Lee Highway Planning Study
Scope and Charge
September 2018 FINAL
PURPOSE
The overall purpose of the Lee Highway Planning Study is to develop a comprehensive vision and policy
framework for the proposed study area through County Board adoption of a County plan.
Given the character of Lee Highway and limited planning and engagement to date, there is a mounting
desire within the community to improve the corridor and consider how future development can
transform the character in a positive rather than a reactive manner. This includes, among other goals,
creating a renewed sense of place, improving walkability, promoting and strengthening retail and other
businesses, recognizing historically significant community resources, celebrating cultural resources, and
creating opportunities for diverse housing options for all ages and incomes.
APPROACH AND GOALS
The County aspires for the Lee Highway corridor to be an attractive, prosperous, safe, healthy, and
livable main street community. The planning process will refine, validate and build upon the
community’s vision and the guiding principles and goals as expressed in the 2016 Lee Highway Visioning
Study report to fully characterize this future vision.
The planning process will include a study of interrelated key planning elements, such as transportation
and public space, for the full Lee Highway corridor and potential land use changes within a Core Study
Area (see map and description of study area below).
Aspirational goals, set forth below (subject to change), have been identified by the County for key
planning elements to guide the planning process.
1. Land Use: Transform Lee Highway into a walkable, main street corridor, with a wide range of
housing types, retail, services, and other uses that serve the diverse needs of nearby
communities.
2. Housing: Expand housing options to achieve a diverse mix of types, affordability, and
tenure. Strive to achieve the goals set forth in the Affordable Housing Master Plan, including
achieving 2,500 committed affordable rental units (CAFs) at 60% of the area median income
(AMI). At present, there are 266 CAFs and 126 market rate affordable units (MARKs) in the study
area that are affordable to households earning up to 60% AMI. An additional 1,466 existing
MARKs in the study area are affordable to households earning up to 80% AMI. Explore
opportunities to achieve housing for middle‐income households and to accommodate residents
who want to age in the Lee Highway community.
3. Transportation: In close coordination with VDOT, redesign Lee Highway into a complete street
that better serves all modes of travel, while recognizing its continued role as a commuter
corridor. Strive to achieve a multimodal corridor that encourages bus ridership through land use
recommendations and transit‐oriented urban design principles. Improve walkways and overall
pedestrian and bicycle connectivity throughout the study area. Examine ways to right‐size
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parking, improve transit access, and promote alternative modes of travel. Enhance safe routes
to school and access to public space.
4. Public Spaces: Ensure that the Lee Highway community is connected to and well served by a
diverse mix of public 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 (“POPS”).
5. Building Form, Height and Urban Design: Promote a walkable environment with context‐
sensitive buildings that engage with streets and transition in scale, height and character
appropriately to adjacent neighborhoods. Encourage high‐quality architecture that reflects the
local historic character, where appropriate, and place‐making through conscientious urban
design.
6. Historic Preservation and Cultural Resources: Identify and support preservation of historic
resources that increase public understanding and appreciation for the corridor’s architectural
and cultural history consistent with the policies of the Historic Preservation Master Plan and the
Historic Resources Inventory. Increase awareness of and enhance arts, public art, and cultural
activities in the corridor.
7. Economic Vitality: Support retailers, restaurant owners, and other commercial businesses
owners through strategic measures consistent with the Arlington County Retail Plan to ensure
that Lee Highway continues to be a prosperous corridor. Plan for complementary uses, such as
residential, office, and public spaces that meet daily community needs and boost synergies
among different land uses. Seek opportunities to promote and strengthen a diverse commercial
base, while recognizing that Lee Highway is not a major employment market like the Rosslyn‐
Ballston and Jefferson‐Davis Corridors.
8. Sustainability: Design and construct buildings, street improvements, and park projects using
environmentally sustainable and energy efficient practices. Make the Lee Highway frontage
more comfortable and attractive with less impervious surfaces and more “green” features (trees,
stormwater management, gathering spaces).
9. Public Facilities: Ensure that public facilities meet the needs of the County and the Lee
Highway community. Monitor growth along the Lee Highway corridor to assess and adequately
plan for future public facility needs. Identify areas that may be appropriate for future County‐
wide public facility needs, including core support services, while recognizing that this process will
not replace siting or use determination processes to locate specific uses.
The planning process will also include identification of implementation tools that would be studied in
further detail in a subsequent process after plan adoption, such as General Land Use Plan and Zoning
Ordinance amendments and prioritization of any capital improvement projects. As is the case with many
of the County’s land use plans, the County expects that the primary tool for implementation of
infrastructure improvements will be private development. Reliance on County resources for
implementation may be limited and must be prioritized and strategically applied through future budget
and Capital Improvement Plan (CIP) processes.
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ANTICIPATED OUTCOMES
At the end of this process, it is expected that this study will result in a County plan that establishes a
high‐level framework with a vision, goals and objectives for the corridor, fundamental recommendations
for key planning elements, a range of short‐ and long‐term strategies to support the vision and goals, a
list of future, preliminary implementation tools (i.e. zoning ordinance amendments), and issues
identified that may require a future analysis or study. The plan should also advance the multi‐modal
vision in partnership with VDOT, which owns and operates the right‐of‐way, guide private development
and informs future Capital Improvement Plan decisions, and culminate an inclusive, effective and timely
process that reflects the Lee Highway community and broader Arlington community perspectives.
STUDY AREA
For purposes of the Lee Highway Planning Study, the study area consists of three areas (see map and
legend key noted below). Detailed descriptions of each area are found in the Attachment1.
Study Area Map
MAJOR MILESTONES AND WORK PRODUCTS
Given the scale of the corridor, the amount and diversity of stakeholders, and the complexity of issues,
this planning study is expected to be a multi‐year process and involve four phases.
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CIVIC ENGAGEMENT
In order to prepare a forward‐thinking, long‐range plan that will guide future public and private
decisions consistent with County policies and reflect community goals, the County has designed a multi‐
layered engagement approach to communicate, consult, involve, and collaborate with many
stakeholders for the large geography, including a Community Forum and Working Group that will be
advisory to the County Manager, as well as focus groups and the broader public. The roles and
responsibilities of these groups is further detailed below.

Summary of Proposed Groups

Group Descriptions and Responsibilities
Community Forum: A County Manager‐appointed Community Forum will serve as a consistent and
balanced group convened at key milestones during the planning process. The group will offer Lee
Highway Alliance (LHA); neighborhood including civic associations, renters, and condominium
associations; property owner; business; advisory boards and commission; and advocacy group feedback
on the staff and contractor team’s work products, including its analysis and recommendations. A Chair
and Vice Chair will be appointed as part of this group. The general public would be invited to attend
Community Forum meetings.
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Specifically, the Community Forum is charged with:
 Providing leadership and input on the broad and localized perspectives on the proposed
vision, goals, objectives, analyses, recommendations and implementation tools;
 Serving as liaisons to keep LHA, neighborhoods, business owners, property owners and
others informed of ongoing discussions and to seek feedback to share with the full
Community Forum;
 Providing periodic input to staff on its analysis, land use scenarios, concept plans, and
recommendations at several major milestones of this effort including:
o Refining the vision, as expressed in the Visioning Study and defining character
areas along the corridor;
o Developing and evaluating land use scenarios;
o Identifying recommendations for network‐wide elements, including assessment
of outcomes and impacts;
o Refining goals and determining a preferred concept plan;
o Reviewing a draft plan and recommendations; and
o Identifying/strategizing on implementation tools; and
 Participating in focus group meetings as needed.
 Identifying issues that may need additional input from the County Board Liaison and/or
County Board members
The Community Forum members will consist of a Chair and Vice‐Chair, along with
representatives of the following groups (approximately 40‐50 members):









Lee Highway Alliance (LHA) (2)
Civic associations within planning boundary (1 each) (Civic Association representatives
may delegate the role to another civic association member, if needed, and update the
County’s project team).
 Old Dominion
 Arlington East Falls
Church
 Waverly Hills
 Leeway
 Donaldson Run
 Yorktown
 Cherrydale
 Tara‐Leeway Heights
 Maywood
 Langston
 Lyon Village
 Waycroft Woodlawn
 North Highland
 Glebewood
Business owners (2‐3) [mix of small & local; larger and national/regional; chamber]
Property owners (2‐3) [mix of small & local; larger and national/regional]
Renters and Condominium Associations (2‐4)
At‐Large (4‐8)
Advisory Boards and Commissions
 Planning Commission
 Transportation Commission
 Housing Commission
 Park & Recreation Commission
 HALRB
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Urban Forestry
Economic Development Commission (EDC)
Commission for the Arts
Bicycle Advisory Committee (BAC)
Pedestrian Advisory Committee (PAC)
Transit Advisory Committee (TAC)
Environment & Energy Conservation Commission (E2C2)
Joint Facilities Advisory Commission (JFAC)
APS Facilities Advisory Committee (FAC)
Commission on Aging
Disability Advisory Committee (DAC)

Working Group: As a subcommittee of the Community Forum, a Working Group, will serve as a sounding
board for staff at periodic check‐ins between milestones. The Community Forum Chair and Vice‐Chair
will participate in the Working Group. This small group will collaborate with staff on the process and
content and provide feedback on staff’s recommendations to ensure that the process is equitable,
thoughtful, and thorough. The group will meet to prepare for and debrief from Community Forum and
focus group meetings and other larger public events. Working Group members, comprised of
representatives from the Lee Highway Alliance, Planning, Housing, Transportation and Park & Recreation
commissions, business/property owner, and the County at‐large, are expected to contribute broadly,
beyond their particular issue, interest, or stakeholder group and contribute on comprehensive and
strategic issues, ideas and recommendations.
Specifically, the Working Group is charged with:







Meeting with staff on a frequent basis (schedule TBD);
Regularly attending Community Forum meetings and, as needed, focus group meetings;
Assisting staff with preparation of and debrief from Community Forum and focus group
meetings and community workshops, including agenda setting and framing discussion
topics by:
o Acting as a sounding board for staff in identifying issues and recommendations;
o Reviewing staff/contractor analyses for clarity, comprehensiveness, and
alignment with issues;
o Bringing insight and information from different stakeholders (e.g., LHA,
neighborhood, property and business owner, and commission perspectives);
o Synthesizing feedback from other community groups (Community Forum, focus
groups, advisory boards/commissions, and broader community input); and
o Formulating preferences to inform working recommendations that will be
presented to the Community Forum and the broader public for feedback at key
milestones through the process;
With staff, periodically providing updates to the County Manager as needed;
Identifying issues that may need additional input from the County Board Liaison and/or
County Board members; and
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Identifying when additional input from other Community Forum members is needed as
part of Working Group meetings.

The Working Group members will consist of representatives of the following groups (the
Chair and Vice‐Chair may also represent these groups – up to 8 to 10 community members):










Community Forum Chair and Vice Chair
LHA Board member or representative
Property owner/business owner or representative
Planning Commission (past experience can be considered)
Transportation Commission (past experience can be considered)
Park and Rec Commission (past experience can be considered)
Housing Commission (past experience can be considered)
At‐large
County Core Team and Senior Management Team (other staff may participate as
needed)

Additional Community Forum members may be invited to participate in Working Group
meetings based on the topic.
Focus groups: Focus group meetings and agendas will be scheduled by staff when needed to address
issues based on geography, a particular neighborhood or set of neighborhoods, or a topic area. Focus
group meetings will allow for additional discussion of issues flagged at Community Forum meetings, to
share additional information, and to resolve issues when possible, or when staff determines that
additional discussion is warranted. Meetings may be targeted to specific stakeholders, but would
generally be open to the public, and based by staff on the topic. Staff may ask certain Community
Forum and/or Working Group members to participate in focus group meetings to bridge dialogue
between ideas and feedback discussed at Community Forum meetings, Working Group meetings, other
focus group meetings, or other public meetings. Standing focus groups or subcommittees of the
Community Forum (other than the Working Group described above) is not intended; however, some
focus groups may meet multiple times or be reconvened as needed.
— Examples of potential focus group meetings to reach targeted stakeholders or issues
include: the Lee Highway Alliance; eastern, central, and western geographic subareas of
Lee Highway; housing, transportation, public space, or other topic‐based focus groups;
and business/property owner focus groups.
— Additional engagement with the Lee Highway business community will occur to draw
business owners into the process more decisively in order to keep them informed,
collect feedback, and ideally build relationships and common goals among them.
Several strategies to inform and involve this stakeholder segment in partnership with
the Lee Highway Alliance is envisioned including, but not limited to, building a
comprehensive contact list; attending outreach events to collect input on the business
community’s concerns and interests for the corridor; and conducting focus groups and
other targeted activities for detailed discussions.
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General Public: The General public is invited to attend any/all Community Forum and Focus Group
meetings. In addition, larger public meetings/events will be convened at targeted milestones in the
process.
Process Leadership and Responsibilities
Role of the Community Forum Chair and Vice Chair: The chair should have experience in Arlington
planning processes, chairing commissions or other groups, and have a general understanding of
planning and development. The Vice‐Chair will support the work of the Chair and stand in for the Chair
as needed. The Chair is charged with:





Working with staff to prepare meeting agendas, provide strategic input on overall project
management and community outreach, and synthesize the input received from the
Community Forum, Working Group, and other stakeholders;
Convening and helping facilitate Working Group and Community Forum meetings
and help ensure the participation from all members throughout the process;
Working closely and collaboratively with staff to ensure that the planning process is
completed within the timeline that has been specified and that the County Board Charge
has been fulfilled; and
Meeting with staff and the County Manager and County Board Liaison, as needed, to
provide updates and to address any areas of conflict.

Role of County Board Liaison: The County Board will appoint one of its members as a liaison to the Lee
Highway planning study. The County Manager will consult with the Liaison on his appointments to the
Community Forum and Working Group memberships. Staff will regularly update the County Board
Liaison on progress and any issues arising from the process. Periodically meetings will be scheduled
among the County Board Liaison, County Manager (or designee), members of the staff team, and/or the
Community Forum Chair and Vice‐Chair, to discuss issues pertaining to this process. The County Board
Liaison may, from time to time, attend Community Forum meetings, but is not a member of the
Community Forum. The County Board Liaison will coordinate with staff to determine when issues arise
that need to be brought to the full County Board for consideration.
Role of Staff & Contractor: A staff and contractor team will facilitate the planning process with
assistance from the Community Forum/Working Group Chair and Vice‐Chair. Assisted by contractor,
staff will schedule, prepare materials for, and facilitate meetings with the Community Forum, Working
Group, focus groups, and general public.
Specifically, staff and contractor are charged with:


In consultation with the Community Forum/Working Group Chair and Vice‐Chair,
developing and undertaking a robust civic engagement process that includes:
o Establishing agenda and framing discussion topics
o Identifying issues;
o Preparing and presenting analyses;
o Synthesizing feedback from other community groups;
o Formulating working recommendations that will be presented to the Working
Group, Community Forum and the broader public for feedback at key
milestones through the process;
o Soliciting insight and information from different stakeholders;
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Developing draft and final plans;
Facilitating Community Forum meetings, Working Group meetings, focus group
meetings, and general public meetings;
Meeting with the Working Group on a frequent basis to prepare for and debrief from
Community Forum and focus group meetings and community workshops; and
Identifying issues that may need additional input from the County Board Liaison and/or
County Board members.

Led by staff in the Department of Community Planning, Housing and Development, Planning Division, an
inter‐departmental and inter‐agency team has been assembled, including representatives from the
Virginia Department of Transportation (VDOT). A team of contractor with expertise in land use
planning, urban design, multi‐modal transportation, economics, housing, arts and cultural resources,
public space, parkland and recreation, environmental planning, and fiscal impacts, will be hired to assist
with this process.
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Attachment 1: Study Area Map
Lee Highway Corridor Planning Area
The Lee Highway Corridor Planning Area (Planning Area) is the widest
study area boundary and includes the Census Blocks that fall within a
one‐quarter (1/4) mile to the north and south of Lee Highway, excluding
areas that are already captured in the Rosslyn‐Ballston Corridor and
have adopted plans and policies. The Planning Area, which captures the
civic associations adjacent to Lee Highway, is the primary catchment
area for the major users of Lee Highway, and the walk shed for transit
bus users. This area will be used to generate and report valuable
demographic data, and to study the corridor or Countywide elements
including transportation, connectivity, public space, and public facilities
that function as networks and affect the entire corridor and public
realm. In some instances, recommendations may be developed for
network elements outside of this planning area boundary where
appropriate.

Core Study Area
The Core Study Area is a narrower geography along Lee Highway and
includes commercial and multi‐family areas that have not been
previously studied by the County. Specifically, areas where commercial
zoning or commercial uses are inconsistent with residential GLUP
designations are included as well as limited areas designated as low‐
density residential on the GLUP that are adjacent to commercial and
multi‐family development. More detailed analysis will be conducted in
this area focusing on both private property and public realm, which
provides the most opportunity for change and impact through
redevelopment.

Residential Edges
Given that many commercial properties within the Core Study Area have
shallow lots with adjacent and abutting low‐density residential
development, a transition zone will also be analyzed in terms of impacts
from adjacent redevelopment and/or to make redevelopment feasible on
Lee Highway. Shaded areas include single‐family areas approximately 250
feet from Lee Highway and other arterial streets. As the study progresses,
the staff and contractor team will determine where a larger geography
should be evaluated due to the emerging factors during the process.
The Residential Edges are also an opportunity to explore the Affordable
Housing Master Plan’s recommendations to widen housing choices for
middle‐income households (i.e. those earning generally between 80% and
120% of the AMI and coined as the “missing middle”), including exploring
flexibility in housing types in single‐family neighborhoods.
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