Community meetings and workshops
• Focus group meetings
• Geographic subarea meetings
• Social Media

• Facebook
• Twitter
• Nextdoor

• Email
• Web page updates
• Online surveys
• Web chats
• Periodic bulletins
• Backpack Mail / Peachjar
• Updates on particular topics (Use a post-it note to list any)

• Other ideas? (Use a post-it note to share your ideas)

An early part of the study may include educational sessions on key 
topics. What would like to learn more about? (Place a dot next to your choices)
• Housing
• Land Use Scenario Analysis
• Parks and Open Space
• Economic Vitality
• Urban Design
• Transportation
• Other ideas? (Use a post-it note to share your ideas)

November 2016



Lee Highway
Context Area & Ongoing Projects

Lee Highway Planning Initiative
arlingtonva.us/leehighwayNovember 2016
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What Else is Happening on Lee Highway?

Context Map
This map provides context for the exist-
ing Lee Highway area, including parks, 
schools, Metro stations, bikeshare stations, 
and key bus and bike routes.

As highlighted below, a number of ongoing
projects and processes involve the Lee Highway 
area. Please see the Lee Highway Initiative web-
site or those listed below for more information. 

Intersection Improvements Capital projects 
including pedestrian safety enhancements, bike 
lane installation, left turn lanes, trail crossings and 
signal upgrades are in various stages of design 
and construction. For more information visit https://
projects.arlingtonva.us/types/transportation/.

Street Light Improvements The Lee Highway Street 
Lights project extends from North Fort Myer Drive 
to North Veitch Street and will replace the exist-
ing lighting system, which was installed several 
decades ago and is prone to extended outages. 
The goal of the project is to improve safety for all 
roadway users in a high volume area. For more in-
formation visit https://projects.arlingtonva.us/proj-
ects/lee-highway-street-lights-project/.

Custis Trail Improvements The Custis Trail 
Improvements project in Rosslyn occurs between 
North Lynn Street and North Oak Street on Lee 
Highway. It will include bicycle and pedestrian 
facility upgrades, such as intersection improve-

and increased trail separation. For more informa-
tion visit https://projects.arlingtonva.us/projects/
lynn-street-esplanade-custis-trail-improvements/.

Bike Share Installations Five new Capital Bike 
Share stations are planned for the Lee Highway 
area. A sixth new station is also being considered 
at Lee Highway and N. Lexington Street. For more 
information visit Bike Arlington Capital Bikeshare at 
http://www.bikearlington.com/pages/bikeshar-
ing/.

ITS Fiber Phase III An Intelligent Transportation Sys-
-

wood Drive to East Falls Church. For more informa-
tion visit https://projects.arlingtonva.us/projects/
transportationsystem-management-and-commu-
nication-upgrade/.

MTP Transit Element Update To implement the 
Transit Development Plan adopted by the Coun-
ty Board in July 2016, the Transportation Division 
is preparing an amendment to the Master Trans-
portation Plan (MTP) Transit Element. TDP Recom-
mendations for Lee Highway addressed bus ser-
vice and opportunities for enhanced frequency, 
extended service on George Mason and Glebe 

areas surrounding Lee Highway. The MTP amend-
ments are slated for public review in the winter of 
2016/2017. For more information visit https://proj-
ects.arlingtonva.us/plans-studies/transportation/
transit-development-plan/. 

I-66 Multimodal Projects Inside the Beltway The 
Virginia Department of Transportation and Depart-
ment of Rail and Public Transportation are work-
ing to transform I-66 inside the beltway in order to 
move more people, enhance connectivity and 
provide new travel choices. Five multimodal proj-
ects are planned for Arlington. For more informa-
tion visit https://projects.arlingtonva.us/projects/i-
66-inside-the-beltway/.

Neighborhood Conservation Projects The Arling-
ton County Neighborhood Conservation Program 
provides funding for street improvement, side-
walk, streetlight, and park improvement projects in 
neighborhoods. Nine street improvement projects 
and three park projects are in various stages of 
funded design. For more information visit https://
projects.arlingtonva.us/neighborhood-conserva-
tion/.

 Calloway 

to enhance the visitor experience and honor this 
resource including a perimeter fence, interpre-
tive sign, seating and trash receptacles.  For more 
information visit https://projects.arlingtonva.us/
neighborhood-conservation/.

Stratford Middle School Project In 2014, the School 
Board approved the renovation/addition of the 
Stratford /H-B Woodlawn site for a new Neighbor-
hood Middle School. The new school will accom-
modate 1,000 seats and is estimated to be com-

pleted by 2019.  In June 2016 the Arlington County 
Board designated the Stratford School as a Local 
Historic District in recognition of its importance as 

-
grated in 1959. The County Board will consider the 
use permit for the Stratford school addition in Feb-
ruary 2017. For more information visit https://www.
apsva.us/design-and-construction/stratford-mid-
dle-school-project/.

Fire Station #8 In July 2016, the County Board vot-
ed to move forward with a task force recommen-
dation to rebuild Fire Station #8 at its current lo-
cation at Lee Highway and N. Culpepper Street.  

location for the station, a permanent location for 
the fueling station, and design of the new station.  
For more information visit https://projects.arlington-

. 

Garden City Shopping Center The Neighborhood 
Services Division, in partnership with several Coun-
ty departments, provides support to the shopping 
center merchants and surrounding community 
to enhance communication amongst the mer-
chants, community, and County staff regarding 
potential improvements to the shopping center.  
Improvements have included merchant resurfac-
ing of their parking areas, the County’s repaving  
of the public alley at the rear of the center and 
additional monitoring of site conditions for com-
pliance with County and State Codes. Business 
and property owners have also invested in new 

signage. For more information visit https://depart-
ments.arlingtonva.us/planning-housing-develop-
ment/neighborhood-services/.

Virginia Hospital Center (VHC) Proposed Expan-
sion At its December 2015 meeting, the County 
Board approved an agreement granting VHC an 
option to purchase County-owned land at 1800 
North Edison Street. The agreement will allow VHC 
to move forward with developing a master plan 
for expanding its North George Mason Drive cam-
pus onto the 5.5 acre land known as the Edison 
Complex. The agreement includes the possibility 
of a land swap between the County and VHC 
which could include the acquisition of a VHC site 
on S. Carlin Springs Road and/or other sites owned 
by VHC at North George Mason Drive and Lee 
Highway and/or two residential properties on 16th 
Street North. For more information visit  https://proj-
ects.arlingtonva.us/types/county-facilities/coun-
ty-considering-selling-land-to-virginia-hospital-cen-
ter-for-expansion/.

African American Historic Resources Survey The 
Historic Preservation Program is conducting a 
County-wide survey of African American Histor-
ic Resources, including several resources on and 
around the Lee Highway corridor.  For more in-
formation visit https://projects.arlingtonva.us/
plans-studies/historic-preservation/.

A Plan for Our Places and Spaces Arlington Coun-
ty is updating the 2005 Public Spaces Master Plan 
(PSMP). The purpose of the PSMP Update is to as-
sess various aspects of Arlington’s public space 
system and identify strategies for the full breadth 
of public spaces, including parks, natural resourc-
es and recreational needs. Staff is coordinating 
with a working group and holding outreach meet-
ings with the broader community. For more infor-
mation visit https://projects.arlingtonva.us/pub-
lic-spaces-master-plan-psmp-update/.

Study of Market Rate Affordable Apartments 
(MARKs) The Housing Division is conducting a 
County-wide study of market rate apartments af-
fordable to household earning less than 80% of the 
Area Median Income (AMI), as recommended 
by the 2015 Affordable Housing Master Plan.  The 
purpose of the study is to better understand the 
location, composition and current affordability of 

in the Lee Highway area are being reviewed. The 
Housing Division is expected to report to the Coun-
ty Board soon.  For more information visit https://
housing.arlingtonva.us/.

Joint Facilities Advisory Commission (JFAC) The 
JFAC is a new County commission, created to pro-
vide input to the County Board and School Board 
on capital facilities needs assessment, capital im-
provement plans and long range facility planning 
for both the County and Arlington Public Schools.  
To review the adopted a charge for this new com-
mission visit https://countyboard.arlingtonva.us/
jfac3762-2/.

Missing Middle The Affordable Housing Master 
Plan includes recommendations to incentivize the 
production of moderately-priced ownership hous-

-
gle-family neighborhoods. The Alliance for Housing 
Solutions recently sponsored a discussion of Missing 
Middle housing types and strategies at the Leckey 
Forum and design galleries in October 2016. Staff 
is considering the next steps to further explore this 
concept in the County. 

Planned/Ongoing Department of Environmental Services Projects 
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