
The Future of 
Langston Blvd

Land Use Scenario Analysis and Neighborhood Area Concepts
This document includes a summary of the feedback received for the entire 
corridor by topic.  It also includes an appendix with a summary of the 
feedback by neighborhood area.  Raw data collected can be found on the 
project website.

The feedback was collected during the neighborhood area meetings, 
through an online survey and via email.

Arlington, VA

Summary of Community Feedback on:



April-June 2021 Engagement
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 Small group discussions with CA presidents/reps

 6 neighborhood area meetings to present and gather feedback on scenario analysis (Approx. 590 participants)

 Online survey (125 respondents)

 Continued to accept feedback via email until 8/3
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A Bold Vision

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

By 2050, Langston Boulevard 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. Langston Boulevard will 
become a place that:

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

• Provides a diverse housing supply; 

• 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;

• 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...

…for people of all races, ages, abilities and income levels.
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Neighborhood Priorities

Note: Area groupings reflect the same groupings used to present concept ideas in April-June 2021

Priority Ranking by Area (“1” being the highest)

Corridorwide Objectives (Bold Vision) Area 2 Areas 3 and 4 Areas 1 and 5

Safe and equitable access on Langston 
Boulevard for all users 

2 1 2
Diverse housing supply 6 3 3
Environmental sustainability and resiliency 1 2 1
Economic wellbeing 4 2 4
Community Facilities 3 4 5
Inspiring architecture and landscapes 5 5 6
Celebrates, honors, and acknowledges its 
past, present, and future

7 6 7

Survey Question on Bold Vision:

Please rank the corridor‐wide objectives from most important (1) to least important (7).
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 Evolve from “highway” to “main street” in more locations

 Establish a walkable network of complete streets and multi-modal access 

 Strengthen the publicly accessible space network [emphasizing implementation by private 

sector]

 Establish multiple neighborhood oriented mixed-use nodes and social hubs 

 Preserve and enhance affordability + diversity of housing options 

 Integrate housing types that transition to lower density residential uses in single-family edges

 Building form, density and height planned in context + to achieve public improvements

 Equity integrated throughout all key planning elements

 Reduce downstream flood risk

Goal:  encourage reinvestment through redevelopment to realize goals  
(i.e., new choices for property owners to pursue change beyond by right allowances)

Corridor-wide Concepts
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Neighborhood Priorities

Survey Question on Community Improvements and Benefits:

Based on previous community input, numerous potential community improvements could be achieved with 
future redevelopment by private property owners, in exchange for increased density/height above those 
levels permitted with existing by‐right zoning.  The preliminary ideas conveyed in the scenarios could allow 
for achievement of some combination of these improvements, depending on the degree of change from by‐
right density/height levels.  

Help us understand your priorities about community improvements and benefits.

Rank the top 10 community improvements and benefits to achieve in this area, using most important (1) to 
least important (10).  Use the "other" box below to indicate any additional improvements or benefits you 
think should be considered…



Neighborhood Priorities
Priority Ranking by Area (“1” being the highest)

Community Improvements and Benefits Area 2 Areas 3 and 4 Areas 1 and 5

Bicycle Lanes 6 12 5
Pedestrian Facilities (i.e. north-south pedestrian crossings of Langston Boulevard, wider 
sidewalk widths and enhanced streetscapes, HAWK Pedestrian Crossing 

1 2 4

Transportation Improvements (i.e. bus shelters, bicycle parking, Capital Bike share facilities, 
electric vehicle charging stations, micro-transit or circulator

9 7 7

Reduced/consolidated driveway entrances along Langston Boulevard frontage 12 13 13
Street Grid Improvements (i.e. construction of new streets or reservation of space for future 
street, pedestrian, or bike connections to improve access

10 11 11

Affordable Housing (low- to moderate-income levels) 8 5 2
Storm Water Infrastructure (i.e. detention vaults, bio-retention street improvements, pervious 
pavement)

5 4 8

Tree preservation, replacement and planting 3 6 6
Green Building Design and Certification 7 3 3
New publicly accessible open spaces 2 1 1
Meeting rooms and other indoor spaces for public use 14 9 9
Underground parking and/or screened parking lots/garages 11 13 14
Undergrounding of Utilities 4 8 12

Public Art 13 10 10 7
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Land Use
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Key areas of support:

• More density, if committed affordable 

units are required (in all areas except 

Area 2)

• Missing middle in some SF areas and 

evaluating forms (JM Langston, 

Waverly Hills)

• Mixed use (in all areas except Area 2 

in limited locations only)

• Flexibility of ground floor uses

SF: single family 
MF: multi family

Key areas of concern:

• Commercial or mixed-use development encroaching residential areas 

• Consolidating SF lots with Langston Blvd frontage properties to achieve 

mixed use/greater density 

• Planning SF areas for greater residential density /missing middle forms

• Loss of existing affordable MF (MARKs), due to redevelopment

• Adding affordable housing in certain neighborhoods

• Property values going up or down

• Character changing (suburban to urban and SF to MF)

• Losing small businesses



Transportation and Connectivity
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Key areas of support:

• Increasing transit ridership and 

experience

• Accommodating all modes (in all 

areas except Area 2) along 

Langston Blvd

• Key intersection improvements 

• Flexibility with location/alignment 

of new streets/connections

SF: single family 
MF: multi family

Key areas of concern:

• Parcel/lot consolidation to achieve:

• Improvements along Langston Blvd. to accommodate all modes (Area 2)

• New street connections to reduce pressure at key intersections and curb cuts 

along Langston Blvd.

• Removal of 3rd lane along Langston Blvd (Area 5)

• Traffic impact due to increased density 

• Overburdening Metro due to increased density 

• Commercial parking reduced/eliminated; Parking for commercial areas pushed to 

residential streets

• 22nd and 26th streets parallel bike routes – removing parking for bicycle lanes
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Key areas of support:

• Achieving green space/public use with redevelopment, in exchange for bonus height and density (all areas except Area 2)

• County purchasing land for green space/ public use (Area 2) 

• Flexibility with location of new open spaces 

• Stormwater improvements

Public Space and Stormwater

Key areas of concern:

• Environmental impact of new development - adding impervious areas/stormwater run-off, eliminating trees and green space

• Relying on development for stormwater improvements in exchange for bonus height and density

• Cost of stormwater improvements and community resistance to additional height and density (property owners and 

developers)
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Key areas of support - additional height, in some areas, if providing combination of:

• Committed affordable units 

• Decreased building footprint/paved surface

• Increased pervious areas and tree canopy

Building Heights

Key areas of concern:

• Impact on schools and traffic

• Additional height not resulting in affordable housing, luxury units instead

• Confirming maximum height – max heights in Langston Blvd. Plan will prevail over 

ACZO bonus height regulations

Height preferences by area:

• Area 2: no greater than 2 or 3 stories

• Area 3: no greater than 7 stories                     

(up to 8 in limited areas)

• Area 4: no greater than 7 stories

• Area 5: up to 4 to over 15 stories

• Area 1: specific heights not discussed
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Strong support for overall goals:
• improving conditions on Langston Boulevard for all users (pedestrians, bicycles, vehicles and transit)

• New publicly accessible open space (in all areas)

• Stormwater improvements (in all areas)

• Affordable housing (in many areas, but not all)

Less support for solutions including redevelopment:
• To achieve planning goals, economically feasible development is needed, which requires: 

• larger scale development, 

• possible parcel consolidation and 

• greater heights than by-right allowances.

• County and private development projects are both needed to realize improvements; not a single entity can deliver it all.

Key takeaways from feedback
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Key Considerations for Concept Plan

Why it is important to do a plan for Langston Boulevard:

• Additional growth is expected

• Redevelopment is already happening - pressure to develop more than what is currently permitted By-right

• Market-rate affordable housing will continue to decline when property owners rehabilitate, redevelop, or add new units 

What a new Plan will ultimately achieve:

• bold vision, clear policies and goals;

• targeted strategies for managing growth; 

• predictable development outcomes; and 

• clear expectations for community improvements to guide long-term public and private investment that enhances the 

corridor’s economy and livability conditions.
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What it takes to meet goals:

• Incentives for private development (County does not use eminent domain or rezone private properties to implement plans.) 

• County investment and leadership for critical infrastructure

• Community support for height and density, which is needed to:

• increase housing supply, affordability and equity

• create critical mass to support enhanced transit options

• encourage greater private investment (i.e. corridor improvements, undergrounding utilities, stormwater mitigation, open 

space, green infrastructure and building design, etc.)  

Key Considerations for Concept Plan



Project Timeline*
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* Schedule of tasks shown are subject to change as progress is realized and community feedback. 

Please check project website for dates on future meetings and public input opportunities. 

• April ‐May 2021: Neighborhood Area Meetings to Present Land Use Scenario Analysis (LUSA) and Vision

• April ‐ August 2021: Online Engagement and Feedback

• August – September 2021: Analyze Results of Feedback

• September – December 2021: Development of Preliminary Concept Plan (PCP) 
(Framework for Final Plan and will be based on community feedback on LUSA) 

• Qtr. 1 2022: Community Review of Preliminary Concept Plan 

• Qtr. 1 2022: Phase 3 – Development of Final Plan (based on community feedback on PCP)

• Qtr. 2 2022: Phase 4 – Commissions/County Board Review and Adoption of Final Plan

Deliverables/Tasks

Community Engagement
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Project Contact:
Natasha Alfonso-Ahmed
nalfonso-ahmed@arlingtonva.us



Appendix
Summary of Feedback by Area
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Connectivity:
• Strong support for:

• W.O.D. bridge over N. Sycamore St.
• Better bicycle and pedestrian facilities at Metro site

• Strong concern with:
• additional density making traffic on Washington 

Blvd. worst, and dispersing through neighborhoods, 
particularly 22nd Street

• new Park & Ride garage exacerbating existing 
traffic issues on 19 St 

• taking away on-street parking on 26th Street and 
22nd Street to accommodate bike lanes

Public Space & Stormwater:
• Strong support for plaza/gathering space at Metro site

Area 1 Connectivity, Public Space & Stormwater
In your words:

• “Keep schools and road infrastructure in mind as you 
increase density”.

• “This plan is too far reaching and ridiculously ambitious., 
creating traffic problems and congestion. Height limits 
needed”!

• “Area is already too congested and will stress our already 
overloaded infrastructure systems”.

Primary pedestrian access to station

Bus boarding and alighting
Kiss and Ride drop-off/pick-up

Park and Ride

Joint Development

P

Vehicular access

Park and Ride garage 
over Kiss and Ride P

P P

N
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e 
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Washington Blvd.

Future connection to 
address the W&OD Gap
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Height:

• Strong support for:

• additional height at metro site, if ground-level commercial development and plaza are provided to greatly improve 
walkability and foster community

• revisiting the EFC Plan and including the AEFCCA neighbors in a new discussion about heights and other issues, 
through separate process, to give adequate time for community input

• mixed use, affordable housing and more density at Metro Station

• Strong concern with:

• McMansions near metro – missed opportunity to provide housing for essential workers

• EFC metro closing if underutilized 

• large buildings that look exactly like Ballston and Clarendon

Area 1 Building Heights

In your words:

• “The Lee Hwy. share of affordable housing must include a 
meaningful amount of units here.  This area is not diverse 
and has school capacity”.

• “Yes, Metro site is perfect site for higher density 
AFFORDABLE HOUSING and building height - 9-12 
stories”.

• “We need to revisit the 2011 EFC plan immediately.  The 
heights were too low then/now we can see we need the 
height to advance”.



Area 2 Land Use
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Residential:
• Strong support for redevelopment of single family areas for missing 

middle (duplex or triplex), in JM Langston CA only
• Preferred area of focus: intersection of Harrison/Langston, 

particularly NW corner, and Garden City
• Very little support for:

• consolidation of single family residential edges 
w/commercial, anywhere

• redevelopment of single family areas for multi family, 
anywhere

• affordable housing in JM Langston CA

Commercial:
• Strong support for:

• redevelopment of Garden City shops and consolidation with 
residential edges

• mixed use at Langston/Harrison and commercial along rest 
of Langston Blvd. frontage

Scenario A 

Scenario B



Area 2 Land Use
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In your words:

• “We need a plan that is economically viable to support redevelopment, otherwise we won't build much, if 
any, housing.  Constraining ‘low to moderate scale’ housing to just the commercial parcels is not 
economically viable.  Mixed Use enables a 15 minute neighborhood allowing more trips without getting in 
a car”.

• “Deeper blocks may have sufficient room for mixed-use development on sites along LH without 
consolidation, but the narrower blocks would benefit from consolidation”.

• “I believe we should do a little bit of everything to increase the housing supply along and adjacent to Lee 
Highway, though the appropriate density might vary by street”.

• “I live on 25th Rd N in the block behind the 7-11/District Taco. I can only speak to my experience. On 
25th St on this block and those of us close by, we are a quiet neighborhood that both scenarios of your 
vision destroy. If individual property owners would like to request rezoning to multifamily housing in a 
way that would ensure enough parking for all, I’m all for it”.

• “Although the need for additional/affordable housing is apparent, additional development of multifamily 
buildings should be constrained to Lee Highway. Encroachment into the neighborhoods should not be 
permitted, though duplex-type housing in neighborhoods should be considered”.



Area 2 Connectivity, Public Space & Stormwater
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Connectivity:
• Strong support for increasing transit ridership by improving buses, 

making them more frequent, and improving bus stops
• Very little support for:

• enhancing Langston, to accommodate all modes, if lot 
consolidation is required

• parallel bike routes and street grid connections 

*   Stormwater Detention/Retention Overlay

*

*

*

Scenario A 

Scenario B

Public Space & Stormwater:
• Strong support for:

• County Board commitment to purchase land for green space 
and public use

• maintaining park at Lee Center site 
• larger LB Community Center and green space
• new open space on Safeway site (Harrison St.)

• Strong concern with: 
• size (too small) and usefulness of proposed new open spaces
• increasing hardscaped areas near single family lots that are 

at a lower elevation 
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In your words:

• “I don’t believe there is a viable scenario that provides this section of the corridor 
the revitalization it deserves without larger lot consolidation”.

• “Our neighborhood is already walkable. What you need to do is add things to walk 
to and add higher density housing where feasible and not impactful (east corners 
of Glebe & Lee, bank corner of Mason & Lee, areas between Crisp & Juicy and 
Walgreens, etc). That helps everyone. What we most definitely DON'T need is to 
encourage cut-through traffic through neighborhoods or tearing down million $ 
homes”.

• “Commitment from the county board that they will plan and budget for the 
purchase of land for green space and public use in our area.  It is not sufficient to 
hope that private developers will subsidize the cost of green space in the future”.

• “Stormwater improvements can be funded publicly. Do not rely on development 
which adds school and park and transportation burdens”.

Area 2 Connectivity, Public Space & Stormwater



Area 2 Building Heights
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• Strong support for:
• keeping neighborhood quiet and suburban – nothing more 

than 2 or 3 stories
• additional height at intersection of Harrison and Langston 

only, mainly NW corner 

*   Stormwater Detention/Retention Overlay

*

*

*

Scenario A 

Scenario B



Area 2 Building Heights
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In your words:

 “Lee Harrison Center, Garden City strip, + 2 vacant banks @ SE corners of George Mason + 
Harrison seem ripe for higher scale development and multifamily housing or mixed use. We 
need fewer banks and more affordable housing, green space, and attractive retail. Ideally 
we would not be cutting down a lot of trees on those lots though - this area has lost a lot 
of big trees in the past 10 years”.

 “Support for additional height if providing affordable housing and public gathering space”.
 “Short buildings = squat, hulking buildings.  This height is necessary for Lee Highway to do 

its part in supporting housing for Arlingtonians”.
 “Given the desired and likely requirement for ground floor retail at our property, 

development is not economically feasible unless we can build to 7 stories in height”.
 “It is not appropriate to create height along the entire corridor. It is only appropriate at the 

nodes of activity so in Area 2, the only obvious place is at Lee-Harrison”.
 “There is nothing in this area more than 2-3 stories.  Approving large new buildings up to 7 

stories tall will completely change the area and worsen traffic”.



Area 3 Land Use
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Residential:

• Strong support for redevelopment of single family areas for multi family and missing 
middle, in Waverly Hills (WHCA) only

• Preferred area of focus: intersections of Glebe/Langston, Old Dominion/Langston, and 
WHCA

• Very little support for consolidating single family residential edges w/commercial (Old 
Dominion and Glebewood) and affordable housing (Old Dominion and Donaldson Run)

Commercial:

• Strong support for:

• creating a pedestrian activated Main Street by grouping retail uses together

• setting up plan to get continuous storefront on both sides of Langston (LB 
Community Center to Lorcom Lane)

• flexibility of uses on ground floor to encourage food production/maker spaces

• job creation through appropriate land uses 

• urban agriculture on rooftops and as a land use (e.g., community gardens) 

Scenario A 

Scenario B



Area 3 Land Use
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In your words:

• “Increasing housing supply in job-rich areas promotes walkability and is economic, equitable, and 
environmental”.

• “We are pleased to see the county’s vision for more mixed-use and vibrant Area 3. We agree that this 
area has the potential to support increased development”.

• “This is middle housing right now. Will you buy us out? Then where will we go? You call it missing middle 
but that’s what we are - middle class ”.

• “Diversity of housing options also means leaving this area alone”. 
• From WHCA:  “It is strongly recommended that staff/AECOM provide visual illustrations in the fall for 

missing middle edges along the entire corridor to better understand type, edge treatments/transitioning, 
and impacts of missing middle development within the existing single-family neighborhoods”.

• From WHCA:  “Consolidation should encourage creative site planning and improve opportunities for 
higher quality redevelopment”.
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Connectivity:
• Strong support for:

• enhancing Langston Blvd. to accommodate all modes, and realigning Old 
Dominion intersection

• parallel bike routes and street grid connections (if flexibility with location of streets 
and no use of eminent domain)

Public Space & Stormwater:
• Strong support for:

• new open space in Old Dominion
• community meeting space and space for an urban market in WHCA
• solution that stops neighborhood flooding and is accompanied by a significant 

reduction in the percentage of impervious surface in WHCA
• Strong concern with:

• amount of property proposed for open space/stormwater needs may negatively 
impact developer incentive/ability to redevelop income producing properties

• cost of stormwater management 
• lot consolidation and infill development in Donaldson Run eliminating trees

Area 3 Connectivity, Public Space & Stormwater

* *

* **
*

*Stormwater detention/retention overlay

Scenario A

Scenario B
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In your words:

• “As a transportation planner when we do studies of cut-through traffic, half of the time 90% of the 
number of cars are people from the neighborhood.  More streets doesn’t necessarily lead to more vehicle 
traffic, it just distributes it and if streets are well designed, it civilizes it. I absolutely support lot 
consolidation to increase connectivity in street network”.

• “I would love to see more transit and to force more of the commuter traffic onto I-66 .
• “The commitment not to use eminent domain to achieve the proposed elements of any plan must be 

strengthened through a county board resolution”.
• From WHCA:  “If 10-story development is adopted, it will require a Rapid Bus Transit system. This level 

of development must be accompanied by a strong commitment from the County to greatly improve the 
transportation infrastructure prior to approval of site plans”.

• “A well-executed park on Albemarle could break up the ‘super block’ fronting Lee Highway between Old 
Dominion and Glebe. It would also provide an inviting area for neighborhood residents and customers of 
future businesses to congregate or provide a space for informal outdoor seating”.

• “Building stormwater detention vaults is expensive and there is a big need for it in this area.  The 
community should think about flexibility in uses and heights”.

Area 3 Connectivity, Public Space & Stormwater
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• Very little support for:
• heights greater than 8 stories – concern it will set a land use precedent 

in Waverly Hills
• heights greater than 5 stories elsewhere in Area 3

Area 3 Building Heights
Scenario A

Scenario B

Lee 
Heights

Lee 
Heights

* *

*Stormwater detention/retention overlay

*
**

*

*Proposed maximum heights are preliminary and may change throughout the planning process
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In your words:

• “It should be very sensitive transitions - Scenario A has better transitions, but B has better zoning overall”. 
• “Height is the best tool we have for redevelopment, public amenities, stormwater and other improvements to 

the area.  Replacing surface parking lots with buildings that store water and place parking in the building is a 
huge public amenity.  We want to make sure it’s in the right spot. It’s a great incentive to tip it over to the 
point where it makes economic sense for a developer to come in and improve and create some community 
benefit.   It also helps to solve missing middle and affordability in the area”.

• “Ballston has many 20+ story buildings.  Mid-rise development is an area where I think there is a lot of wiggle 
room. For me, I am interested in considering what the benefits could be to the neighborhood of having more 
neighbors with more density.  I understand that not everyone feels that way”. 

• “Retail has struggled on Columbia Pike because not enough density, even after the form-based code.  
Important to have those honest conversations now, in terms of those trade-offs”.

• From ODCA: “The Glebe and Lee intersection at the heart of ODCA currently contains a critical mass of retail 
and residential space for the neighborhood and the emphasis on greater height is a potentially good use of 
this area. The inclusion of moderate to major height development along Lee Highway/Old Dominion, east of 
Lorcom Lane/Woodstock St., should be considered”.

• “The natural elevation along the Area 3 section of Lee Highway is some of the highest in the area.  Increasing 
building height (over what can be done now by right) will create buildings that tower over the surrounding 
residential community”.

Area 3 Building Heights
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Connectivity:
• Strong support for:

• County making improvements to Langston Blvd. now, rather than through redevelopment, which would result in 
piecemeal improvements over many decades

• removal of 3rd lane to increase transit ridership 
• proposed 5-Points intersection improvements
• connectivity between Cherrydale and Lyon Village 
• maintaining on-street parking on Langston Blvd. in Cherrydale

Public Space & Stormwater:
• Strong support for:

• redesigning Cherrydale Park and improving access by adding new space along Pollard Street

Area 4 Connectivity, Public Space & Stormwater

Brown’s 
Honda

Parallel network

Greenway to 
Cherrydale Park

Cherrydale Fire 
Station

*

*Stormwater detention/retention overlay

In your words:

• “Like new local street using alley/ 
parking lot access & closing useless 
frontage road”.

• “Cut down incentive for drivers who are 
often cutting through N. 17th St + 
other narrow side streets to avoid 5 
Points. pedestrian safety! Think bold not 
incremental”.
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In your words:

• “Need to eliminate gas station uses at 5 points. Yes on 7 stories if gets public use space for stormwater, 
other purposes at Browns & Koons dealers. Keep com. area narrow, step down multifamiliy housing, small lot 
houses”.

• “Better density should lead to better bike and pedestrian lanes, and increase green space (but green space 
should replace lower density development)”.

• “We do not WANT or need additional retail or housing in the area. We do not need transit (busses are 
empty) or bike lanes. Far too costly for limited value”.

• “Stormwater improvements need to come from CIP and bond, not from extra heights of bldgs.”.

Area 4 Building Heights

• Strong support for more density and up to 7 
stories, on auto dealer sites only, in exchange for 
proposed improvements and mixed use 
development



Area 5 West Land Use
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Residential:

• Preferred area of focus - commercial sites west of Spout Run/Kirkwood Rd., C-2 and RA 
parcels east of Spout Run/Kirkwood Rd. 

• Strong support for:

• preserving existing affordable housing

• density north of Langston Blvd.

• Very little support for:

• consolidation of single family residential edges w/commercial, anywhere

• redevelopment of single family areas for multi family or missing middle, anywhere –
community believes area provides equity/diversity

Commercial:

• Strong support for mixed use west of Spout Run and Kirkwood Rd.

Scenario A

Scenario B

*

*

*

*



Area 5 West Land Use
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In your words:

• “Allowing more density will help gradually open more neighborhoods to middle-income and low-income 
residents”. 

• “Given this area's proximity to numerous transit options, this area (along Lee hwy. and north of lee hwy.) 
should have the highest priority for high-density mixed use development”.

• “This is a 30 year vision and not just about what people who live there now want. It’s about what people 
who could live here want and allow them to live here in the future, in a vibrant place which would 
support multiple generations.  This would not force anyone out. They would have to make the choice to 
sell and redevelop and take their giant windfall and go live in just about any other place”.

• “North of Lee Hwy already possesses a mix of housing inventory. SFHs are nestled between townhouses 
and adjacent buildings. Our 1940s house has withstood the test of time. We are the "MM". 

• “I disagree with any proposal to encroach on existing Lyon Village single family properties with large 
buildings.  I greatly fear this will undermine the unique feel and character of Lyon Village, and thus 
negatively impact values for us all”.

• “Building onto the LV apts or erecting additional buildings on the lot will likely affect the greenery that 
buffers the LV homes from the appts/And the noise from Lee hwy, which was the outcome of the lawsuit 
when the parking lot was put in”. 



Area 5 East Land Use
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Residential:

• Preferred area of focus - Park Georgetown Apartments and Air Force 
Association site 

• Strong support for:

• preserving existing affordable housing

• Redevelopment/infill/improvement of Park Georgetown Apartments 

• preserving diversity of existing housing types (apartments, duplex, 
single family, townhomes

• making housing in R2-7 areas (which are older and non-conforming) 
more viable for future, by enabling it to have more opportunities (for 
improvements and expansion) under by-right zoning

• Very little support for:

• consolidation of single family residential edges w/commercial, 
anywhere

• redevelopment of single family areas for multi family or missing 
middle, anywhere – community believes area provides 
equity/diversity

Commercial:
• Strong support for mixed use at Air Force Association site

Park 
Georgetown 
Apartments 

R2-7



Area 5 East Land Use
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In your words:

• “The area south of 21st Street is virtually all non-conforming lots from a zoning perspective. I suggest 
either a zoning overlay or an amendment to the R2-7 zones to make upgrades to these properties 
possible”.

• “Some additional density in this area is logical, especially with infill scenarios. It's important to note that 
some of the existing zoning in this area is overly restrictive and should be updated to allow more 
improvement options for property owners”.

• “The apartments right on Lee Hwy could grow in density if redeveloped. But leave the current single 
family, duplex and garden apartments within the neighborhood as they are. This neighborhood already 
has a good diversity of housing types”.

• “If redeveloping the Air Force building, then should include retail and restaurants to add to the amenities 
easily accessible in our neighborhood”.
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Connectivity:
• Strong support for enhancing Langston to accommodate all modes, 

however, many are concerned with increased density and removing 3rd lane 
• Strong support for enhancing pedestrian bridge (and trails to bridge) over I-

66, north of Potomac Towers, to connect to 21st Ct. N (area 5 east)
• Very little support for new street grid north of Langston Boulevard

Public Space & Stormwater:
• Strong support for:

• playground and more green space in N. Highlands
• acknowledging private green easement at LV Apartments
• stormwater proposals
• green spine along Custis Trail (E-W) and Spout Run Pkwy.

• Strong concern with: 
• Number and usefulness of proposed new open spaces
• proposed streets in Watershed Resource Protected Area (RPA)
• N-S pedestrian access is in ravine and in RPA
• new streets adding excessive runoff
• green space along Custis Trail is in stormwater drainage area

Area 5 West Connectivity, Public Space & Stormwater
Scenario A

Scenario B

*

*

*

*

*Overland Relief Area

Potomac 
Towers

Lyon 
Village 
Apts
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In your words:

• “With added density north of Lee Hwy we must have improvements to the safety of crossing Lee Hwy -
lower speed limit, better signed and lighted crossings, taking Lee Hwy down to two lanes in each 
direction, adding bike lanes and widening side walks (including separate lanes for bikes/electric 
bikes/scooters and pedestrians)”.

• “We want to keep buses moving as much as traffic on Lee Hwy., particularly during rush hour”.
• “It would be awesome to have greater connectivity on the north side of Lee Highway, both within the 

area and to the Custis trail”.
• “An increase in roads is not necessary. What we need is resources put towards improving pedestrian and 

bike access. We need sidewalks, sidewalks that can fit strollers and wheel chairs. We need pedestrian 
ways to improve foot traffic and safety throughout ”.

• “The trail definitely needs green space along it - especially here along I-66 it is tight and harder and less 
attractive to navigate unless you are zooming through on a bike”.

• “Good idea to have a lot more green space in front of the shopping center and the trail running through 
that. Make it full of green space amenities – places to sit, water, shade, gardens, etc.”

Area 5 West Connectivity, Public Space & Stormwater
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Connectivity:
• Strong support for:

• enhancing Langston to accommodate all modes
• extending Palisades trail and connecting trail systems together

• Strong concern with increased density and:
• removing 3rd lane on Langston Blvd.
• existing parking already a problem
• existing roads are narrow

Public Space & Stormwater:
• Strong support for:

• opening up green space behind Dawson Terrace community 
building to get more use

• improving green areas along I-66, south of 21st St. S.
• adding a dog park in triangular green area near the 21st St. 

bridge
• Strong concern with: 

• consolidation of single family lots on N. Rolfe St. for 
redevelopment and green space

• loss of green space (easement) at Air Force Building site if 
redeveloped

Area 5 East Connectivity, Public Space & Stormwater
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In your words:

• “There are ample opportunities to provide EV charging stations along heavily 
used commuter parking locations like 20th Rd North and the unzoned parking 
near Dawson Terrace. Most EV charging today can only be found in paid 
underground parking lots”.

• “Increased density will worsen the nightmare traffic backups and impossible 
congestion at the intersection of North Nash and East Lee Hwy making commute 
to DC bridges and Route 110 impossible during morning rush hour. This will be 
made even worse with the development of the Marriott property and whatever 
will be built to replace the Holiday Inn. A comprehensive traffic plan is needed 
even without these changes”.

• “This park (along I-66, south of 21st St. S.) currently only connects on maps -
not in reality due to overgrowth of vegetation. The whole expanse of green is in 
dire need of maintenance and creative design - more similar to McCoy park. This 
could be one of our community jewels and instead sees low usage and lacks 
even the most basic amenities”.

Area 5 East Connectivity, Public Space & Stormwater
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• Support and no support for additional height in N. Highlands (ranges between up to 4 to 
over 15 stories)

• Support for additional height if providing committed affordable units
• Very little support for additional height on single family lots in Lyon Village

Area 5 West Building Heights

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

*

*

*

*

Scenario A

Scenario B

*Overland Relief Area
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In your words:

• “This area needs to be able to house sufficient population to support walkable retail, as well as 
quality transit. Both require significant height & density & will encourage/require developers to 
contribute additional community improvements”.

• “Community Benefits will be significant and at LEAST 15 stories should be considered in this 
area.  A new "Vertical School" would assist APS in their needs. More street connectivity (similar 
to Scenario A) would be a huge improvement for this area”.

• “As a Lyon Village resident, I am fully in favor of the proposed building heights and density 
changes. We are incredibly fortunate to live so close to DC and have such great transportation 
advantages. The increasing hysteria around this issue is classic NIMBYism. No one is forced to 
sell their property to developers. It is smart public policy to maximize density in areas with such 
copious transport and amenities. This is a very reasonable and appropriate approach. No one 
here is proposing 60-story buildings; the density increases proposed are perfectly appropriate 
for our broader community”.

• “The schools are already overcrowded even with the new elementary school. The metro, pre-
pandemic, was packed at rush hour. We need a holistic approach with proper infrastructure to 
support these ambitions”.

• “Lyon Village between 18th street and Lee Highway should remain s family housing. There are 
plenty of areas around here for taller buildings. Don’t destroy this beautiful community”.

Area 5 West Building Heights
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• Strong support for allowing additional height at Park Georgetown 
Apartments (particularly along I-66), to encourage site 
improvements and community benefits, if height tapers down 
toward single family residential edges and Palisades townhome 
community

• Very little support for additional height on Airforce Association site

Area 5 East Building Heights

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

Palisades 
townhouses

Airforce 
Association
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In your words:

• “The heights proposed are relatively conservative for a major artery this close to the center of a major metro area, and 
wholly sensitive to nearby neighborhoods. Stay strong”.

• “Some height increase to already zoned multi family housing will accomplish the goal without changing the housing in the 
neighborhoods”.

• “Building heights could be increased right along Lee Highway but should be avoided farther away”.
• “We already lack sufficient schools. There is no elementary school for increased density in Rosslyn, so those kids are now 

going to Key elementary, and kids in North highland who are walking distance from Key school are forced all the way to 
Taylor”.

• “I strongly oppose any additional building heights. Any changes will block views, sunlight, reduce the amount of green 
space and dramatically change the nature of this neighborhood”.

• “This will have a significant negative impact on single family townhouse homeowners on N Pierce Ct. and behind”.

Area 5 East Building Heights


