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Why Plan Lee Highway?

o Limited planning since 1960 - Cherrydale Neighborhood Revitalization Plan (1994) and East Falls Church Area Plan (2011)

o Additional growth is expected

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

o Desire in the community to:

o improve corridor and transform character proactively 

o comprehensively plan improvements to infrastructure and transportation systems, public schools, facilities and spaces 

as well as decisions for increased density, so corridor grows responsibly and without negative impacts to its economy 

and surrounding neighborhoods.

‘Developing a plan for Lee Highway - with a bold vision, clear policies and goals, targeted 

strategies for managing growth, predictable development outcomes and clear expectations for 

community improvements - will help guide long-term public and private investment that enhances 

the corridor’s economy and livability conditions.’



Community Preferences and Priorities*
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Shared Neighborhood Aspirations
• redevelopment must correspond with:

• increased school capacity and public facilities and 
• enhanced stormwater infrastructure and sustainability (energy efficiency). 

• height and density can provide other added benefits, including affordability and increased commercial and transit options 
• integrating public facilities with retail, dining and other uses in mixed-use developments, provide additional opportunities for

expanding community services 

Land Use, Economic Vitality and Housing
• mixed-use activity centers to transform corridor into a walkable main street
• diverse housing stock along corridor to increase affordability, social diversity and ability to age in place
• retaining existing businesses and adding more neighborhood serving, family-oriented businesses that are pedestrian friendly. 

Public Spaces, Transportation and/or Urban Design
• better and safer walking/biking accessibility and safety, particularly on Lee Highway and other major arterials
• improved and increased transit services
• dedicating the 3rd lane on Lee Highway (going east towards Rosslyn) to transit
• gathering in a variety of spaces
• connection with nature through biophilic designs, adding trees and reducing impervious surface areas

*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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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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Key Planning Elements – Preliminary Aspirational Goals

• Walkable main street

• Range of housing types, retail services and other uses

• Meet diverse needs of nearby communities

‘Community’s vision and list 

of goals is ambitious.’

• More housing for lower to middle-income 
households

• Aging-in-place and housing for elderly

• Diversify mix of housing types, affordability and 
tenure

• Complete street – multi-modal

• Right-sized parking and increased bus ridership 

• Improve access to transit, public spaces and 
schools

• Diverse mix of public spaces

• Streetscapes - important element of public space

• Monitor growth to assess and adequately plan for 
future schools and public facility needs and 
identify appropriate area

• Context-sensitive buildings that transition in scale, 
height and character appropriately

• High quality architecture 

• Place-making through conscientious urban design

• Enhanced arts, public art and cultural activities

• Identify and support preservation of historic 
resources - increase public understanding and 
appreciation of architectural and cultural history

• Lee Highway continues to be prosperous

• Complementary land uses that meet daily needs

• Support business owners and promote and 
strengthen a diverse commercial base

• Environmentally sustainable and energy efficient 
buildings, street improvements and park projects

• Make Lee Highway more comfortable and 
attractive with less impervious surfaces and more 
“green” features
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Drivers of Change

Global:
• Climate change
• Biophilia in the City
• Energy efficient and sustainable building practices
• Trends in transportation
• Trends in jobs
• COVID19 Pandemic

National:
• Call for Equity and Unity
• Trends in retail

Local:
• Population growth
• Development pressure
• Increased demand on resources and in services (schools, public facilities etc.)
• Limited public land and financial resources
• Lee Highway market
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Emerging On Demand Mobility
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Emerging Trends and Technologies:

• Connected Vehicles

• Automated Vehicles

• Electric Vehicles

• On-demand mobility

• Sharing economy

• Mobility as a Service 

• Virtual Presence, 3D-printing, and e-
commerce

• Demographic shifts

Transportation is Changing…
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Jobs and Retail are Changing…
National and local trends:

• could influence business mix and new opportunities

• increase in freelance workers, teleworking, automation

• retail districts increasingly dominated by restaurants, coffee shops, and places that offer consumer experiences, not just products

• arrival of Amazon, the VT Innovation Campus and related businesses will increase region’s position as a tech hub



10

Development Pressure 

Cherry Hill Apartments (Cherrydale) - constructed Artis Senior Living Facility (Waverly Hills) - approved

The Children’s School (Glebewood) - approved
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Challenges

Private sector: 
• high construction costs; 
• high land prices; 
• approval process is time-consuming and increases development costs; 
• zoning is restricting development of new types of housing; 
• min. off-street parking is too high and increases development costs; 
• shallow parcels and other physical constraints prohibit development; 
• no plan to guide investment (unpredictable); and 
• no incentives, making it risky to invest.

Public sector:  
• housing affordability for many Arlington residents is an increasing challenge
• Lee Highway needs significant improvements to support multi-modal access and Vision Zero 

Action Plan (eliminating fatalities and serious injuries caused by collision)
• aging infrastructure
• increased demand on resources and in services (schools, public facilities etc.)
• limited public land and financial resources
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Realizing the Vision

To realize the vision, we need to:

• develop a strong partnership with private sector, and

• continue to steward relationship between neighborhoods and development community through Lee 

Highway Alliance.

Plan for Lee Highway, must be:

• bold

• clear

• predictable, and

• realistic.
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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.
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Where, how and when will change happen?

• Hard to predict where and when change will happen.

• Pace of development varies.

• Where change happens is often subject to the market and susceptibility to change (e.g. land cost, parcel size and shape, 

condition and age of property, ownership, use, etc.). 

• Planning Study anticipates change and is intended to evaluate impact of change along corridor.  

• Lee Highway Plan will guide public and private investment comprehensively, rather than as development applications 

come in (near and long term) and will provide recommendations for :

• improvements to infrastructure and transportation systems, public schools, facilities and spaces 

• land use, building height and form

• public investment through Capital Improvements Plan (prioritized for every year cycle)

• implementation tools - land use policy and zoning ordinance amendments

so the corridor grows responsibly and without negative impacts to its economy and surrounding neighborhoods.  
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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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Frequently Asked Questions

Have additional questions? Please visit the Plan Lee Highway webpage for answers to frequently asked questions:

• Will planning for schools be addressed?

• Will the County develop land and construct new development?

• Will the County rezone property to allow for new development?

• Will the County be displacing existing businesses?
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