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Presentation Outline

 Purpose of a Block Plan 
 Block M Location and 

Existing Conditions 
 Sector Plan Guidance and 

Identified Deviations
 Applicant Proposal
 Deviations from 

the Sector Plan 
 Next Steps

BLOCK M
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Block Plan Purpose
Allows for planning analysis at the block level and helps to 
ensure that: 

– Crystal City develops consistent with Sector Plan vision 

– Proposed new buildings do not preclude future planned 
improvements 

– Systems and infrastructure continue to function during 
redevelopment 

– Focus is maintained on timing of community improvements
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Block Plan FAQs
 What is a Crystal City Block Plan (CCBP)?

– A general, long-range plan guiding redevelopment within a single block in Crystal City, for 
sites located east of Richmond Highway.  Block Plans depict existing and proposed 
general building locations, land use mix, tower coverage, public open space facilities, 
transportation, and other infrastructure.

 When is a CCBP required?
– A CCBP is required in conjunction with a site plan when located East of Richmond 

Highway and when a rezoning to C-O Crystal City is requested.

 How is it finalized?
– Adopted by the County Board along with the Site Plan proposal as supplemental 

guidance to the Crystal City Sector Plan. There have been 4 CCBPs adopted to date. 

 What is the difference between a Block Plan and Site Plan?
– A Block Plan is a guiding document for an entire block. A site plan reviews a 

particular development proposal for a site within a block.  Once a Block Plan 
is updated, its new version will inform any subsequent Site Plan applications 
for that block in the future. 
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Purpose of the LRPC Meeting
Work towards determining whether there is: 

A. General LRPC consensus that the proposed Block Plan 
meets Sector Plan goals and is ready to inform the SPRC 
review of the final site plan for Block M; 

OR 

B. General LRPC consensus that major issues are outstanding 
with the proposed Block Plan and should be addressed before 
SPRC commences 
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Block Location 
Entertainment District
(as described in the Crystal City Sector Plan)
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Existing Conditions 

N

N
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1. Plaza 1
2. 220 20th Street
3. 2100 Crystal Drive
4. 2200 Crystal Drive

5. Plaza 5
6. Plaza 6
7. Crystal Plaza   
    Apartments
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Site Plan Applications within Block Plan M

Approved by County 
Board in May 2021:

1. 2000 S. Bell Street
2. 2001 S. Bell Street
(Crystal Plaza 1) 

Approved by County 
Board in January 2023:

3. 2250 Crystal Drive
4. 223 23rd St. S.
(Crystal Plaza 5)

Existing Conditions Proposed Redevelopment

1 2

3
4
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Block M Background 
Future Block Plan A Future Block Plan B 

Approved Proposed Approved Proposed
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Sector Plan (CCSP) Deviations Summary
CCSP Map/ Item CCSP Page Deviation (Y/N) Description

Building Heights 94, 95 N The proposed building meets the SP guidance on height by not surpassing the 250’ 
maximum height restriction (a 23’ mechanical penthouse is also proposed). 

Bulk Plane Angle 97 N There are no Bulk Plane Angle requirements for this site.

Tower Coverage 99 N The Sector Plan calls for a maximum tower coverage of 85% of the net buildable area. 
The site plan proposed meets the tower coverage requirements by proposing 79.5%.

Tower Separation 94 N Plan calls for separation greater than 60’ between building towers above the 5th floor. 
The proposed building is meeting that requirement. 

Land Use Mix 103 N The Sector Plan allows for a mix of uses and requires a minimum of 40% residential. 
The proposed projects are 100% residential with some retail shown on the ground floor.

Public Open Space 78, 79, 82 Y

The Sector Plan calls for one open space to be located within the application area. The 
applicant shows the total 8,400 sq.ft. space being achieved at the final block plan 
phase (proposing to deliver 5,640 sq. ft. with the first phase of development). 
The shape of the open space is also different from what is envisioned in the Sector Plan, 
although the open space is not bound by build-to-lines. 

Base Density 93 N Sector Plan calls for commercial density of 3.8 FAR or 4.8 if residential. 
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Sector Plan (CCSP) Deviations Summary
CCSP Map/ Item CCSP Page Deviation (Y/N) Description

Build-to-Lines 47 N The proposed building meets the Sector Plan’s build-to-lines. 

Street and Streetscape 
Sections 63-65, 122 Y

The Sector Plan envisions the realigned Clark-Bell Street to provide two-way travel 
with accommodation of the southbound surface transitway (as proposed, the interim 
condition would not have sufficient street width to accommodate transit operations).

Surface Transit 57 Y The Sector Plan envisions a dedicated lane for the proposed alignment of the surface 
transitway.

Services & Loading 111 Y
The Sector Plan envisions the service and loading entrances on Clark-Bell Street, the 
applicant is proposing to locate these on the same alley as the adjacent Crystal 
Plaza 1 West Tower (to the north).

Street Network 51 Y

The Sector Plan proposes to realign Clark-Bell Street between 20th and 23rd Streets. 
The proposed site plan builds upon the realigned segment previously delivered with 
the 2000/2001 S. Bell Street project by introducing another segment of the final 
alignment which will connect to S Clark Street until the redevelopment of the southern 
portion of the block is proposed.

Retail Frontage &
Coordinated Frontage 107, 119 N The Sector Plan does not require an on-street retail frontage or a coordinated 

frontage on this site. 

Underground 89 N This proposal does not impact the Underground (located east of the site area).
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Open Space Network

#8. Park/Plaza. Park with trees, gardens and benches along a path 
connecting the park to Crystal Drive.

#9. Pocket Park. Landscaped space with interactive elements to activate 
the space, a path, and seating.  Approximately 8,400 sq. ft. in size.

#11. Plaza. Landscaped plaza with tables and seating for outdoor dinning.

#10. Plaza. A retail plaza with pervious paving and landscaping.

Deviation 1. Public Space

Note: Spaces #8, #10, and #11 fall within parcels owned by JBG Smith 
(not subject of this proposal) 
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Deviation 1. Public Space

Sector Plan Guidance Interim Public Space Long-Term Public Space

Public Space #9: 8,400 sf Public Space #9: 5,640 sf Public Space #9: 8,400 sf
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Deviation 1. Public Space
Discussion points:

1. Is the proposed location and shape of the open space 
appropriate under Sector Plan guidance for Park #9?

2. Does the proposal allow sufficient space reserved for 
pedestrian circulation and commercial café seating along 
retail frontages?

3. Does the proposed Block Plan (and proposed future 
phases of development) allow for the full realization of the 
8,400 sf Park #9 space?

4. Is the proposed park easement area appropriate for the 
interim park phase?

Additional space available but not 
proposed under park easement

Crystal City Sector Plan Approved Block Plan Proposed Block Plan
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Deviation 2. Street Sections
Sector Plan GuidanceDevelopment Proposal

E-
E

Clark-Bell is envisioned as 
a two-way street with 

three travel lanes, 
including a transit lane
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Deviation 3. Surface Transit
Sector Plan GuidanceDevelopment Proposal

E-
E
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Deviation 4. Loading Frontage
Sector Plan GuidanceDevelopment Proposal
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Deviation 5. Street Network Proposed Clark-Bell Street

Continuation of 
Permanent 

Section of Clark-Bell 
Street proposed at 

this time

Permanent section previously 
constructed by 2000/2001 S Bell 

Street development
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LRPC 
Meeting #1

LRPC 
Meeting #2

Community 
Engagement

SPRC 
Meeting #1

SPRC 
Meeting #2 Commissions County 

Board 

June 24, 2024

Topics:
• Block Plan 

Review 
• Transportation
• Open Space

If Needed (July)

Topics:
• Resolve Issues 

from LRPC #1
• Block Plan 

Wrap Up

August

Topics:
• ONLINE 

FEEDBACK 
OPPORTUNITY

• Land Use
• Site Design
• Architecture
• Transportation
• Open Space

September

Topics:
• HYBRID SPRC 

MEETING
• Architecture
• Transportation
• Open Space

October

Topics:
• HYBRID SPRC 

MEETING
• Construction 

Implementation
• Community 

Benefits/PDSP
• Wrap Up

December 

Commissions:
- Planning 
- Transportation 
- Housing 

December

LRPC Discussion1 SPRC Discussion1 Public Hearings 2

1. Anticipated schedule is subject to change based on nature of public feedback and guidance from Planning Commission
2. Public Hearings may also include other Commissions such as Parks & Recreation 

Review Process 
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Public Spaces Master Plan Guidance
 Level of Service (LOS)

– The PSMP indicates a moderate need for most types of amenities on this block (courts, 
playgrounds, picnic areas), with highest need for community gardens and dog parks.

 Appendix III – Design Guidelines for Privately Owned Public Spaces (POPS)
– Configuration/Shape: Most of the total area of the public space should be contiguous and 

regular in shape (i.e. square, rectangular, etc.)
– Program: 

• Activity oriented uses could include dog runs, playgrounds or play features, athletic courts, opportunities for 
picnicking, interactive play, urban gardening, outdoor move night, farmers’ markets, etc.

• Casual use spaces should be encouraged and designed intentionally to support casual, impromptu use and 
connection with nature.

– Commercial spaces such as retail, concessions, cafés and restaurants, when planned and 
designed appropriately, can be used to activate privately-owned public spaces, and they can 
also benefit from their proximity. However, these commercial spaces should be planned early in 
the site plan or form based code process to achieve seamless and unobstructed connections 
between the commercial and public spaces. (p. 71)
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Crystal City Sector Plan Guidance 
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Crystal City Sector Plan Guidance 

200’
250’
300’

75%
85%
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Crystal City Sector Plan Guidance  

140’/Angle 50°
180’/Angle 50°
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Crystal City Sector Plan Guidance  

40% Residential/Hotel
3.8 FAR (Commercial)
4.8 FAR (Residential)



27

Crystal City Sector Plan Guidance
Retail Frontages and Underground System
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Crystal City Sector Plan Guidance  
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Crystal City Sector Plan Guidance  

Public Sidewalk 
Frontages
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