
January 31 - February 1, 2020

The Future of 
Lee Highway

Community Workshop #2
Neighborhood Activity #1 
(Land use, Economic Vitality and Housing)
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Preliminary Aspirational Goal –

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.

Land Use
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The Core Study Area is primarily characterized by low-
rise commercial land uses with pockets of multi-family 
residential communities.

Because these land uses aren’t integrated with each 
other, the area is missing the kind of mixed-use 
development that supports a walkable, “main street” 
environment.

The current land use vision and zoning framework for 
the corridor limits opportunities for change that could 
serve to meet the preliminary aspirational goals 
including walkability.

Land Use
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With community input, the planning process will identify 
areas of change, the types of change appropriate for 
those areas, and where transitions in use will be most 
sensitive.  

This planning process will identify land use and zoning 
changes that will be needed, but those changes 
would be considered through a separate 
implementation process after the Lee Highway plan is 
adopted.

Zoning tools developed for the Housing Conservation 
District in coordination with the Plan Lee Highway 
process will inform opportunities for preservation and 
change on Lee Highway.

Land Use
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Land Use

We 
Have 

Heard…

 Strong interest in allowing and encouraging 

mixed use activity centers to transform corridor 

into a walkable main street

 Strong support for enhanced walkability by all 

means (i.e. streetscape improvements, better 

connections and destinations, additional density 

etc.)

 Differing viewpoints on appropriate locations and 

scale for redevelopment

Summary of 
overall input 

On this topic



98

Preliminary Aspirational Goal-

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 Route 1 corridors. 

Economic Vitality
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Economic Vitality

The Lee Highway economy is diverse, with a wide 
range of neighborhood-serving business types that 
relate to the street and community in different ways.

Roughly ¼ of ground floor businesses are some kind of 
dining or food and beverage experience.

Lee Highway has low vacancy and low turnover, 
thanks to high traffic that exposes businesses to 
thousands of customers daily; a mix of local-serving 
businesses and services; and moderate rents.

In general, the Lee Highway market has (compared to 
Arlington County as a whole): a higher household 
median income and home value; a higher share of 
owner-occupied housing; and a larger household size.
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Economic Vitality

Lee Highway has a competitive advantage for 
neighborhood-serving businesses, however, there is 
significant competition for regional businesses from 
established destinations.  Any regionally focused 
business will have to offer unique experiences and 
differentiating goods/services. 

Achieving the goal for redevelopment with mixed and 
complementary uses has trade-offs: a shift from an 
auto-oriented focus to a pedestrian focus could 
impact and displace auto-oriented businesses.  Adding 
additional residents can benefit neighborhood-serving 
businesses.
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Economic Vitality

We 
Have 

Heard…

 Strong interest for supporting existing, and 

attracting new, local (and unique) businesses 

along Lee Highway.

 Strong support for new employment opportunities 

along Lee Highway in 2050.

Summary of 
overall input 

On this topic
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Preliminary Aspirational Goal-

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). Explore opportunities to achieve housing for 
middle-income households and to accommodate residents who 
want to age in the Lee Highway community.

Housing
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Housing

43% of housing units are single-family detached, 46% 
are multi-family and 11% are of a housing type other 
than single-family detached or multi-family housing.

Only 15% of housing units are considered affordable 
housing.

The current housing mix in the planning area provides 
limited opportunities for housing affordability and 
additional housing types beyond single-family housing.

Existing development standards in Zoning Ordinance, 
including minimum parking requirements and minimum 
lot size requirements, currently impede development of 
diverse housing types.

External factors, including high land acquisition and 
construction costs, can also constrain design and 
construction of diverse and affordable housing.
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Housing Conservation District (HCD)

 In 2017, County Board adopted the Housing Conservation District (HCD) to address 
these goals:

– Implement the Affordable Housing Master Plan via the General Land Use Plan

– Encourage the retention and renovation of existing rental affordable housing units

– Provide opportunities for the creation of new affordable units (either rental or 
ownership) when redevelopment occurs

– Maintain the character of established multiple-family areas, considering historic 
buildings, tree canopies, mix of affordability, and mix of rental vs. ownership housing

– Signal that a variety of tools are available to achieve the above, including 
removing zoning barriers to reinvestment

 County Board also adopted a Zoning Ordinance amendment that changed 
townhouse development from by-right to site plan approval in the HCD
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Housing Conservation District (HCD)

• HCD covers 12 areas in Arlington

• 6 of 12 areas along Lee Highway

• Contains areas that continue to 
possess market-rate affordable 
housing (MARKs) and that have 
been and are planned and zoned 
to support multiple-family housing 
in the future
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Housing Conservation District (HCD)

Plan Lee Highway Study Area
Housing Conservation District



107

Preliminary recommendations for HCD released in 2019.

Staff is currently conducting an assessment of HCD 
recommendations in light of recent changes to Zoning 
Ordinance, related to bonus density and height.

The work to date on the Housing Conservation District areas 
on Lee Highway will be brought into PLH discussions as part of 
the land use scenarios.

The work to develop draft Zoning Ordinance amendments to 
implement the HCD will occur concurrently with the planning 
process, and HCD recommendations will be coordinated with 
ideas and materials emerging from PLH.  Both processes will 
continue to share findings to understand how one informs the 
other.

No amendments for HCD would be adopted for the PLH areas 
until further reconciliation occurs, with input from the County 
Board.

HCD and Plan Lee Highway
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Housing

We 
Have 

Heard…

 Interest in more diverse housing stock along corridor to 

increase affordability, social diversity, and ability to 

age in place

 Differing views on how to encourage affordability and 

diversity

Key Questions –

Summary of 
overall input 

On this topic



Sample 
activity
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January 31 - February 1, 2020

The Future of 
Lee Highway

Community Workshop #2
Neighborhood Activity #2 
(Public Spaces, Transportation and Urban 
Design)
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Preliminary Aspirational Goal – Public Schools and 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.

Public Schools, Facilities and Spaces
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Preliminary Aspirational Goal – 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 
approved update to the County’s Public Spaces Master 
Plan (PSMP)

Public Schools, Facilities and Spaces
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Public spaces are dispersed throughout the corridor 
and complemented by other publicly 
accessible(privately-owned) open spaces that form a 
network of places, of limited connectivity, where 
people can meet for organized activities and casual 
use.

Public schools are close to or exceeding capacity and 
will continue to experience increases in enrollment as 
growth occurs both in and outside the Study Area.

Public facilities are interspersed along the corridor 
providing for cultural, recreational and public safety. 
They are in various conditions and there is no flex 
space currently available for other County operational 
needs to support County residents, such as storage 
and equipment of materials.

Public Schools, Facilities and Spaces
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Lee Highway is the most significant barrier separating 
neighborhoods from nearby public schools, facilities 
and spaces.   This planning process will identify 
opportunities for connectivity improvements within 
existing ROW, through acquisition of new ROW and/or 
a public space access easements.

This planning process will test impact on student 
enrollment (and other public facility needs) for new 
residential development arising from the land use 
scenarios developed for Lee Highway.   

Public Schools, Facilities and Spaces
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Public Schools

APS enrollment projections include future residential development 
from approved development projects and 10-year housing 
forecasts only – does not factor in Plan Lee Highway (PLH)

Plan Lee Highway will test alternative land use plans 
that can inform decision making about school 
renovation and expansion to meet student needs. 

PreK-12 enrollment will 
continue to grow and is 
expected to increase 
almost 25% by 2028.

For elementary schools, single-family 
detached and apartment garden 
(CAFs) housing types will have the 
highest student generation rates.
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We 
Have 

Heard…

 Strong desire for flexible and connected public spaces.

 Strong desire for places to gather with neighbors

 Interest in enhancing and repurposing existing public 

facilities as well as integrating public facilities, with 

retail and dining, in a mixed-use development

 Interest in providing a variety of public facilities and 

services (i.e. schools, community centers, libraries, 

etc.) that match current and future population needs

Summary of 
overall input 

On this topic

Public Schools, Facilities and Spaces
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Preliminary Aspirational Goal-

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 parking, improve transit access, and promote 
alternative modes of travel.  Enhance safe routes to school and access to public 
space.  

Transportation and Connectivity
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Transportation and Connectivity

The character and function of Lee Highway changes 
dramatically along the corridor.

Generally, conditions aren’t desirable for biking along 
or across Lee Highway.  Additionally, the eastern part 
of the study area lacks alternate parallel routes for 
biking.   Parts of the corridor have limited right-of-way 
and shallow lots, making it difficult to accommodate 
bicycle facilities.

Lee Highway does not adequately accommodate 
multiple modes of mobility (i.e. pedestrian, bicycle and 
transit) and is auto-centric.  This planning process will 
identify the roadway standards that need additional 
flexibility and strategies to achieve a multimodal 
corridor.
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Transportation and Connectivity

All of the planning study area is within a 10-minute walk 
from a park.  Generally, the population along the 
corridor is within a 2-minute walk from a transit stop, 
whereas, the population along the edges of the study 
area are within a 10-minute walk (although the walk 
may not be particularly pleasant).

Since 2000, population in Planning Study Area has 
gone up roughly 16%.   

During same time period, average daily traffic volumes 
along Lee Highway have gone down 16% - 24%.

This is due primarily to increased public transportation 
and metro ridership as well as recent trend in people 
working from home.
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Transportation and Connectivity

We 
Have 

Heard…

 Strong desire to improve safety and experience 

for all modes

 Connecting N/S is as important as E/W           

(but this differs by neighborhood)

 General support for multi-modal approach on 

Lee Highway

 Ongoing collaboration on achieving goals and 

meeting VDOT requirements/standards

Key Questions –

Summary of 
overall input 

On this topic
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Sample 
activity



January 31 - February 1, 2020

The Future of 
Lee Highway

Community Workshop #2
Neighborhood Activity #3 
(Neighborhood Identity and Building Form)
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Preliminary Aspirational Goal –

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.  

Urban Design and Building Form
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Urban Design and Building Form

The commercial corridor is generally characterized by 
minimal tree cover, large surface parking lots, narrow 
sidewalks and wide right-of-way.

Residential streets are generally pleasant, lushly 
landscaped and include street trees and adequate 
sidewalks where needed, although some 
neighborhoods lack pedestrian connectivity.

While Cherrydale and East Falls Church buildings have 
more ground floor uses and windows that activate the 
street with parking behind or under buildings, most 
commercial buildings along Lee Highway and other 
commercial corridors have fewer windows, less inviting 
doorways, big blank walls and parking in the front. 

Service and loading areas along the rear of 
commercial buildings are often adjacent to single 
family.
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Urban Design and Building Form

There are many types of residential development in the 
planning area that range in size (1/4 acre to over 7 
acres) and height (2 to 9+ stories).   

Residential building typologies between two-family and 
multi-family (i.e. tri-plex, four-plex, six-plex etc.) do not 
exist in the study area.  

Transition challenges exist where 9+ story buildings 
adjoin single family homes. 

Roughly half of the parcels along Lee Highway are less 
than 90 feet deep, which complicates redevelopment 
and makes achieving transitions in height more 
challenging.
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Urban Design and Building Form

We 
Have 

Heard…

 Concern over losing neighborhood character 

and becoming an anonymous place

 More conversation over how buildings are 

designed and located rather than their specific 

height or mass

 Understanding that density is needed to create 

public space, increase transit options and 

achieve sustainability benefits (energy 

efficiency and stormwater management)

 Strong desire to ‘Green’ the highway and 

improve environmental quality

y Questions –

Summary of 
overall input 

On this topic
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Preliminary Aspirational Goal –

Identify and support preservation of historic resources that 
increase public understanding and appreciation for the 
corridor’s architectural and cultural history consistent with 
the phasing 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.

Historic and Cultural Resources
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There are 12 historic resources (four individual 
properties and eight historic districts) listed in the 
National Register of Historic Places (NRHP) and Virginia 
Landmarks Register (VLR) that are wholly or partially in 
the study area. 

There are 7 County local historic districts (6 individual 
properties and 1 district) that are wholly or partially in 
the study area.  

A Cultural Resources Survey is currently being 
completed.   A total of 120 resources will be surveyed.  
It will research significant non-traditional resources such 
as places, people, events and stories in addition to 
buildings.

Historic and Cultural Resources
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The resources in the Lee Highway survey area that will 
be prioritized for research, surveying and 
documentation, have been selected from the sources 
and/or priorities listed below:

o Historic Resource Inventory (HRI)
o Legacy Businesses
o African-American Resources
o Civil War Forts
o Parks, Recreation, Public Spaces, and Community 

Facilities
o Properties with frontage on Lee Highway
o Modern Architecture

The survey will be analyzed by staff to provide future 
recommendations that are consistent with the policies 
of the Historic Preservation Master Plan and Historic 
Resources Index, regarding appropriate levels of 
preservation.

Historic and Cultural Resources
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Public Art 

Public art will play an increasingly important role in revealing community history, culture, stories 
and identity and contributing to placemaking.
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We 
Have 

Heard…

 Resources are more than the physical - celebrate 

people, places and structures

 Utilize cultural resources for placemaking, and 

incorporate early in development of future plans 

and designs

 Acknowledgement that not all “old” buildings are 

worth preserving

 Strong emphasis on going beyond physical 

structures - towards uncovering the stories of 

people, events and the evolution of the highway

Summary of 
overall input 

On this topic

Historic and Cultural Resources



Sample 
activity
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January 31 - February 1, 2020

The Future of 
Lee Highway

Community Workshop #2
Wrap-up



Next Steps for 2020

134* Schedule of tasks and key events shown are subject to change as progress is realized.  

 Complete Phase 1 Work:

 Development of Character Area Analysis - 1st Q thru 2nd Q 2020

 Ongoing Working Group and Community Forum Meetings

 Character Area Analysis Report - 2nd Q 2020

 Community Open House/Meeting #3: 2nd Q 2020

 Begin Phase 2 Work:

 Development of Land Use Scenarios - 2nd Q thru 3rd Q 2020

 Ongoing Working Group and Community Forum Meetings

 Land Use Scenario Analysis and Key Planning Elements Report: 3rd Q 2020

 Community Meeting # 4: 4th Q 2020



How to Stay Involved and Up to Date

135

Share Project Information with your neighbors
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2018/11/LeeHighway_StudyOverview.pdf

Visit the project website https://projects.arlingtonva.us/plans-studies/land-use/lee-highway/ to:
• Subscribe to receive project updates and newsletters
• Learn about upcoming meeting and event dates
• Obtain meeting information and materials

Contact County Staff
planleehighway@arlingtonva.us

Check us out on Social Media:  
https://twitter.com/planArlingtonVA
https://www.facebook.com/planArlingtonVA/

Visit us at the Plan Lee Highway Design Studio
Located at the LHA Office (Russell Building)
4620 Lee Highway, Suite 208
(Open every other Friday, from 12 – 3:30 PM)
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