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    October 30, 2002 
 
 
TO: The County Board of Arlington, Virginia 
 
FROM:  Ron Carlee, County Manager 
 
SUBJECT: Request to Advertise “On the County Board’s Own Motion” the 

adoption of the Virginia Square Sector Plan Update  
 
RECOMMENDATION: Authorize advertising the adoption of the 2002 

Virginia Square Sector Plan – a plan to supersede the 
Virginia Square Sector Plan adopted in 1983 – for 
public hearings at the December 7, 2002 County Board 
meeting and its associated Planning Commission 
meeting. 

 
SUMMARY: The purpose of the 2002 Virginia Square Sector Plan is to 

supersede the 1983 Virginia Square Sector Plan as the planning 
document to guide development in the Virginia Square Metro 
station area. 
 
This sector plan update provides a renewed vision for the Virginia 
Square area as a place with: 
 
§ Residential uses in a variety of housing types, ownership 

options, and price ranges 
§ Cultural, educational and recreational resources 
§ Convenient and connected pedestrian circulation network 

through Virginia Square and to adjacent station areas 
§ High-quality architecture and urban design 
§ Neighborhood-oriented retail businesses 
 
The community strongly desires a higher level of physical design 
throughout the entire area.  To accomplish the vision,  
major recommendations in this sector plan are focused on the 
following areas:  
§ Improving the physical development of the East End – Virginia 

Square’s largest concentration of properties yet to redevelop – 
through proposed GLUP amendments, a new zoning district, 
and urban design guidelines 

§ Obtaining affordable housing 
§ Enhancing the cultural, educational and recreational facilities 
§ Promoting the WALKArlington concepts 
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§ Increasing transit access 
§ Improving short-term, and visitor parking 
§ Improvements to Wilson Boulevard 
§ Improvements to 9th Street 
 
The new sector plan provides a development framework to guide 
public and private investment in the remaining redevelopment 
areas and on County-owned property. 
 
An action plan is provided to implement the Concept Plan in areas 
such as land use and zoning; cultural/educational and historic 
resources; transportation; urban design; housing; and parks and 
open space.  The plan suggests mechanisms to implement the 
community vision and purposefully create a preeminent residential 
environment with cultural, educational and recreational amenities.  
The sector plan will serve as a policy guide for both short- and 
long-term development and/or revitalization in the Virginia Square 
area.  It is anticipated that this document will guide development 
for the next 15 to 20 years, with possible interim reviews for 
evolving market conditions and community goals.   
 
It is important to note that authorizing the advertisement does not 
imply that the County Board supports the proposed Plan.  By 
adopting this plan, the County Board would generally endorse the 
Vision, Goals, Objectives, and Concept Plan for Virginia Square.  
The Board would also endorse subsequent actions to implement the 
concept plan.  These are recommendations included in the sector 
plan and listed in an Implementation Matrix.  Some actions, 
including proposed amendments to the General Land Use Plan, 
proposed changes to the Zoning Ordinance, and re-zonings must 
be acted on separately by the County Board at a later date.  The 
action plan generally describes new or continuing work plan items 
for various County departments, in addition to recommendations 
for private redevelopment activities.   

 
BACKGROUND 
In the Fall of 2000, neighborhood groups in the Virginia Square area requested that the 
County Board and staff initiate a public review of the 1983 sector plan.  A process was 
developed to analyze current and future redevelopment activities, evaluate and/or verify 
recommendations set forth in 1983, and produce a revised sector plan based on 
community and staff findings.   As part of the County’s continuing effort to maintain the 
General Land Use Plan, one component of the Comprehensive Plan, the County Board 
directed staff to undertake this comprehensive review and update of the 1983 Virginia 
Square Sector Plan.  
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Community Process:  In January 2000, a group of citizens from the Virginia Square 
area concerned about the future of the station area formed a committee – the Virginia 
Square Sector Plan Review Committee – to assess the current situation and recommend 
steps for future improvement.  In the Fall of 2000, neighborhood groups in the Virginia 
Square area requested the County Board and staff to initiate a public review of the 1983 
sector plan.  A process was developed to analyze current and future redevelopment 
activities, evaluate, and/or verify recommendations set forth in 1983, and produce a 
revised sector plan based on community and staff findings.  The Virginia Square Sector 
Plan Review Committee became the focus group working with staff during this review 
process.  
 
The committee included representatives of a broad array of interests including:  

§ Ballston-Virginia Square and Ashton Heights neighborhood citizens 
associations 

§ St. George’s and St. Charles churches 
§ Virginia Square Condominium and Tower Villas 
§ Ballston Partnership 
§ Virginia Square Medical/Dental Building 
§ Lynnbrook community 
§ American Legion Post 133  
§ George Mason University 
§ Pedestrian Advisory Committee of the Transportation Commission 
§ Arts Commission 
§ Planning Commission  

 
Through the review process, the Committee maintained support for many of the 
original concepts identified in the first sector plan, including the concept of a residential 
based station area with an array of cultural, educational and recreational facilities.  
However, in addition to the need for a cultural center/focal point for the station area, 
other issues raised included development densities, traffic, pedestrian circulation, 
inadequate parking, affordable housing, and development transitions. 
 
This sector plan in various respects reflects discussions and recommendations ensuing 
from numerous meetings involving County staff and the Committee.  The Committee 
also cosponsored with the County several public meetings to engage the broader 
community in the sector plan review process.  These public meetings were:  

§ Introduction to the scope of the Sector Plan Update and walking tour of 
the Virginia Square area.  (February 24, 2001) 

§ Overview of comments received during the walking tour and discussion of 
concept plans for Virginia Square (May 2, 2001) 

§ Presentation of alternative concept plans to serve as a basis for the Sector 
Plan update (June 27, 2001) 
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§ Review of the draft sector plan update and key recommendations (April 
10, 2002) 

 
THE PROPOSED PLAN 
 
The Vision:  The plan’s vision provides a description of Virginia Square’s desired future 
development and character.  It describes the Virginia Square area in the year 2030, as if 
the desired outcomes had been achieved.  This vision represents a statement of 
confidence that the community and County can work collaboratively to achieve the 
shared goals described in the vision and sustain a premier residential station area with 
multiple cultural, educational and recreational amenities, including a university campus, 
an arts center, and numerous parks and open spaces.  Specifically the vision describes:  
 

§ A station area featuring cultural, educational and recreational facilities in a 
secure attractive urban village setting which provides a quality of life to all 
who live, work, or visit there.  Its transportation hub is the Metro station, 
which is also linked to bus service.  Pedestrian-friendliness will be facilitated 
throughout the station area. 

§ A focal point near the station will be a community cultural/performing arts 
facility with space for music and theater groups or other cultural activities.  
Besides being close to Metro, there will be short-term parking in the center or 
nearby for patrons who must drive and for other needed public uses. 

§ Well-designed walkways will encourage pedestrian circulation and will permit 
convenient and safe travel within Virginia Square and to Metro, adjacent 
neighborhoods, Clarendon, and Ballston.  

§ A mix of residential, office, retail, and service commercial development along 
with the cultural/educational/recreational facilities and sufficient parking for 
their viability will ensure an active core area both day and evening.  Retail will 
be available conveniently at ground level. 

§ Residential units will provide for diversity, with at least five percent of new 
dwelling units in the affordable housing category.  Conservation efforts will 
retain the existing affordable dwelling units in the station area. 

§ A Special Coordinated Development District for the East End with urban 
design overlay guidelines will provide distinctive quality architecture with 
tapering building heights from the Metro and street level retail as this portion 
of the Sector melds into the “Clarendon Circle” area.   

§ George Mason University and the community will enjoy increasingly beneficial 
interaction, including use of GMU performance facilities and shared parking. 

§ Open spaces for active and passive activities will be dispersed throughout the 
station area and provide a break between the buildings.  Open spaces will 
have an urban character, although landscape materials such as street trees 
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will be present to provide shade and create a greener environment when 
desired. 

§ High-quality materials and finishes will be used on new architecture and open 
spaces, including streetscape areas.  Public art will be integrated into the site 
and architecture design, especially at prominent locations including gateways, 
and community facilities.  

§ Retention of medical offices will be encouraged, with sufficient access for 
patients including those who must come by wheeled conveyances. 

 
The community’s expectations as a result of this planning study are high.  The 
community has vocalized their desire for implementation of this plan as the final build-
out of Virginia Square proceeds.  Any improvements to the physical environment can 
assist in highlighting Virginia Square’s identity in the Rosslyn-Ballston Corridor as a 
residential and cultural/educational/recreational center, not merely as an extension of 
either Clarendon or Ballston.   
 
Implementation/Recommendations:  This Sector Plan Update addresses the out-
dated and unfulfilled elements from the 1983 concept plan and suggests viable 
implementation mechanisms for desired concepts and actions.  The document strongly 
emphasizes the Urban Design Guidelines that should be considered in the review of any 
development activity within this Metro station area.   
 
The following discussion provides a brief summary of the major planning elements 
included in this sector plan update.  These include the East End, Affordable Housing, 
Cultural/Educational and Recreational Resources, Pedestrian Circulation Network, 
Transit Access, and Parking. 
 
East End 
This area represents the most significant redevelopment opportunities in Virginia 
Square.  In an effort to improve the physical development of Virginia Square’s largest 
concentration of redevelopment opportunities, the plan recommends changing the 
General Land Use Plan from a combination of High Residential and High-Medium 
Residential Mixed Use to Medium Density Mixed Use, with a 4.0 FAR and a Special 
Coordinated Development District overlay.  The plan also proposes a new zoning district 
with maximum building heights to implement the desired development character 
described in the urban design guidelines.  Expectations for this area include:  

1. A building form that is pedestrian-friendly with street-level retail along main 
streets and multiple storefront windows; multiple residential/office building 
and retail entrances facing all streets; a consistent build-to line along main 
streets;  

2. New construction within the described building height limit; 
3. Mid-block breaks in the building mass for pedestrian and vehicular access (9th 

Street extension); 
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4. Significant architecture at the 10th Street gateway location; high-quality 
materials and designs throughout the area; 

5. On-site affordable housing included in the base density allowances; bonus 
density within the permitted building height envelope in exchange for 
additional on- or off-site affordable housing;  

6. A mix of residential, office and retail uses; 
7. Wide sidewalks with amenities such as street trees, streetlights, seating, 

awnings, directional signs, and public art. 
 
Two modifications from the 1983 sector plan are important to note regarding the East 
End of Virginia Square.  The 1983 sector plan described potential road closings as a 
method of consolidating properties/blocks to encourage redevelopment.  The 1983 
sector plan suggested North Lincoln Street, North Kansas Street, North Kenmore Street, 
and North Jackson Street between Fairfax Drive and Wilson Boulevard as possible 
streets to close.  This revised plan does not recommend this course of action, rather 
firmly opposes this measure.  This plan, consistent with other County planning 
initiatives that promotes multimodal access and balances pedestrian, transit and vehicle 
access, recommends retention of these streets and promotes on-street parking and 
sidewalk improvements along their rights-of-way.   
 
Secondly, the 1983 sector plan identified a pedestrian walkway along 9th Street, 
extending toward Clarendon, with multiple opportunities for open spaces along its 
route.  This proposal gained momentum during the Mid-Course Review Process and 
WALKArlington process several years ago.  This plan does encourage mid-block 
openings, but departs from this pedestrian-only recommendation.  This sector plan 
recommends mid-block openings for pedestrian and vehicular access as an alternative 
walking experience from the busier main streets of Fairfax Drive and Wilson Boulevard. 
In the East End of Virginia Square, 9th Street could offer adjacent open spaces, such as 
plazas or courtyards, vistas toward Clarendon, pedestrian-friendly walkways with 
residential entrances opening onto the sidewalk, shade trees, public art, and places for 
on-street parking to improve short term parking for visitors and residents. 
 
 
 
Affordable Housing 
 
The Virginia Square sector plan recommends preserving or conserving existing 
affordable housing, approximately 290 units, and developing new affordable housing as 
part of any new residential and office construction within the station area.   
 
Within the East End of Virginia Square, this plan recommends methods to maximize the 
construction of new affordable dwelling units.  The plan proposes to require at least five 
percent of all new housing units allocated as affordable dwelling units within the base 
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density of 4.0 FAR (Floor Area Ratio).  The terms and term lengths could be similar to 
the current type and quality of affordable dwelling units obtained through the site plan 
process (i.e., housing for residents with up to 60% of the median income, a term 
length of 30 years, and units with 2-3 bedrooms).  Also, the plan allows additional 
bonus density in exchange for additional affordable dwelling units (ADU) within the 
described building envelope.  These ADUs may be accommodated either on-site or off-
site within the station area.  If units are provided off-site, units are preferred as a 
component of revitalization of the existing garden apartment complexes.  These units 
are mostly located south of Wilson Boulevard.  In all instances, two- and three-bedroom 
units are preferred to efficiency- and one-bedroom units to accommodate Arlington’s 
families.  Alternatively, the plan allows a contribution to the County’s existing 
Affordable Housing Fund (AHF), with a priority for Virginia Square, in exchange for 
actual dwelling units.  The plan proposes that the value of these contributions be three 
times the value of a constructed unit.  The plan also proposes that any office or mixed-
use development project within the East End also contribute to the AHF.  The plan 
proposes to link these funds with revitalization projects to conserve the garden 
apartment housing in Virginia Square.  
 
Enhancing the Cultural/Educational and Recreational resources 
This plan recommends a two-fold approach to improving the station area’s identity 
along the Rosslyn-Ballston Corridor.  First the plan recommends improvements to the 
existing resources – Maury Park and the Arlington Arts Center, Central Library and 
Quincy Park, and the George Mason University Arlington Campus – including improved 
access and visibility.   
 
Secondly, this plan recommends expansion of these resources to accommodate 
additional cultural, educational and recreational amenities.  To enhance Virginia 
Square’s cultural and educational identity, the plan identifies two sites to achieve a focal 
area with community cultural and/or performance art space.  This could include space 
for music and theater groups or other cultural uses.  The plan recommends changes to 
the General Land Use Plan (GLUP) and private development activities (or public/private 
partnerships) to obtain these new resources.  Specifically the plan recommends 
changing the GLUP to mixed-use land use designations to facilitate the desired cultural 
and educational component to the mix of uses.  Also, the plan recommends adding the 
open space symbol on the GLUP to facilitate plazas associated with these community 
uses.  The plan does not recommend that the County Board acquire and develop 
cultural and/or educational resources on these properties, however, the plan identifies 
options that may include County participation to see these ideas develop. 
 
Also, as an ongoing priority for the County to acquire additional open space for park 
uses, this plan recommends acquiring additional properties for open space near Maury 
Park as they become available.   
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The plan also recommends exploration of a special cultural and/or arts district 
designation to facilitate the development of these types of uses and to market this 
station area to cultural and/or art-related businesses. 
 
Promoting WALKArlington Concepts 
This plan is intertwined with pedestrian issues and recommendations and furthers the 
County’s adopted best practices in terms of pedestrian mobility and safety.  This plan 
recommends modifications to the pedestrian, vehicular, transit, and bicycle environment 
to improve mobility throughout the station area and to adjacent station areas consistent 
with County goals identified in the Pedestrian Master Plan and the WALKArlington 
Report (soon to become one document).  The plan recommends improving all 
walkways to encourage pedestrian circulation and creating walkways that are attractive 
and interesting to walk along, especially Fairfax Drive, Wilson Boulevard, North Monroe 
Street, and North Quincy Street.  Specifically, the plan recommends: widening 
sidewalks; activating sidewalks with street-level retail and interesting building facades; 
providing places for people to sit or gather along walkways; adding new and improving 
existing crosswalks; evaluating street and intersection designs on approach to 
Clarendon; narrowing streets where possible to reduce crosswalk distances; and 
generally improving the overall appearance of the County’s rights-of-way. 
 
As part of this sector plan review process and other processes occurring in this sector, 
staff was asked by the County Board to closely examine the future right-of-way and 
cross section for Wilson Boulevard through Virginia Square.  In its current condition, 
this road does not offer a consistent north curb edge, improved sidewalks with 
unobstructed paths for pedestrians along its entire length, or visible, convenient 
crosswalks at multiple intersections.  In an effort to plan the future appearance of this 
street and improve pedestrian mobility and safety, staff is currently looking at several 
options for the design of Wilson Boulevard from North Lincoln Street to North Randolph 
Street.  The alternatives are as follows (all assume four, ten-foot through lanes):   

§ Alternative A – Parking on north and south sides of the street except between 
North Oakland Street and North Quincy Street (north side only), medians 
from 3.5’ to 7’, and potential nubs at various intersections. 

§ Alternative B – Parking on north and south sides of the street except between 
North Oakland Street and North Quincy Street (north side only), reconstruct 
south curb line to the north increasing the sidewalk from 4.5’ to 9.0’, and 
potential nubs at various intersections. 

§ Alternative F.1 – Parking on north side between North Lincoln Street and 
North Pollard Street, 4' - bike lanes east and west bound, reconstruct south 
curb line to the north, and potential nubs at various intersections. 

§ Alternative H – Parking on north side (except parking on both sides of the 
street between North Nelson Street and North Oakland Street and North 
Pollard Street and North Quincy Street; medians from 10’ to 13.5’ (left turn 
lane possible), and potential nubs at various intersections. 
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Any of these scenarios would be applicable to the eastern segment of Wilson Boulevard 
between North Lincoln Street to 10th Street.  As redevelopment occurs on the north side 
of Wilson Boulevard in this segment, the north curb edge would shift to the north to 
align with the western segment of Wilson Boulevard.  Similar designs for sidewalks and 
travel lanes are envisioned. 
 
The plan recommends improvements to the 9th Street corridor in Virginia Square.  The 
plan recommends future improvements for 9th Street west of North Monroe Street to 
create a more pedestrian-oriented street with special elements along its length such as 
adjacent open spaces, seating, shade trees or other ornamental plantings and  public 
art.  The plan recommends continuing 9th Street into the eastern portion of Virginia 
Square and creating a pedestrian-friendly street with similar special characteristics.  (See 
the East End above). 
 
Transit 
The plan recommends possible locations for future consideration of Metro station 
entrances as build-out progresses in this station area.  As development continues, a 
large office and student population will be present on the north edge of Fairfax Drive.  
Readily convenient access to transit for these two campuses (FDIC and GMU) and the 
Ballston-Virginia Square neighborhood to the north is desired.  The two proposed sites 
are located on the north edge of Fairfax Drive.  Connections to bus access are 
highlighted in this plan.  As new cultural/educational venues are constructed or other 
destinations, additional bus access may be warranted in Virginia Square.  
 
Parking 
Build-out of the Virginia Square station area is progressing comparable to other metro 
stations in the Corridor in that parking is at a premium near transit stations and 
underground parking is developing as part of redevelopment projects.  This parking, 
with quantities provided consistent with the Zoning Ordinance, serves the building 
tenants, whether office or residential.  However, most of these parking spaces are not 
available to the public or visitors to the station area, including resident’s guests, 
maintenance or delivery workers, and shoppers.  This plan includes a series of 
recommendations aimed to: 1) improve short term parking for these types of motorists, 
2) improve the functionality of new, and possibly existing, parking garages, and 3) 
further consider a public parking garage if the need exists as additional public uses 
come to Virginia Square.   
 
CONCLUSION 
The purpose of the sector plan update is to establish the overall vision for the Virginia 
Square station area and to provide an urban design framework that will guide public 
and private investment in the physical redevelopment of the area.  It is important to 
note that the Request to Advertise is the first step toward County Board consideration of 
the Sector Plan and that authorizing the advertisement does not imply that the County 
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Board supports the Plan.  Therefore, staff recommends that the County Board authorize 
the adoption of the Virginia Square Sector Plan Update for a public hearing at the 
December 7, 2002 County Board meeting and its associated Planning Commission 
meeting. 
 


