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Existing Conditions Analysis
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Review the Existing Conditions Analysis Report.
https://projects.arlingtonva.us/plans-studies/land-use/lee-highway/documents/
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In planned areas where redevelopment has occurred 
buildings are closer to the street with wider sidewalks, 
outdoor eating areas and street trees.

The Public Realm – Commercial Streetscapes

The commercial corridor is generally characterized 
by minimal tree cover, large surface parking lots, 
narrow sidewalks and wide ROW.
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Residential streets are generally pleasant, lushly 
landscaped and include street trees and adequate 
sidewalks where needed. 

Although some neighborhoods lack pedestrian 
connectivity where desired. 

The Public Realm – Residential Streetscapes
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The character and 
function of Lee Highway 
changes dramatically 
along the corridor. 

Lee Highway Street Configuration
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Lee Highway is most significant barrier separating neighborhoods from nearby public schools, 
facilities and spaces - difficult to cross N-S and E-W experience deters pedestrian activity.

Public Network - Connectivity Barriers and Gaps
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Streetscapes as Connective Public Space

Streetscapes can 
provide the 
desired gathering 
space within the 
ROW or on 
adjacent publicly 
accessible 
private land.
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Older building stock, like that along Lee Highway, can be less 
energy efficient and result in higher emissions. 

Shifting vehicular trips to pedestrian, bicycle and transit trips can 
reduce the energy and emissions burden. 

“More than 61% of Arlington’s energy use is 
connected to building sector consumption –
distributed across commercial and multifamily buildings, single-
family homes, workplaces, and shopping areas. 

The remainder (39%) is associated with transportation-
including vehicles, public transportation, signalization, and 
electric and hybrid vehicle charging infrastructure “

Energy Usage and Emissions
Energy Usage + Emissions

Source: Arlington County Draft CEP 
Update 2019 



Observations 
• To reach County carbon emissions 

goals, reductions must be achieved 
through each of these strategies in 
combination. 

• Each layer plays a critical role. 

Compounding Effect
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Multi-layered strategies 
are needed in 
combination to achieve 
County’s ambitious 
energy emissions goal; 

carbon 
neutrality 
by 2050
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Emerging On Demand Mobility
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Impervious Surface and Tree Canopy

67% of core area is impervious (ground and roof) and 
located at or near the top of 13 watersheds.

Only 21% of core area has tree canopy coverage 
compared to County average of roughly 40%.
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Flooding is occurring outside of flood plains and is brought on by intense storms, structures built over 
former streams and aging infrastructure - not just due to the high amount of impervious surfaces.   

Stormwater and Flooding



Stormwater Mitigation
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BIORETENTION
areas use special soils 
and plants to intercept, 
store, filter and infiltrate 
stormwater run-off.

GREEN ROOFS
capture run-off temporarily 
and filter it through roof top 
vegetation and soils, 
slowing the flow of run-off 
and reducing negative 
impacts on local waterways. 
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PERMEABLE PAVEMENT
maintains a resilient surface, 
but allows a portion of 
stormwater run-off to flow 
through and be harvested.

IMPERVIOUS COVER 
REMOVAL, previously 
constructed roadway 
infrastructure can offer 
opportunities to replace 
excess impervious surfaces 
with permeable planted 
areas.

Stormwater Mitigation
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What seems like an east-west strip of 
businesses is actually a series of  
commercial nodes at key intersections.

Businesses are located along two-thirds of the 
length of the Planning Study area.

Economic Vitality 

Where road is configured more like a highway 
(in the eastern section), there are less 
businesses. 

– Business Locations

Businesses are clustered at nodes where redevelopment has been contemplated. 



A higher household median income 
than Arlington as a whole by $21k per year.

A higher median home value
than the County as a whole by $117k.

A higher share of owner-occupied housing 
than the County as a whole (54% vs. 39%).

A larger average household size 
than County as a whole (2.32 vs. 2.09).

An 8% higher share of families with children under 18 than the County as a whole.

Roughly twice the share of families with children (under 18) N of I-66 as S of I-66

A higher percentage of households with access to two vehicles or more.  38

Market for Lee Highway Businesses

The Lee Highway market has:
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Summary Trade-offs and Considerations

Conditions and community priorities may differ along the corridor, which may lead to 
location dependent strategies and recommendations.

Redevelopment is a critical component of meeting PLH goals, but it can impact the 
way current businesses operate. 

Public infrastructure improvements (e.g. stormwater facilities, streetscapes, etc) may require 
enhanced coordination between the private and public sectors as well as public investment. 

Economic feasibility will shape what types and levels of redevelopment can occur. 

The corridor’s classification as a National Highway system route will inform 
the way in which Lee Highway changes to a Main Street environment. 

New residential  and commercial development needs to be in balance with schools, 
community facilities, services and amenities.


