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Purpose of Study 

1. Assess the capacity of the transportation 
network and other local infrastructure and 
community facilities necessary to support 
future growth; 

2. Define/update the vision, goals, policies, 
land uses, density, planning and urban 
design guidelines; and 

3. Develop framework to inform the County 
Board’s consideration of potential future 
amendments to the Arlington County 
Zoning Ordinance, General Land Use Plan, 
and the Pentagon City PDSP
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Focus Group Membership
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Study Schedule (to date)
JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN JUL

1
FOCUS GROUP SESSIONS

PHASE 1: DEVELOPMENT
OF GUIDING PRINCIPLES

B

G

Public Workshop #1: 
Guiding Principles

Public Workshop #2: 
Evaluation Criteria

Community
Kick-off Meeting

2 3 4 5 7 8 9 10

Public Workshop #3:
Land Use Scenario Distinctions

PHASE 3: WORK PRODUCT 
REFINEMENT AND COMPLETION

PHASE 4: DEVELOPMENT, REVIEW,
AND PRESENTATION OF FINAL PLAN

PHASE 2: LAND USE 
SCENARIO ANALYSIS

20212020

6 11 12

Public Workshop #4:
Land Use Scenario Evaluation

Public Workshop #5: 
Implementation
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• Updated vision for 
Pentagon City

• Conditions under which 
additional density is 
appropriate

• Expectations for urban 
design, public realm, and 
community benefits of 
new development

• Regulatory framework for 
considering major site 
plan applications

Draft Plan 
Identifies:
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Five Planning 
Principles

1. Coordinating at a 
District Scale

2. Equity

3. Places for People

4. Transportation

5. Green Development



1. Land Use and Development

2. Transportation

3. Public Realm

4. Site + Building Form
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DEVELOPMENT FRAMEWORK

Four Key Categories
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Anticipated Growth:
• ~10m sf modeled in study 
• Results in ~23m sf total 

future density (study area)

Residential Use Increases: 
• From 45% now to 50-65% in 

the future

Office Use Decreases:
• From 38% now to 25-30% in 

the future

Hotel & commercial uses 
generally remain unchanged
(as a % of the total use mix) 

DEVELOPMENT FRAMEWORK

Land Use & Development
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DEVELOPMENT FRAMEWORK

Public Realm

Green Ribbon & Public Plaza envisioned at corner of 
12th Street and S. Hayes Street (TSA/Brookfield site)

• New park & plaza areas increased 
to ≥ 5 acres (long-term vision) 

• Green Ribbon corridors provide 4 
more acres along 3 miles of paths 

• ≥ 1 acre net gain for Virginia 
Highlands Park (at RiverHouse)
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DEVELOPMENT FRAMEWORK

Site & Building Form

• Development first regulated 
by required public realm and 
transportation improvements 
on key sites   

• Development further 
regulated by site standards 
including: 
• Building Coverage Maximums

• Planted Area Minimums

• Height & Massing Guidelines



Near Term:
1. RiverHouse Infill

(JBG Smith)

2. Fashion Centre Infill 
(Simon)

3. TSA Site (Brookfield)

4. PenPlace (Amazon)

DEVELOPMENT 
FRAMEWORK
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Illustrative Plan
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3 4
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Mid-Term:
1. Westpost Infill (FRIT)

(formerly Pentagon Row)

2. Fashion Centre Infill 
(Simon)

3. Regency Care Infill

2

2

3

1

1

Illustrative PlanDEVELOPMENT 
FRAMEWORK
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Long-Term:
1. RiverHouse Infill 

(JBG Smith)

2. Fashion Centre Infill 
(Simon) 

3. DEA Site (Lincoln)

2

3
1

2

Illustrative PlanDEVELOPMENT 
FRAMEWORK
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1. Achievement of approximately 10 acres of publicly accessible green pathways/plazas

2. Multi-modal improvements within the study area

3. Contribution to on-site affordable housing

4. Improvements to the pedestrian passageway through the mall (connecting to Metro)

5. Additional connectivity throughout study area

6. Addressing other priorities identified at the time of redevelopment

7. Incrementally achieving Plan vision through minor/major site plan amendments

DEVELOPMENT FRAMEWORK

Access to Density Enabled by:



Topics Requiring Further Study
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Transportation:
• Bike facilities

• South Hayes reconfiguration

• Curbside management

• Multimodal transportation analysis (MMTA) for individual development proposals 

• Transportation Demand Management (TDM) performance standards

Open Space:
• Virginia Highlands Park Master Plan (DPR)

Schools:
• Siting Process for new elementary school within 22202 (APS)



Transportation Section Review

17 Pentagon City Planning Study

• Model shows limited capacity 
for more driving

• Mode shift needed
• Study IDs key needs to 

support mode shift
• Key strategies:

• Multimodal infrastructure & 
urban design

• TDM
• MMTAs & trip budget are 

tools for analysis



To an extent, we’ve done it before

PLANNING ANALYSIS

Transportation capacity and development capacity
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Pedestrian Network
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Existing & proposed intersection density

• Distance analysis
• Gap analysis
• Intersection 

density analysis



Street & Path Network
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Public access ways at least 
every 500'

• Streets

• Green Ribbon

• Other paths

MTP updates
• Reclassify 12th St S

• Extend areas designated for new 
streets



• Dots signify flexibility 
of alignment

• Updates include
• “Public access way” 

terminology – not yet 
streets or trails

• New bus station on 
Army-Navy Drive

• Additional service 
access points

• Realigned Joyce St

DEVELOPMENT FRAMEWORK

Street and Path Network
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DEVELOPMENT FRAMEWORK

Street and Path Network
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• Dots signify flexibility 
of alignment

• Updates include
• “Public access way” 

terminology – not yet 
streets or trails

• New bus station on 
Army-Navy Drive

• Additional service 
access points

• Realigned Joyce St



DEVELOPMENT FRAMEWORK

Street and Path Network
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Matrix of street-by-street recommendations, eg Joyce.



Transit Network
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• Overview of ridership trends

• Need for more riders, 
improved service

• Key issues:
• Metrorail ridership impact of 

development scenario: 8,600 
new riders/day at pre-Covid rates

• Transit bus heavily centered on 
Hayes, conflicts at curbside

• Private bus needs PUDO on 
Hayes at mall, but layover could 
move



Bike Network

25 Pentagon City Planning Study

• Goal: All blocks accessible via 
protected bikeway

• IDs easements on Joyce, 
Hayes, Fern

• Green Ribbon 
accommodates slow-moving 
bikes but is not a high-speed 
trail; separate parallel 
bikeways in some locations

• Interior & sidewalk bike 
parking following standards

• Resolve discrepancies in maps 
(Fern, 15th, 18th)



Bike Network
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• Goal: All blocks accessible via 
protected bikeway

• IDs easements on Joyce, 
Hayes, Fern

• Green Ribbon 
accommodates slow-moving 
bikes but is not a high-speed 
trail; separate parallel 
bikeways in some locations

• Interior & sidewalk bike 
parking following standards

• Resolve discrepancies in maps 
(Fern, 15th, 18th)



• Dedicated policy 
recommendations

• Dynamic 
monitoring, targets, 
and strategies that 
can evolve with 
behavior 
& technology

• Potential for 
parking 
maximums, cash-
out, sharing

DEVELOPMENT FRAMEWORK

TDM & Parking
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Vision Zero
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• Reports on Vision Zero 
analysis, with High Injury 
Network hotspots at
• Hayes St

• Hayes/Army Navy

• Joyce/Army Navy

• Fern/15th

• Reports ongoing Safety Study
• Recommends implementing

• Does not ID specific projects



Summary
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• Community vision calls for significant 
redevelopment

• Given limited capacity for more 
driving, mode shift is needed

• Transportation recommendations 
support mode shift:
• Improved ped network 

(including Green Ribbon)

• Aggressive bike network

• Transit priority, focus on buses & access 
to Metro

• TDM, parking, curbside management

• Individual street & safety 
recommendations



County Board Adoption
• Pentagon City Area Plan

• GLUP Amendments

• MTP Amendments

• Zoning Ordinance Amendments

Draft Plan Schedule
• Draft 1 released late July

• Draft 2 anticipated late Sep./early Oct.

• Draft 3 to coincide with RTA (fall 2021)

• Draft 4 final release after final County Board 
action (late 2021)

Plan Implementation & Schedule
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Public Review Schedule 
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Fall 2021:
• Release of 2nd version of Draft Plan

• Virtual Public Open House

• Long Range Planning Committee (LRPC)

• Online feedback form/questionnaire 

• Parks & Recreation Commission (PRC) 

• Transportation Commission (TC) 

• C2E2

• NAIOP

• 22202 Civic Associations

• Planning Commission

• County Board



Questions
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