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A Bold Vision

BOLDLY PLANNING FOR PEOPLE & POWER OF PLACE 2050: Resilient, Renewable, Re-energized

By 2050, Lee Highway will become a "Green Main Street" of vibrant neighborhoods, linking iconic local businesses, mixed-use 
activity nodes, sufficient and mixed housing supply and signature public spaces. Lee Highway will become a place that:

• Invites and enables safe and equitable access for all users, including pedestrians, bicyclists, transit riders, and motorists of
all ages;

• Provides a diverse housing supply that enables equitable access for people of all ages and income levels; 

• Builds environmental sustainability and resiliency: manages stormwater effectively; reduces energy demand in buildings; 
promotes mass transit and walkability; and achieves carbon neutrality in support of County policies;

• Promotes development that enhances the economic well being of the corridor through investments, jobs and a larger 
tax base;

• Provides community facilities and gathering spaces for all ages and income levels;

• Features inspiring architecture and landscapes designed and constructed to last for generations; and

• Celebrates, honors, and acknowledges its past, present, and future through vibrant public spaces, art, and culture.
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Livable Built Environment

Public Schools, Facilities and 
Open Spaces; Streetscapes 
as public spaces; Public art; 
History and culture
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Inspiration for Each Area
Area 2:
Main Street West

Area 4:
Main Street East

Area 5:
North Highlands/Lyon Village 
Transit-Oriented Neighborhood

Area 3:
Main Street central

Area 1:
EFC Transit-Oriented and Mixed-Use 
District
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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.

Public Realm – Existing Commercial Streetscapes

The commercial corridor is generally characterized 
by minimal tree cover, large surface parking lots, 
narrow sidewalks and constrained ROW.
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Area 3 and 4

Waverly Hills, Donaldson Run, Old Dominion, Glebewood, Waycroft Woodlawn
Cherrydale and Maywood 

4

3

Study Area
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Area 3: Aspirations*

Land Use, Economic Vitality and Housing
 more businesses (with more parking) and/or mixed-use at major intersections and along both sides of Lee Highway and Old Dominion Drive, west of N. 

Woodstock Street
 diverse housing types and increased densities in core areas and residential edges, including new opportunities for independent senior living

Public Spaces, Transportation and/or Urban Design
 Lee Heights Shops to continue to be the social hub of activity in this area and be complemented by new indoor and outdoor public gathering spaces and 

multi-use spaces in private buildings

Historic and Cultural Resources
 highlight history (buildings and stories) and culture in neighborhoods through art and tourism
 experience and expand the arts
 most distinctive attributes of their community in 2050 would be:

 its mix of height, scales and architectural forms and 
 the integrated connection to nature through lush greenery, open spaces, and natural stream valleys

*This is a summary of the community feedback to date.  For additional details and information, please refer to the Neighborhood Inspirations Report. 
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Area 3: Characteristics + Planning Influences
Transportation, Connectivity and Urban Design
 Segment of Lee Highway with narrowest right-of-way
 Pedestrians and cyclists feel unwelcome and vulnerable - narrow sidewalks, 

no buffer from moving traffic, no dedicated bike lanes
 Old Lee Highway, although numerous curb cuts, offers better environment for 

pedestrians – 2 lanes with slightly wider sidewalks and less vehicular traffic
 Left turn lanes only exist at the intersection with N. Glebe Rd.
 Intersection of Old Dominion Drive, Lee Highway and Old Lee Highway - high 

number of collisions
 Buildings are significantly setback with large surface parking areas in front 

and side yards or built along property line 
 Buildings have little or no relationship to street 
 Proximity and accessibility to metro is challenging, however, N. Utah Street, N. 

Stafford Street and N. Glebe Road provide access across I-66
 North of Lee Highway – strong east-west connectivity in some neighborhoods 

and very limited and difficult in others - parallel bike routes are not feasible
 South of Lee Highway – good east-west connectivity overall except in areas 

where long blocks prevent continuous connectivity - parallel bike routes 
somewhat challenging

Environment
 Core Areas - low tree canopy and high percentage of impervious surfaces due to 

parking lots
 Highly impervious commercial properties contribute significant run-off downstream 

into Windy Run, Donaldson Run, Lubber Run and Spout Run watersheds
 Waverly Hills, Waycroft Woodlawn and Cherrydale neighborhoods face particularly 

acute flooding challenges, because they receive most of run-off from core area
 Building Heights are typically low- to high-rise buildings (up to 10 stories)
 Variety of building forms, mass, heights and site configurations, combined with 

large expansive parking lots, result in poorly integrated and undefined public 
spaces

Development Potential
 Depth of core area is large and provides an opportunity to increase development 

density and height
 Core area is surrounded by single family neighborhoods, making transition of 

height and mass challenging in some parts
 West of N. Glebe Rd. - many small and shallow parcels along Lee Highway 
 East of N. Glebe Rd. – several large parcels with opportunities for infill and full 

redevelopment
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Area 3: Main Street Central

As stated in the Neighborhood Inspiration
Report, it is envisioned that the Lee Heights
shopping center will become a stronger
social and economic hub for its adjoining
communities. The revitalized shopping
center and surrounding commercial
properties, with its signature main street and
plazas, will be the main public gathering
space for the communities. This will be
ringed by an urban neighborhood with a mix
of low-, middle- and high-rise buildings. The
core area will be surrounded by its historic
neighborhoods and will be characterized by
its canopy of trees and lush green areas.

Inspiration for Design Concepts



Area 3: 2016 Vision Study Ideas

Observations and 
additional ideas:

• Realigning Old Dominion Dr. 
improves crossing safety 
and creates new 
development opportunities.

• Public park options 
proposed between the Lee 
Heights Shops and Old 
Dominion Dr. would require 
significant land acquisition

• Public space near Albemarle 
St. can help manage excess 
run-off. 



Area 3: 2016 Vision Study Ideas

Observations and additional ideas:

• The Lee and Glebe intersection has 
great potential to redevelop through 
larger projects that can transition 
well to surrounding neighborhoods. 
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Area 3: Scenario Analysis
Scenario A

Scenario B

Existing buildings New buildings Existing & new open Space

Overview:
• 3 distinct zones, each with unique challenges & opportunities:

• West of Glebe Road
• Glebe Road to Lorcom Lane and 
• East of Lorcom Lane

• Analysis tests development scenarios unique to these zones

Objective is to identify opportunities for: 

• Mixed-use development along Lee Highway;
• diversity of housing options, including affordable housing and housing 

for elderly;
• establishing a good transition (height and density) to avoid potential 

impacts to surrounding neighborhood
• enhancing Lee Highway to accommodate wider sidewalks, street trees 

and bike facilities;
• relieving pressure at key intersections and reducing curb cuts along Lee 

Highway to eliminate vehicular, pedestrian and bicycle conflicts (Vision 
Zero goal for no serious injuries or fatalities); 

• additional publicly accessible open spaces; 
• strengthening the Lee heights Shops and areas around it so that it 

continuous to be the social hub of activity; and  
• providing additional stormwater detention that will augment the 

underground detention vault that is being considered at Woodstock 
Park.

Disclaimer: plan is for illustrative purposes only to depict potential lot consolidation, 
placement of buildings, enhanced street network and location of new open spaces.  
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Area 3: Land use
Scenario A

Scenario B

Overview - West of Glebe Road:

Scenario A:
• With modest lot consolidation, parcels along Lee Highway can be 

either commercial or low- to moderate-scale multi-family.  
• Mixed use along Lee Highway may not be feasible.
• Single family residential lots behind commercial parcels can be 

two-family to low-scale multi-family.
Scenario B:
• With larger lot consolidation, parcels along Lee Highway and 

single family residential lots can be combined to encourage 
mixed-use development along Lee Highway, with low- to 
moderate-scale multi-family in residential edges.

Objective: 

• Mixed-use development
• diversity of housing options
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Area 3: Land use
Scenario A

Scenario B

Overview - Glebe Road to Lorcom Lane:

• Parcels along Lee Highway, can be either mixed use, commercial and/or multi-family.
• Traditional mixed use (commercial on ground floor, residential above):

• is more feasible in this area because parcels are larger; 
• should be encouraged around key intersections, yet, required only along specific streets and/or 

public spaces that define the center of activity for that node; and  
• should be allowed along Lee Highway, but not required, to allow market to deliver the goods and 

services that are in demand.
• Along portions of 20th Rd.:

• Scenario A proposes to convert single family residential lots into two-family to low-scale multifamily, 
whereas,

• Scenario B proposes moderate-scale multi-family,
to provide opportunities for additional density while serving as a transition to single family areas.

Objective: 

• Mixed-use development
• diversity of housing options
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Area 3: Land use
Scenario A

Scenario B

Overview – East of Lorcom Lane:

• Both scenarios propose moderate-scale infill development on multi-family parcels with large surface parking lots.
• Along portions of 20th Rd. and Old Lee Highway:

• Scenario A proposes to convert single family residential lots into two-family to low-scale multi-family, 
whereas,

• Scenario B proposes moderate-scale multi-family,
to provide opportunities for additional density while serving as a transition to single family detached areas.

Objective: 

• Mixed-use development
• diversity of housing options



M. E. Swing Coffee Roastery, Alexandria, VA

Examples of neighborhood scaled services and production and non-traditional uses that can activate ground floor flex space. 

Fresh Impact Farms, Arlington, VA

Ground Floor Spaces and Street Activation
Ground floor commercial and market adaptability should be encouraged by requiring development to build flexible ground floor spaces that can incorporate commercial 
uses over time.  However, other types of uses can also be encouraged to help activate and occupy commercial ground floors and diversify the mix of businesses.

Gather Coworking, Richmond, VA

Pet grooming + boarding

NOVA Labs Maker Space Reston, VA

Decentralized Data Centers
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Connectivity

Scenario A: West of Glebe Rd.

Example of half block consolidation and effect on streetscape - numerous 
curb cuts and inconsistent streetscape

Example of full block consolidation and effect on streetscape –
reduced number of curb cuts and consistent streetscape

Scenario B: West of Glebe Rd.
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Connectivity
Examples of standalone commercial development and auto-oriented uses that engage the street, placing parking (and drive-thru services) to the side or rear of the building.

*Design standards should be established to encourage a better integration of auto-oriented uses with proper street frontage and reduced curb cuts.
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Existing Street Existing Pedestrian / Cycle only

Connecting Area 3 + 4  [existing condition]

Existing Transit Route

Horizons
Apts.

Lee 
Heights

Old Dominion Dr.

21st St. N
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Existing Street
Proposed Street

Proposed Limited Access Street 
(buses only)

Existing and Proposed Pedestrian / Cycle only

Connecting Area 3 + 4  [Scenario A]

Existing and Proposed Transit Route

Proposed Alley/Service Road
Existing Alley/Service Road

Horizons
Apts.

Artis Senior 
Living

Lee 
Heights

Old Dominion Dr.

21st St. N
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Connecting Area 3 + 4  [Scenario B]

Horizons
Apts.

Artis Senior 
Living

Lee 
Heights

Old Dominion Dr.

21st St. N

Existing Street
Proposed Street Existing and Proposed Pedestrian / Cycle only

Existing and Proposed Transit Route

Proposed Alley/Service Road
Existing Alley/Service Road
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Area 3: Connectivity
Scenario A

Scenario B

Overview:

Analysis tests recommendations for improvements in 5 key locations:

1. Intersection of Old Dominion Drive, Lee Highway and Old Lee 
Highway 

2. Lee Heights Shops Area
3. East of Lorcom Lane - Parcels north of Old Lee Highway
4. East of N. Woodstock St.- Parcels south of Old Lee Highway
5. West of Glebe Rd.

1 2 3

1 2 3

4

Objective is to identify opportunities for: 

• enhancing Lee Highway to accommodate wider sidewalks, street trees and 
bike facilities and

• relieving pressure at key intersections and reducing curb cuts along Lee 
Highway to eliminate vehicular, pedestrian and bicycle conflicts (Vision Zero 
goal for no serious injuries or fatalities)

5

* *

* *

*Stormwater detention/retention overlay

*
*



• Realigning Old Dominion to cross Lee Highway and connect to 20th Rd N to better connect north and south and improve intersection
• Reclaiming western end of Old Lee Highway (west of N. Woodrow St.) as publicly accessible open space with access for buses only
• Potential lot consolidation

• New publicly accessible open space

• Potential stormwater detention/retention area * 23

Area 3: Connectivity

1 Overview – Intersection of Old Dominion Drive, Lee Highway 
and Old Lee Highway:

• Both Scenario A and B propose to reconfigure the intersection by realigning Old 
Dominion Dr. and reclaiming the western end of Old Lee Highway as open 
space. 

• In both scenarios, realignment of Old Dominion Dr.: 
• improves connectivity between neighborhoods north and south of Lee 

Highway.
• helps slow down traffic by forcing cars to stop at a light, before making a 

right turn onto Old Dominion Dr., which makes crossing Old Dominion Dr. 
difficult.

• In Scenario A, the western end of Old Lee Highway (west of N. Woodrow St.) is 
reclaimed as open space with access limited to buses only.

Scenario A



• Narrow portion of Old Lee Highway between N. Woodrow St. and N. Woodstock St. and maintain access for buses and cars. 
• Potential lot consolidation

• New publicly accessible open space

2
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Area 3: Connectivity
Overview – Lee Heights Shops Area:

• Scenario A proposes to:
• narrow Old Lee Highway, between N. Woodrow St. and N. Woodstock St. (4 lanes to 2 lanes);  
• maintain access for buses and cars; 
• provide parallel parking on both sides (back-out parking on the south side creates an unsafe 

environment for vehicles exiting the Lee Heights Shops); and
• reallocate extra right-of-way to parcels on north side to provide additional depth for ground floor 

uses.
• Scenario A assumes the parcels north of the Lee Heights Shops are consolidated and redeveloped as 

mixed use (with retail on the ground floor and residential above).  Consolidation creates:
• opportunities for a consistent streetscape (with no curb cuts) along both sides of Old Lee 

Highway, that is walkable and activated at all hours of the day, and  
• a coherent development with shared structured parking and minimal curb cuts along Old 

Dominion Dr. 

Scenario A

B

A
Buses and Cars



Scenario B

1

• Realigning Old Dominion to cross Lee Highway and connect to 20th Rd N to better connect north and south and improve intersection
• Reclaiming western end of Old Lee Highway (west of N. Woodrow St.) as publicly accessible open space
• Extension of 21st St. N to establish parallel network for buses and cars
• New service road
• Potential lot consolidation
• New publicly accessible open space

• Potential stormwater detention/retention area * 25

Overview – Intersection of Old Dominion Drive, Lee Highway and 
Old Lee Highway:

• In Scenario B, the western end of Old Lee Highway (west of N. Woodrow St.) is 
reclaimed as open space and access for buses and cars is rerouted to a new parallel 
street (extension of 21st St. N):

• Old Lee Highway is a cut-through street to connect to the Cherrydale 
Neighborhood District and beyond to I-66 and DC region. 

• Current alignment of roads encourages drivers to speed as they enter Old Lee 
Highway, which creates an unsafe environment for vehicles exiting the Lee 
Heights Shops.

• Outside of its quaint sidewalk cafes and shops, environment around the Lee 
Heights Shops is hostile for pedestrians.  

• By removing the western end of Old Lee Highway, area around the Lee Heights Shops 
has a greater chance of becoming a walkable mixed use environment.

21st St. N 
extension

Area 3: Connectivity



Cars only
(Old Lee Hwy.)

1 2

4

3

• Redesign portion of Old Lee Highway between N. Woodrow St. and N. Woodstock St. as a narrower street without a curb, to enable the street to 
function like a plaza during special events, with access to cars only 

• Potential lot development

• New publicly accessible open space

• Potential stormwater detention/retention area * 26

Area 3: Connectivity

2

21st St. N

Overview – Lee Heights Shops Area:
• Scenario B proposes to:

• narrow Old Lee Highway, between N. Woodrow St. and N. Woodstock St. (4 lanes to 2 lanes);  
• design Old Lee Highway without a curb, to enable street to function as a plaza during special events; 
• limit access to cars only; 
• maintain back-out parking on south side, since western end of Old Lee Highway (west of N. 

Woodrow St.) will not have access for buses or cars; and
• reallocate extra right-of-way to parcels on north side to provide additional depth for ground floor 

uses.
• Scenario B assumes parcels north of the Lee Heights Shops are NOT consolidated:

• Parcels are small and irregular in shape - difficult for each lot to provide retail on ground floor along 
Old Lee Highway.   

• Scenario B proposes to improve the intersection of Lorcom Lane and Old Dominion Dr. by disconnecting 
the south portion of Lorcom Lane and extending N. Woodstock St. north to Old Dominion Dr.

Scenario B



Horizons 
Apartments 

Future Artis
Senior Living 

Facility

3
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Area 3: Connectivity
Overview – East of Lorcom Lane:

• Both Scenario A and B propose to:
• add service roads and greenways through the large blocks north 

of Old Lee Highway to enhance pedestrian, bicycle and vehicular 
connectivity, and

• extend N. Taylor St. to provide additional connectivity to Old 
Dominion Dr. and reduce pressure along Old Lee Highway.

Scenario A and B

• Improve internal vehicular connectivity north of Old Lee Hwy. 
to reduce curb cuts on Old Lee Hwy. and Old Dominion Dr.

• At Horizons Apartments site:
• provide a parallel network between N. Thomas St. and N. 

Taylor St., and 
• extend N. Taylor St. to provide additional connectivity to 

Old Dominion Dr. and relieve pressure on Old Lee 
Highway

• New pedestrian/bicycle connection
• Potential lot consolidation

• New publicly accessible open spaces on Lorcom Lane, Old Lee 
Highway and at approved Artis Senior Living Facility site
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Overview – East of N. Woodstock St.:

• Scenario B proposes to add service roads south of Old Lee Highway to 
improve internal vehicular connectivity and reduce curb cuts on Old Lee 
Highway.

• Improve internal vehicular connectivity south of Old Lee Hwy. to 
reduce curb cuts on Old Lee Hwy.

• Potential lot consolidation 

• New publicly accessible open spaces on Lorcom Lane, Old Lee 
Highway and at approved Artis Senior Living Facility site

4

Scenario B

Area 3: Connectivity
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Overview – West of Glebe Rd.:

• Scenario B proposes additional 
connectivity at key intersections, as well 
as, an enhanced parallel network through 
larger parcel consolidation. 

• Larger parcel consolidation provides 
opportunities to:
• accommodate wider sidewalks, street 

trees and bike facilities along Lee 
Highway and establish a uniform and 
cohesive streetscape;

• establish a parallel network to improve 
neighborhood access to existing 
commercial areas and relieve pressure 
at key intersections; and 

• provide interconnectivity between 
adjoining parcels to reduce curb cuts 
along Lee Highway and eliminate 
vehicular, pedestrian and bicycle 
conflicts (Vision Zero goal for no 
serious injuries or fatalities). 

Scenario B

Area 3: Connectivity

5

• Extend 22nd Rd. N to improve 
connectivity, reduce curb-cuts along 
Lee Highway and reduce pressure 
on key intersections 

• New service road
• Potential lot consolidation

• Existing park at Langston

Langston 
Brown 
Secondary 
Program/ 
Community 
Center
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EXISTING 
CONDITION

PROPOSED 
CONDITION

TRANSIT / HOV
PRIORITY (peak times 

on both sides)

FLEX ZONES

ON STREET 
PARKING

Preliminary Lee Highway Streetscape Proposals

20ft.

20ft.

50ft
(including gutter).

Improvement summary:
Change to existing condition- remove median, move in curbs, 
Pedestrian- wider sidewalks, street trees, lighting
Bicycle- protected bike lanes at sidewalk elevation
Transit – consider bus/HOV priority in outer lanes at peak 
Vehicular- 2 travel lanes in each direction
R.O.W.- Transforming Lee Highway into complete streets will require 
partnerships with land owners to achieve expanded sidewalks and bicycle 
infrastructure, flex zone and/or parking.

Approx. 10’ min. needed on both sides in narrow 
r.o.w. conditions

Area 3

Note: illustrations of proposed condition are preliminary and depict a few of the 
potential solutions for providing equitable access to all modes of travel along the 
corridor.



EXISTING 
CONDITION

PROPOSED 
CONDITION
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Preliminary Old Lee Highway Streetscape Proposals

10ft.

10ft. 

34 ft.
(including gutter)

Improvement summary:
Change to existing condition- move out curbs
Pedestrian- street trees, lighting
Bicycle- bike lanes at street elevation (not critical to network); bike lanes may not be feasible everywhere 
unless there is substantial redevelopment. 
Vehicular- 1 travel lane in each direction
R.O.W.- Transforming Lee Highway into complete streets will require partnerships with land owners to achieve 
expanded sidewalks and bicycle infrastructure, flex zone and/or parking

Approx. 7’ min. needed on both sides 
in narrow r.o.w. conditions

Area 3

Note: illustrations of proposed condition are preliminary and depict a few of the 
potential solutions for providing equitable access to all modes of travel along the 
corridor.
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Area 3: Public spaces
Scenario A Overview:

• Scenario A and B propose to enhance existing public open spaces 
along Lee Highway.  

• In both scenarios, space along N. Taylor St. will be built as part of 
approved Artis Senior Living Facility development.

• Scenario A:
• Four new publicly accessible open spaces are proposed as part of 

redevelopment.
• Two new spaces on Albemarle would be located at the top of the 

watershed. One of the spaces is proposed to provide underground 
detention, to mitigate impact of runoff downstream and augment 
underground detention vault that is being considered at Woodstock 
Park.

Objective: 

• Provide additional publicly accessible open spaces;
• Strengthen the Lee heights Shops and areas 

around it so that it continuous to be the social hub 
of activity; and  

• Provide additional stormwater detention that will 
augment the underground detention vault that is 
being considered at Woodstock Park.

Lee 
Heights

Artis*

*Stormwater detention/retention overlay

*
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Area 3: Public spaces
Scenario B

Overview:

• Scenario B:
• Several new publicly accessible open spaces are proposed along 

Lee Highway and Old Dominion Drive, as part of redevelopment 
along ridge.  

• Like Scenario A, two new spaces on Albemarle would be located at 
the top of the watershed. One of the spaces is proposed to provide 
underground detention.  In Scenario B, additional spaces are also 
proposed along 20th Rd. N. to provide extra underground 
detention to mitigate impact of runoff downstream and augment 
underground detention vault that is being considered at Woodstock 
Park.

• Space across Lee Heights Shops is proposed to be a narrow street 
that is designed without a curb to enable street to function like a 
plaza on special events.

Lee 
Heights

Objective: 

• Provide additional publicly accessible open spaces;
• Strengthen the Lee heights Shops and areas 

around it so that it continuous to be the social hub 
of activity; and  

• Provide additional stormwater detention that will 
augment the underground detention vault that is 
being considered at Woodstock Park.

Artis*
*

*Stormwater detention/retention overlay

*
*



Public space + runoff detention
Overview:

• Scenario A and B propose to enhance the existing 
public open spaces along Lee Highway.  

• In Scenario A, no new publicly accessible open spaces 
are proposed as part of redevelopment.

• In Scenario B, several new publicly accessible open 
spaces are proposed as part of redevelopment, through 
larger parcel consolidation

Fourth Ward Park, Atlanta, GATanner Springs Park, Portland, OR

Examples of activated public spaces that 
also detain run-off. Runoff can also be 
stored below grade in vaults. 
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Area 3: Building heights
Current Building Height Standards 
for By-Right Development:

• Commercial zoning (i.e. C-1, C-2) – up to 
3 or 4 stories (35’ and 45’)

• Multi family zoning (i.e. RA 8-18, 6-15) –
up to 4 or 6 stories (40’ and 60’)

• Single family zoning (i.e. R-6) – up to 3 
stories (35’)

Additional height for properties along Lee 
Highway may be needed to accommodate 
parking and encourage improvements to the 
corridor.   

Objective: 

• establish a good transition (height and density) to avoid potential impacts to surrounding neighborhood

Proposed Building Height Standards: 

• General recommendations for additional height are preliminary and are be based on establishing good 
transitions and achieving desired community improvements overall (i.e. Lee Highway improvements, 
stormwater management, major intersection improvements, street grid expansion, publicly accessible open 

spaces and greater affordability contributions)

• Additional consideration for historic structures will be determined in the next step of the scenario analysis 
(with community input),  which may ultimately change the preliminary recommendations for height.

• Maximum allowable heights will not be granted automatically - subject to Site Plan process and County 
Board review and approval

Urban Design Tools to integrate new density and transition heights sensitively: 

• Increased setbacks
• Landscape buffers
• Trees
• Open spaces 
• Alleys/service roads
• Tapering of heights 
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Area 3: Building height transitions

Examples of mid-block 
transitions between 
redevelopment and 
existing homes. 

Example of larger lot 
consolidation with 
transition at the street.



37

Area 3: Building heights
Scenario A

Scenario B

Overview – West of Glebe Rd.:

• Scenario A proposes:
• Up to 7 stories of height on the north side of intersection of 

Glebe and Lee Highway transitioning down to 5 stories
• Up to 5 stories of height for parcels along Lee Highway; and
• Up to 4 stories of height for single family residential lots 

behind commercial parcels.
• Scenario B proposes:

• up to 7 stories of height for parcels along Lee Highway 
transitioning down to 5 stories; and

• Up to 4 stories of height for single family residential lots 
behind commercial parcels.

• With larger lot consolidation, development can be controlled and 
there are more opportunities for establishing smooth height 
transitions and avoiding impacts to single family homes. 

Lee 
Heights

Lee 
Heights

* *

*
*

*Stormwater detention/retention overlay

*Proposed maximum heights are preliminary and may change throughout the planning process

*
*



*Proposed maximum heights are preliminary and may change throughout the planning process
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Area 3: Building heights

Scenario B

Overview – Glebe Rd. to Woodstock St./Lorcom:

Lee 
Heights

Lee 
Heights

• Scenario A & B proposes up to 7 stories of height for parcels on 
both sides of Lee Highway, whereas, Scenario B proposes 
between 7 and 10 stories of height for parcels on the south 
side.

• Scenario B proposes more height on the south side of Lee 
Highway in order to encourage:

• realignment of Old Dominion,
• additional street grid, and
• the development of the proposed linear green which is 

needed to provide additional underground stormwater 
detention along 20th Rd. N.

• Both scenarios propose up to 4 stories on the south side of 
20th Rd. N.

* *

*
*

*Stormwater detention/retention overlay

*
*

Scenario A



*Proposed maximum heights are preliminary and may change throughout the planning process
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Area 3: Building heights
Scenario A

Scenario B

Lee 
Heights

Lee 
Heights

Overview – East of N. Woodstock St./Lorcom Lane:

• North of Old Lee Highway, both scenarios propose up to 10 stories of height in certain areas that already 
have tall buildings and where infill development is feasible (like Horizons apartments site) 

• South of Old Lee Highway:
• Scenario A does not assume major lot consolidation and proposes up to 7 stories along Lee Highway 

tapering down to 4 stories along the single family edges and as you approach Cherrydale
• Scenario B assumes major lot consolidation and proposes between 7 and 10 stories also tapering 

down to single family edges and Cherrydale
• Scenario B proposes more height south of Old Lee hwy. to encourage connectivity that is parallel to 

the road, reducing the number of curb cuts along Old Lee Highway.   

* * *
*

*

*Stormwater detention/retention overlay

*

Horizons

Horizons



Area 3: Lee Heights Shops

Examples of new development on or 
adjacent to existing retail/commercial 
buildings

What do you like about the Lee Heights Shops?

• Urban experience – building along street edge
• Outdoor seating area

• Awnings
• Corner roof sign

• Mix of businesses
• Old Lee highway façade

• Scale of building (1 story)
• Accessibility by foot
• Accessibility by car and parking on-street

Adams Morgan, DC Connecticut Ave., DC

Connecticut Ave., DC Shirlington., Arlington

40



Scenario A: Scenario B:

Land Use West of Glebe Rd. (modest lot consolidation):
• Parcels along Lee Highway can be either commercial or low- to moderate-scale multi-

family.
• Single family residential lots behind commercial parcels can be two-family to low-

scale multi-family.

East of Glebe Road:
• Parcels along Lee Highway can be either mixed-use, commercial or multi-family.
• Single family along 20th Rd. can be two-family to low-scale multifamily
• Moderate–scale multifamily infill east of Lorcom Lane/Woodstock St. 

West of Glebe Rd. (larger lot consolidation):
• Parcels along Lee Highway and single family residential lots can be combined to 

encourage mixed-use development along Lee Highway, with low- to moderate-scale 
multi-family in residential edges.

East of Glebe Road:
• Parcels along Lee Highway can be either mixed-use, commercial or multi-family.
• Single family along 20th Rd. can be moderate-scale multi-family
• Moderate–scale multifamily infill east of Lorcom Lane/Woodstock St. 

Connectivity • Reconfigure Old Dominion intersection by realigning Old Dominion Dr. and reclaiming western end of Old Lee Highway as open space. 
• East of Lorcom Lane: add service roads and greenways through large blocks to enhance pedestrian, bicycle, vehicular connectivity, and extend N. Taylor St.

• Western end of Old Lee Highway (west of N. Woodrow St) is reclaimed as open 
space with access to buses only.

• Old Lee Highway, between N. Woodrow St. and N. Woodstock St.:
• narrows road (4 lanes to 2 lanes)
• maintains access for buses and cars
• provides parallel parking on both sides
• reallocates extra right-of-way to parcels on north side to provide additional depth 

for ground floor uses

• Western end of Old Lee Highway is reclaimed as open space and access for buses and 
cars is rerouted to a new parallel street (extension of 21st St. N).

• Old Lee Highway, between N. Woodrow St. and N. Woodstock St.:
• narrows road (4 lanes to 2 lanes)
• designs Old Lee Highway without a curb, to enable street to function as a plaza during 

special events
• limits access to cars only 
• maintains back-out parking on south side 
• reallocates extra right-of-way to parcels on north side to provide additional depth for 

ground floor uses
• improves intersection of Lorcom Lane and Old Dominion Dr. by disconnecting south 

portion of Lorcom Lane and extending N. Woodstock St. north to Old Dominion Dr.
• adds service roads south of Old Lee Highway to improve internal vehicular connectivity 

and reduce curb cuts on Old Lee Highway
• West of Glebe Rd.: proposes additional connectivity at key intersections, as well as, an 

enhanced parallel network through larger parcel consolidation

Public Space and 
Run-off Detention

• Four publicly accessible open spaces
• Stormwater detention along Albemarle Street

• More than four publicly accessible open spaces
• Stormwater detention along Albemarle Street and 20th Rd. N
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Area 3: Scenario Comparison



Scenario A: Scenario B:

Building Heights • Minimal increase in height/density to spur private investment and contribution 
to site improvements and some affordability

• Additional increase in height/density to spur additional community improvements from 
private investment in key locations (Lee Hwy. improvements, stormwater management, 
major intersection improvements, street grid expansion, publicly accessible open spaces 
and greater affordability contributions)

Business Clustering • Clusters new commercial activity near the Glebe Rd. intersection and 
accommodates more stand-alone office space

• Provides broad opportunity for retail space within mixed-use projects along Lee Highway. 

Aging-in-place • Area 3 is well situated for aging-in-place. Both scenarios provide a variety of Multi-family or mixed-use residential options with proximity to neighborhood services, public space 
and connectivity to the R-B corridor. 

Affordable Housing • Both scenarios create opportunities for preserving existing MARKs through increased density in significant infill of multi-family development.  
• Redevelopment provides greater opportunity to integrate affordable housing models within larger multi-family and mixed-use developments. 
• Due to the scale of those projects, there is a greater potential to meet a variety of price-points. 

Diverse Housing Options • Both scenarios provide opportunities to integrate housing types that transition to lower density residential uses in single-family edges

Historic and Cultural 
Resources

• Both scenarios provide opportunity to interpret significant events, individuals and or non-extant structures through redevelopment or in publicly accessible spaces. 
• Both scenarios illustrate how significant structures relevant to the African American business district west of Glebe Rd. can be integrated with neighborhood-commercial use at 

the ground level. 
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Area 3: Scenario Comparison
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Area 4: Aspirations

Land Use, Economic Vitality and Housing
 implementation of Cherrydale Revitalization Plan
 multi-story, higher density and mixed-use buildings along Lee Highway and incentivizing production of affordable units in exchange for density 

(different viewpoints on height of new buildings)
 some support for additional mixed-use development in areas outside Cherrydale Revitalization District boundary
 public parking off-street, as well as on street along Lee Highway, to support existing and new businesses
 some support for increasing residential density, as well as, expanding commercial zoning areas (for many of the parcels along Lee Highway are 

shallow) to support new local businesses

Public Spaces, Transportation and/or Urban Design
 additional improvements to Five Point intersection for safety
 expanding Cherrydale Park and improving accessibility and visibility from Lee Highway

Historic and Cultural Resources
 recognizing and highlighting historical importance of area’s historic resources and in exploring how “streetcar suburb” identity could be adapted 

for modern urban living through high-performing transit service, mixed use and residential densification
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Area 4: Characteristics + Planning Influences

Transportation, Connectivity and Urban Design
 Segment of Lee Highway with best configuration and 

streetscape design (wider sidewalks, street trees, on-street 
parking and dedicated bike lanes in most areas) - most 
people feel safe to walk and cross

 Left turn lanes are interspersed with medians
 Five Points intersection has unresolved issues
 Most buildings are closer to street edge and help to frame 

street, contributing to urban village feel
 Proximity and accessibility to metro is challenging, however, 

N. Quincy and N. Monroe Streets provide access across I-66
 North of Lee Highway – strong east-west connectivity -

parallel bike routes feasible
 South of Lee Highway – good east-west connectivity overall 

except in areas where long blocks prevent continuous 
connectivity - parallel bike routes somewhat challenging

Environment
 Revitalization District area has low tree canopy and high percentage of 

impervious surfaces due to parking lots
 Existing flooding and stormwater challenges in Cherrydale on north side 

of Lee Highway and south, along I-66, due to run-off from most of core 
area in Waverly Hills neighborhood

 Building Heights are typically low-rise buildings (up to 5 stories)
 Historic commercial buildings and new mixed-use buildings in 

Revitalization District have human scale and desirable urban form
 Other buildings in District have human scale but no desirable urban 

form

Development Potential
 Depth of Revitalization District area is small and provides less 

opportunity to increase development density and height
 District is surrounded by single family neighborhoods, making transition 

of height and mass more challenging
 Along Lee Highway - mostly small and shallow parcels
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Area 4: Main Street East
As per the Cherrydale Revitalization Plan,
Cherrydale and Maywood will continue to
evolve into a cohesive, vibrant and
walkable mixed-use and commercial area.
The 5-point intersection will be
reconfigured and this area will experience
safer street crossings and improved
pedestrian and cycle access to Metro and
nearby parks and trails.

Cherrydale, Maywood

Inspiration for Design Concepts
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Area 4: 2016 Vision Study Ideas
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Area 4: 2016 Vision Study Ideas
Observations and additional ideas:

• Previous ideas encumber private land and surround new 
public space with roadways. 

• Multi-modal circulation through the 5 points intersection 
becomes circuitous and potentially creates challenges to 
safely moving the current and future volume of 
pedestrian, cycle, transit and vehicular traffic. 
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EXISTING 
CONDITION

TRANSIT / HOV
PRIORITY

(on both sides)

Preliminary Old Dominion Dr. Streetscape Proposals

PROPOSED 
CONDITION

10 ft.

18 ft.

50 ft  
(including gutters).

Improvement summary:
Change to existing condition- remove median, move in northern curb 
Pedestrian- street trees, lighting on north side
Bicycle- protected shared use path on northern side
Transit – consider bus/HOV priority in outer lanes at peak 
Vehicular- 2 travel lanes in each direction
R.O.W.- Transforming Lee Highway into complete streets will require partnerships with land owners on northern 
side to achieve expanded sidewalks and bicycle infrastructure.

Area 4

Note: illustrations of proposed condition are preliminary and depict a few of the potential solutions for 
providing equitable access to all modes of travel along the corridor.
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EXISTING 
CONDITION

FLEX ZONES

TRANSIT / HOV
PRIORITY

(on both sides)

Preliminary Lee Highway Streetscape Proposals

POPOSED 
CONDITION16’

8 -10’

69 ft  
(46’ lanes + (2) 5’ bike lanes + 2’ buffer + 
7’ parking + gutters).

Improvement summary:
Change to existing condition- remove median west of N. Monroe St. 
Pedestrian- enhance planting areas
Bicycle- buffered bike lane on northern side
Transit – consider bus/HOV priority in outer lanes at peak 
Vehicular- 2 travel lanes in each direction
R.O.W.- Transforming Lee Highway into complete streets will require partnerships 
with land owners to achieve flex zones.

Area 4

Note:  Parking can be removed to provide wider buffer for bikes on both sides. 

Note: illustrations of proposed condition are preliminary and depict a few of the potential solutions for 
providing equitable access to all modes of travel along the corridor.
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Area 4: Transportation and Open Space Improvements

Objective is to identify opportunities for: 

 Additional improvements to Five Point intersection to improve access and 
safety for bicycles, pedestrians and vehicles (Vision Zero goal for no serious 
injuries or fatalities). Analysis tests options for the reconfiguration of 
intersection.

 Improving accessibility and visibility to Cherrydale Park from Lee Highway.
 Provide opportunities for additional publicly accessible open spaces and 

stormwater detention
• Providing a parallel network through larger parcel consolidation. 

Larger parcel consolidation provides opportunities to:
• accommodate wider sidewalks, street trees and bike facilities along Lee 

Highway and establish a uniform and cohesive streetscape;
• improve neighborhood access to existing commercial areas and relieve 

pressure at key intersections; and 
• provide interconnectivity between adjoining parcels to reduce curb cuts 

along Lee Highway and eliminate vehicular, pedestrian and bicycle conflicts.

Note:  Given the existing planning guidance for Cherrydale, scenarios for Area 
4 focus on transportation and open space improvements to achieve a cohesive 
planning approach for these corridor-wide elements.

Toyota

Brown’s

County
-owned

Cherrydale Fire 
Station

*

*

*Stormwater detention/retention overlay

*
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Overview: 

• Disconnect two streets from Five Points intersection (frontage 
road on north side of Lee Hwy. and N. Quebec St), simplifying it 
to an intersection between three streets

• Create new social gathering spaces (with stormwater detention) 
and promote development around them at Brown’s Honda, 
Safeway and County-owned site.

• Expand Cherrydale Park
• Create parallel road network on south side of Lee Highway to 

break long blocks. 
• Create parallel road network on north side of Lee Highway 

(behind commercial properties) from N. Monroe St to Military 
Rd. to relieve pressure at intersection, provide interconnectivity 
between adjoining parcels, reduce curb cuts along Lee Highway 
and eliminate vehicular, pedestrian and bicycle conflicts.

Brown’s 
Honda

Parallel network

Greenway to 
Cherrydale Park

Cherrydale Fire 
Station*

*Stormwater detention/retention overlay

N. Quebec St.

Frontage Rd.

Area 4: Transportation and Open Space Improvements
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Current Building Height Standards for 
By-Right Development:

• Commercial zoning (i.e. C-2: up to 4 stories, 45’; 
CO 1.0: up to 5 or 6 stories)

• Multi family zoning (i.e. RA 14-26, 8-18) – up to 3 
or 4 stories (35’ and 40’)

• Single family zoning (i.e. R-6) – up to 3 stories 
(35’)

Note: Thru the Site Plan approval process, C-2 properties in the 
Cherrydale Special Revitalization Area, are allowed:
• up to 6 stories (not including mechanical penthouses) and 
• up to an additional 0.5 FAR (total of 2.0) for mixed use 

buildings only. (Includes a requirement for retail on ground 
floor and undergrounding of utilities)

An additional 1 story of height (for a total of 7 
stories), for C-2 properties, may be needed to 
implement the recommended transportation, open 
space and stormwater improvements.   

Implementation Tools: 

• As part of the planning team’s assessment of the transportation and open space improvements, ideas for 
implementation will also be considered, which could include reevaluating the existing planning guidance for 
the specific areas, and adjacent properties, where the improvements are identified. 

• For example, recommendations for an additional 1 story of height may be considered for C-2 properties, 
where new development:

• establishes good transitions; 
• achieves desired community improvements; and 
• supports the underlying goals of the Cherrydale Revitalization Plan.

• Maximum allowable height (for a total of 7 stories) will be determined with input from the community, in 
Area 4, and will not be granted automatically - subject to Site Plan process and County Board review and 
approval.

Urban Design Tools to integrate new density and transition heights sensitively: 

• Increased setbacks
• Landscape buffers
• Trees
• Open spaces 
• Alleys/service roads
• Tapering of heights 

Area 4: Building Heights
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Implementation and trade-offs
IMPLEMENTATION

Base level – built around private investment and contribution to site improvements and some affordability

Additional incentive – more height/density to spur additional community improvements from private investment in key locations (Lee Highway 
improvements, stormwater management, publicly accessible open spaces, major intersection improvements, street grid expansion, and greater 
affordability contributions)

Anticipate County investment in larger stormwater, transportation and infrastructure improvements

TRADE-OFFS

Building Heights
Building heights driven by economically viable development and desired public improvements (i.e., streets, biophilic attributes, stormwater strategies, 
pervious surface, affordable housing, etc.)

Extent of Change
Core and edge areas

Change at the Edge
Integrate housing types that transition to lower density residential uses in single-family edges

Complete Streets
Transforming Lee Highway into complete streets (safe, convenient and comfortable experience for all modes) will require partnerships with land owners to 
achieve expanded sidewalks and bicycle infrastructure

Businesses
Achieving goal for redevelopment with mixed and complementary uses could impact and displace some existing auto-oriented businesses.  While 
adding additional residents can benefit neighborhood-serving businesses, it may take a while for density to fill in.



Data Factors for Scenario Evaluation
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• # of Dwelling Units

• Non-residential floor area

• Population

• Jobs

• Length of improved or new streets

• Land acreage for commercial, residential, mixed use, public and open space

• Net change in impervious and permeable areas

• Stormwater Detention/Retention Overlay areas on open spaces

• Tree canopy coverage

• Preservation/Creation of Housing affordability (MARKs and CAFs)
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Next Steps in developing Preliminary Concept Plan
Mobility – Complete transportation modeling (streets and intersections) by mode + Coordinate 
with VDOT

Schools – Coordinate with APS to evaluate changes in student enrollment; identify future 
school models

Public facilities – Clarify preferred concept for public properties; identify future opportunities for 
public/private partnerships if new public facilities are needed; clarify future library concepts; 
identify options for providing core support services on public land. 

Open spaces – Work with DPR to differentiate use and character within in key proposed open 
spaces

Housing – Evaluate achievement of AHMP affordability goal (2,500 unit target) and identify 
opportunity areas to increase affordability and related tradeoffs; Clarify housing type diversity 

Cultural resources- Describe framework for varying levels of preservation + interpretation on key 
properties based on significant stories, people, events and the eclectic architecture of Lee 
Highway.
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