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Key Concepts
The five key concepts described here present the basis for
revitalization in the Downtown Falls Church POA as described in
this Plan. They cover a mixture of public and private investment
opportunities that could serve to increase the tax base, improve
quality of life for City residents, and capture a regional customer
base for the area. These key concepts can help to serve as a
general framework for revitalization of the Downtown Falls
Church POA.
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Leverage Existing Businesses
The Downtown Falls Church POA has a variety of unique
businesses, restaurants, and entertainment establishments that
make the area special and attract a regional customer base.
Many of these businesses depend on the existing structural
components of the area and the lower rent in aging commercial
buildings helps to attract small local businesses. There is a
cluster of unique local businesses located in the 100 and 200
blocks of West Broad Street within the Downtown Falls Church
POA that add to the character of the area and attract a regional
customer base to the City. The central location of Falls Church,
and the Downtown Falls Church POA in particular, also make for
ideal conditions for smaller businesses that seek to capture a
portion of the more than one million vehicles that travel through
the intersection of Broad Street (SR 7) and Washington Street
(US 29) monthly.

Tavern, for which the business, property owner, and City worked
together to create a solution that would allow this innovative
addition to occur in place of several previously required parking
spaces. Clare & Don’s Beach Shack currently has a similar
proposal for an ourdoor deck. A future example could be the
expansion of the State Theatre onto a small parking area near
the structure. Allowing such expansions will be key to leveraging
existing businesses in order to encourage economic
development through an expanded customer base.
Economic development incentives can be used to help leverage
existing small businesses.
Some economic development
incentives are already in place to help small business owners.
Other economic development strategies that could help improve
the area for local businesses include a Business Improvement
District or Tax Increment Financing. Further information on tools
for economic development is available in the Implementation
chapter.

The City can manage growth and encourage economic
development while maintaining the existing unique businesses
by providing incentives and flexibility to property owners for the
expansion of existing buildings rather than total redevelopment.
Many prior plans for this area of the City have called for
redevelopment schemes that would replace existing structures
with newer structures. This could cause the area to lose unique
businesses due to a disruption in business during the
redevelopment process or due to higher costs associated with
leasing space in a newer structure. Much of the undeveloped
area in the Downtown Falls Church POA, particularly in the
blocks north of Broad Street, is surface parking. A reduction in
parking requirements, shared parking among properties, and the
provision of public parking would allow property owners to
expand existing buildings for new tenants while retaining existing
businesses.
In order to build upon the existing composition of the area north
of Broad Street, the City will need to work with local businesses
to encourage building expansion and active outdoor uses. One
example of this is the new outdoor deck outside the Dogwood
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Effectively Manage Growth

be properly managed to maintain and enhance the character of
Downtown while bringing economic development to the City.

The City of Falls Church is growing. The population of the City
increased from 10,377 in 2000 to 12,332 in 2010, and was
estimated to have increased to 13,229 in 2012 according to the
US Census Bureau. The Metropolitan Washington Council of
Governments (MWCOG) predicts that the population of Falls
Church will increase to over 15,000 by 2030 and that the
Washington, D.C. Metro region will grow from 6.6 million people
today to over 8 million people in the same time frame. The City
of Falls Church currently has a population density of 6,197
people per square mile, which will grow to 7,042 people per
square mile according to the MWCOG population growth
projection. The City has an opportunity to plan ahead in order to
capture the economic benefits of this growth in the major
commercial corridors, and to help focus the residential growth
into denser buildings designed to attract a diverse demographic
without disrupting the character of existing neighborhoods or
placing undue burden on the school system. The Downtown
Falls Church POA is the City’s historic downtown and the largest
Planning Opportunity Area in the City. There is room to grow in
the POA, as much of the area is currently occupied by low
density buildings and surface parking.

South of Broad Street, larger-scale redevelopment may be
possible due to larger parcel sizes and easier consolidation of
land. In this area, the City already has a fledgling office district
between South Maple Avenue and South Washington Street,
and large-scale redevelopment is planned at 301 West Broad
Street, which could serve as an anchor for further
redevelopment.

This Plan encourages a strategy that would largely facilitate an
organic approach to development in the area north of Broad
Street. This will help to foster growth within the area without the
necessity for large-scale land assembly, which would be
particularly cumbersome in this area. The City will need to utilize
land use and zoning tools, economic development incentives,
investment in infrastructure, long range planning, and any other
tools at its disposal to effectively manage growth in a manner
that builds on the character of the City and provides positive
economic growth. A key component of this will be to keep
popular businesses and land uses while allowing growth on the
land now dominated by unshared and uncoordinated surface
parking, drive aisles, and other auto-oriented uses. In addition,
the City will need to encourage vertical structural expansion of
existing buildings. In this manner, growth and development can
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The City and the community will need to decide how much
residential, retail, restaurant, office, entertainment, and other
uses are appropriate for the future economic success of the
Downtown Falls Church POA, and will most positively affect the
overall quality of life for residents of the City. This includes
identifying the type of residential units that will capture the
projected growth, and also where they should be located. This
Plan proposes that the area designated for the CCA be reserved
solely for commercial uses, mainly office and hotel with ground
floor retail. The proposed CEA could see a mixture of uses with
smaller loft residences and office included in vertical additions to
existing buildings, and retail space provided at the street level in
horizontal expansions. The proposed MUA may see a mixture of
development that includes street level anchor stores, such as the
Harris Teeter that is proposed at 301 West Broad Street.

Improve Connections
Making connections within the Downtown Falls Church POA and
to nearby points of activity will be important in revitalizing the
area. Stronger connections need to be provided to existing and
future activity points in and adjacent to the POA, as well as to
adjacent neighborhoods. Alternatives to the automobile will be
important to reduce congestion as the area grows. Many
regional visitors may still arrive by automobile, but should be
able to park and safely walk to all areas of the POA. Visitors
from around the region should also be able to arrive directly from
the East Falls Church Metro Station and the Intermodal Transit
Plaza by bus or shuttle, and by bicycle via connections along
Park Avenue and Maple Avenue directly from the W&OD Trail.
These improved connections will also allow residents of the City
to safely walk and bike to events, shops, and offices downtown.
Improvements can be realized as development occurs in the
POA through developer contributions and public projects.
Improving pedestrian connections in the area will be an
important step in getting visitors to come and stay in the
Downtown Falls Church POA and maximize the ability to visit
multiple venues.
This Plan suggests a framework for
establishing pedestrian connections to existing activity points
within the POA such as the new Harris Teeter, The State
Theatre, Kaiser Permanente, and George Mason Square, and to
activity points adjacent to the POA such as City Hall, Community
Center, Library, Broaddale Shopping Center, and Big Chimneys
Park. Within the POA, a series of pedestrian passageways are
recommended mid-block in the 100 and 200 Blocks of West
Broad Street that would replace surface parking and provide
adequate and safe pedestrian connections in an area that is
already traversed informally by many. Improved sidewalks and a
reduction in curb cuts are recommended throughout the POA, as
well as mid-block pedestrian crossings across West Broad
Street, Maple Avenue, Little Falls Street, and Park Avenue. As
parking becomes consolidated into centralized parking
structures, a strong pedestrian framework will be needed to allow
people to efficiently move between the parking structures and

area businesses.
Having dedicated mid-block pedestrian
connections would differentiate the City from neighboring retail
centers, improve non-automotive mobility, and effectively double
the frontage of adjoining shops and restaurants. Pedestrian
passageways will greately improve the whole feel of the area as
well as safety and accessibility.
Stronger transit connections will be needed to manage traffic
congestion, to attract office growth, and to capture a regional
customer base for local business establishments. The Bus Stop
Master Plan is a Citywide plan to reconfigure bus stops and
streamline bus service to be more efficient that, when
implemented, will directly benefit the Downtown Falls Church
POA. Stronger connections to the East Falls Church Metro
Station should be made, possibly through the use of a shuttle
service. The East Falls Church Metro Station will be the
westernmost transfer station between the Orange Line and the
future Silver Line. The City should also consider the future
potential of mass transit along Broad Street (SR 7). The Route 7
Transit Alternatives Study is studying the possibility for Bus
Rapid Transit or Light Rail that would extend from Alexandria to
Tysons Corner and possibly include stops at the East Falls
Church Metro Station and the Downtown Falls Church POA.
The City should seek to strengthen bicycle connections between
the POA, the rest of the City, and with key regional access
points. Proposed designated on-street bicycle routes along
Maple Avenue will allow safe and direct access from the POA
with the East Falls Church Metro and the W&OD Trail to the
north and the future Intermodal Transit Plaza to the south.
Another proposed on-street bicycle route along Park Avenue
would connect the POA and the proposed CEA to the W&OD
Trail, the Municipal Center, and provide bicycle access along a
key commercial corridor in the City. The provision of bicycle
parking at public parking garages and private businesses can
work synergystically with the proposed bicycle routes to help
reduce automobile traffic and provide a transportation alternative
for City residents and for regional visitors.
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Provide Public Parking

Increment Financing, a Business Improvement District, State and
Federal grants, developer contributions, and bonds.

Even with personal automobile reduction strategies, public
parking in the Downtown Falls Church POA will still need to be a
necessity in order to capture visitors to the area. Public parking
should be combined with traffic mitigation strategies and
alternate modes of transit in order to make the area maximally
accessible and help mitigate automobile traffic in the area. As
previously mentioned, more than one million vehicles travel
through the intersection of Broad Street (SR 7) and Washington
Street (US 29) every month. Through traffic volume will most
likely increase over time as nearby areas such as Tysons
Corner, Merrifield, and Ballston continue to grow. Consolidated
public parking structures will be necessary to capture even a
portion of this volume, allowing travellers to stop in Downtown
Falls Church and eventually turning the area into a destination in
itself.

South of Broad Street larger-scale redevelopment is possible,
which would allow underground parking structures to be
economically feasible. Parking structures larger than those
possible north of Broad Street can be easily incorporated into
new developments due to the larger parcel size and potential for
higher density. Shared parking agreements can be brokered
with private developers to arrange for public parking within
private parking garages.
The Department of Economic
Development has recently brokered such shared parking
arrangements with the two existing parking garages in the POA,
at Kaiser Permanente and George Mason Square, which could
serve as a framework for future agreements in newer structures
upon redevelopment.

A major component to creating a regional destination will be to
allow visitors to park once and then visit multiple venues within
the POA. This will necessitate consolidated, centrally located
parking structures and strong pedestrian connections. The
construction of public and private parking structures should be
coordinated with pedestrian and bicycle improvements in the
immediate area. The Concept Illustration in this chapter shows
basic examples of locations where these structures could be
placed in order to provide maximum benefit to the community.
The Mobility chapter of this plan examines possible locations for
parking structures within the POA.
In the Downtown Falls Church POA north of Broad Street,
above-ground parking structures may be the most economically
feasible as described in this Plan due to the lower FAR of
proposed redevelopment. City owned property currently used as
public parking lots along Park Place near the State Theater and
in the 100 Block of West Broad Street could be wholly or partially
used to construct public parking structures.
A variety of
financing mechanisms should be considered to fund construction
and maintenance of public parking structures, including Tax
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In the interim the City will need to facilitate the consolidation of
parking, particularly in the 100 and 200 blocks of West Broad
Street. Policies should be explored that would allow shared
between existing landowners. Current City policy makes it
necessary to have a 30 year contract between property owners
for a collective parking agreement. A substantial reduction to
this requirement would make parking agreements in the area
more likely. The City may also give parking credit to property
owners for nearby public parking lots in order to allow expansion
of existing structures onto existing surface parking, or allow
increased floor area in vertical additions.

Encourage Thoughtful Design

consideration should be given to carshare and electric car
charging stations.

Design of new structures and streetscape should be compatible
with the City’s Design Guidelines and recognize the area’s
distinct character.
Architectural additions, signage, and
streetscape should reflect the unique character of the Downtown
Falls Church area and encourage walkability. Sustainable
design should also be encouraged for new development. The
City should also seek to promote the maximization of green
space in the design of public and private areas.
New development and expansion of existing structures should
take into account the need for pedestrian circulation, bicycle
parking, and environmental sustainability.
Pedestrian-scale
architectural elements at street level, space for outdoor activities,
and rooftop amenities should be encouraged. Rooftop amenities
could include green roofs, rooftop dining, or rooftop recreation.
Unique stormwater management, solar panels, and LEED
certification should also be encouraged during the design phase
of new construction.
Flexibility for signage on retail establishments and signboards on
sidewalks should be provided for in the Zoning Ordinance.
Streetscape should be designed in a way that will take into
account the need for sidewalk space to accommodate unique
signage and outdoor uses as well as street trees and other
design elements. The City’s Zoning Ordinance may need to be
modified to allow for a special signage provisions in the
Downtown Falls Church POA, similar to the innovative signage
regulations used for Downtown Rehoboth Beach, DE. Various
sidewalk elements such as walking space, signage, outdoor
dining, lighting, and trees should be considered when reviewing
streetscape design, and a good faith effort should be made to
accommodate these competing needs.
Parking structures should be designed in a way that does not
disrupt the pedestrian scale or accessibility of the area. Other
design considerations for parking structures are street-level retail
and rooftop recreation. Bicycle parking should be included, and
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Conceptual Illustration
The Concept illustration presents a general view of a future
Downtown Falls Church Planning Opportunity Area (POA). The
Concept illustration is a general representation of possible
structural, public space, and streetscape configurations for the
area. The concept is not meant to provide architectural detail or
a reflection of specifically desired appearance. Within the
concept illustrations, the building and open-space placement are
based on recommendations outlined in this plan and on existing
or proposed conditions. The purpose of presenting this concept
is to provide a starting point for discussion of more specific
redevelopment and public infrastructure projects that could be
pursued in order to improve the area for residents and visitors.
Market conditions and public investment will ultimately determine
whether redevelopment occurs in the area. The three main areas
of potential infill and redevelopment are the Core Commercial
Area (CCA), Core Entertainment Area (CEA), and the Mixed Use
Area (MUA). Minimal change is assumed to occur outside of
these areas.
Generally, the Concept shows an improved Downtown Falls
Church that has incorporated existing unique small-scale
businesses and entertainment venues into a denser, pedestrian
oriented and aesthetically improved atmosphere.
Large
sidewalks allow outdoor dining and adequate pedestrian flow,
and improved crosswalks allow safe pedestrian access to and
within the area. Consolidated parking structures are strategically
located to provide easy access to the numerous businesses and
to replace lost surface parking areas that are the site of smallscale infill development and building expansions. Large-scale
redevelopment in the proposed CCA and MUA contains
underground parking that is shared with nearby properties. New
structures and public improvements are designed and
constructed with environmental sustainability in mind.
Infill development and structural additions for retail, restaurant,
entertainment, and small office uses are shown surrounding an
extensive network of pedestrian pathways and a public plaza in
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the Core Entertainment Area (CEA). Vertical additions in the
CEA could hold offices, loft residences, or small hotels, while
ground floor uses would be reserved for retail, restaurants,
entertainment, or art galleries. Concepts similar to this have
been successfully implemented at Cady’s Alley in Washington,
D.C., One Colorado in Pasadena, CA, Old Towne Alexandria,
and Rehoboth Beach, DE. Park Avenue, which connects the
POA to the Municipal Center, library, and W&OD Trail and is the
northern border of the CEA is proposed to be transformed into a
“Great Street” that would include unique and creative
streetscape design with neighboring architectural elements and
pedestrian improvements.
The Core Commercial Area (CCA) shows a mixture of structural
additions and redevelopment with Class A office space and
hotels.
Ground floor retail establishments would provide
pedestrian activity at ground level and support daytime office
workers and neighboring residents. The proposed taller height
and density of buildings are broken up by pocket parks and
setbacks, and the area itself is buffered from existing low-density
residences by parks and moderate density development. The
CCA within the Downtown Falls Church POA would be
aesthetically connected to the portion of the CCA within the
South Washington Street Corridor POA by making pedestrian
and streetscape improvements to the historic Rolling Road along
the West Fairfax Street right-of-way.
The Mixed Use Area (MUA) is a proposed informal area of large
underdeveloped parcels in the western section of the POA. This
is an area that has historically been planned for mixed use
development, and is the future site of the 301 West Broad Street
project. Large scale redevelopment is possible in this area due
to the size and generally common ownership of parcels. It has
the potential to accommodate a mixture of retail, office, and
residential uses, and to provide a strong residential base for the
POA. Redevelopment in this area could also include expanded
pedestrian and bicycle access through Big Chimneys Park,
which is now hidden behind Bowl America with narrow access
points.
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Core Commercial Area (CCA)
The boundary of the proposed Core Commercial Area (CCA)
covers a commercial area from West Broad Street to Tinner Hill
Street, and between South Washington Street and South Maple
Avenue. Creation of a Core Commercial Area (CCA) district is
meant to leverage an area of existing commercial offices to
provide a focused corridor of dense Class A office and hotel
space. Densification and redevelopment will be allowed to occur
in this area as market conditions allow concurrent with public
infrastructure improvements.
The vision for the CCA is for a centrally located, dense,
walkable, bicycle friendly Class A office and hotel district. The
office buildings within the CCA should have ground-level retail
establishments that serve office tenants and visitors. Residential
components should generally be excluded from the CCA but
should be encouraged for the properties adjacent to the CCA in
order to create a desirable live-work environment and to help
activate ground floor retail establishments during times when
offices are closed.
The proposed borders of this area could be used as a basis for a
special tax district, zoning tool, or other mechanisms that would
help to promote the expansion of existing office buildings and
redevelopment of underutilized properties. Public infrastructure
improvements supporting the area could include improved
pedestrian and bicycle routes, specifically the improvement of
the intersection of South Maple Avenue and West Annandale
Road, and improvements along West Fairfax Street.
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Within the CCA, redevelopment opportunities exist primarily
along West Annandale Road and South Maple Avenue. Market
forces will ultimately dictate the type of redevelopment that will
occur at any given time. The Concept illustration shows total
redevelopment of the BB&T site and the addition of a hotel
similar to that proposed with the prior City Center project on the
parking lots along South Maple Avenue and West Annandale
Road owned by Atlantic Realty Company.
Potential infill
development is possible on the surface parking lots at 500 and
510 West Annandale Road and the National Association of
Plumbing (NAP) building. There would be no change in existing
building space at George Mason Square, 150 South Washington
Street, the NAP building, or at 500 and 510 West Annandale
Road in the proposed concept. However, redevelopment of
these parcels may still be possible in the future and should be
considered within the framework of this Plan and the
Comprehensive Plan if the situation arises.
The land area assumed for total redevelopment or infill in the
CCA within the POA is highlighted in purple in the map to the
right. The area is approximately 150,000 sqft. Redevelopment
in this area would add to the office and retail space existing in
the buildings not assumed to change. Also, an opportunity exists
for building space above the existing George Mason Square
parking garage, which is included in the assumed redevelopment
area.
The CCA is proposed to be a dense center of office and hotel
use with ground floor retail. A ratio of 0% residential, 60% office,
15% retail, and 25% hotel was used to calculate possible use
composition within the assumed redevelopment area. Dense
Floor to Area (FAR) ratios of 3.5, 4.0, and 4.5 were explored for
the assumed redevelopment area. Space estimates under each
FAR represent the potential for the whole CCA, including existing
building space expected to remain and new building space within
the assumed redevelopment area at the specified ratios.
Many recent redevelopment projects in the City have had a
reduction in parking requirements. The table also shows the
parking requirements that would need to be met for the
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Examples of higher density commercial buildings and infrastructure that use unique
design elements to create sense of place.

Core Commercial Area
Existing

Total Core Commercial Area with:
CCA Assumed Redevelopment Area: 150,000 sqft
0% Residential, 60% Office, 15% Retail, 25% Hotel

FAR

0.56 FAR

3.5 FAR

4.0 FAR

4.5 FAR

Residential

0

0

0

0

Office

162,000 sqft
(95%)

477,000 sqft

522,000 sqft

567,000 sqft

Retail

8,800 sqft
(5%)

83,750 sqft

95,000 sqft

106,250 sqft

Hotel

0

Total Building
Space

170,800 sqft

131,250 sqft
150,000 sqft
168,750 sqft
(Approx. 188 rooms) (Approx. 214 rooms) (Approx. 241 rooms)

692,000 sqft

767,000 sqft

842,000 sqft

Parking Spaces
Required

2,214

2,450

2,686

Parking Spaces
with 30% Reduction

1,550

1,715

1,880

Gross Annual Tax
Revenue

$1,274,000

$5,657,000

$6,309,000

$6,966,000

Net Annual Fiscal
Impact

$1,067,000

$5,015,000

$5,312,000

$5,905,000

respective densities under the explored use ratios, as well as
parking requirements with a 30% reduction from that required
under the Zoning Ordinance. Parking within this area would be
provided underground or integrated within redevelopment
projects, or shared with adjacent properties.
Much higher densities are recommended for the core
commercial area (3.5 to 4.5 FAR) than currently exist (0.56
FAR). No residential development in the area is assumed or
modeled for fiscal impact purposes. A hotel component of 188 to
241 rooms is projected, and a moderate component of “retail” in
the development scenarios is assumed to contain 50%
restaurant and 50% generic retail. Projections for the area
feature 477,000 to 567,000 square feet of new office space, a
volume that would increase the City’s total inventory of office
space by about 70%. Real estate values are based on standard
City fiscal impact model formulas for similar construction. There
is a fundamental assumption that office market conditions will
improve dramatically in the future to support high-density
development scenarios at this location. Using this methodology,
Gross Annual Tax Revenue could grow to over 5.6 million if the
CCA Assumed Redevelopment Area is developed at a FAR of
3.5 and up to just under $7 million if developed at an FAR of 4.5,
compared to the existing Gross Annual Tax Revenue of just
under $1.3 million.
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Core Entertainment Area
(CEA)
The vision for the Core Entertainment Area (CEA) is for a
centrally located, dense, walkable, bicycle friendly boutique retail
and small office district with a diverse choice of activities and
establishments that are unique to the City of Falls Church. Infill
development will create defined internal corridors and external
edges. A study of the mid-block routes currently used by
pedestrians could lead to the creation of pathways and plazas
that replace the large expanses of surface parking. Surrounding
infrastructure promotes walkability from consolidated parking
structures into the heart of the CEA. A central plaza is shown in
the 100 Block of West Broad Street as a conceptual idea for the
incorporation of community gathering space that can be used for
popular events such as First Fridays. Supporting residential
uses, such as artist lofts, may be appropriate in this area.

Revitalization
in the CEA is
envisioned generally as
the expansion of existing
small offices, retail
shops, and entertainment
venues with horizontal
and vertical structural
additions.

Creation of a CEA district is meant to leverage an existing area
of unique restaurants, entertainment venues, and small offices to
provide a focused area of dense retail businesses with
supporting residential and hotel space.
Densification and
redevelopment will be allowed to occur in this area as market
conditions allow concurrent with public infrastructure
improvements. Revitalization of this area is envisioned generally
as the expansion of existing structures with horizontal and
vertical building additions, with some new infill structures and
limited large-scale redevelopment.
The proposed borders of this area could be used as a basis for a
special tax district, zoning tool, or other mechanisms that would
help to promote the expansion of existing buildings and infill
development on underutilized properties. Horizontal and vertical
building expansion should be encouraged and public investment
in infrastructure such as sidewalk improvements and
consolidated parking structures can help to support revitalization
of the area.

3-13

One Colorado

Cady’s Alley

One Colorado

Old Town

Cady’s Alley

Rehoboth Beach
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Within the CEA, infill development opportunities exist adjacent to
and above many existing structures. Market forces will ultimately
dictate the type of redevelopment that will occur at any given
time. In the Concept illustration, all existing structures and uses
are assumed to stay in the majority of the CEA, with the
exception of the Robertson Building and adjacent Applebee’s
which is shown as total redevelopment.
However, total
redevelopment of other parcels, particularly proximally owned
parcels, is possible and should be considered within the
framework of this Plan and the Comprehensive Plan if the
situation arises. Boutique retail is assumed to occur on the
ground floor of new and expanded structures, residential and
small offices are assumed on upper floors of new buildings and
in vertical additions. Small hotels are also possible within the
area.
The Concept for the CEA is for an area with a variety of uses at
a density greater than what is currently present. A use ratio of
30% residential, 25% office, 30% retail, and 15% hotel was
explored for the area.
The general concept for building
expansions and vertical additions limits the total density for the
area. Aggregate Floor to Area Ratios of 1.0, 1.5, and 2.0 were
explored for the CEA, which represents FARs of two to four
times what currently exists. The square footages represent the
total development of the area at the explored FAR and use ratios
and include the existing space that is assumed to stay.
Many recent redevelopment projects in the City have had a
reduction in parking requirements. The table also shows the
parking requirements that would need to be met for the
respective densities under the explored use ratios, as well as
parking requirements with a 30% reduction from that required
under the Zoning Ordinance. With the removal of the majority of
surface parking within the CEA, parking would be provided in
consolidated structures around the area.
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Recent outdoor dining expansion in the rear of Dogwood Tavern.

Cady’s Alley, Georgetown, Washington, D.C.

Mixed Use Area (MUA)
The Mixed Use Area is an informal area along the western edge
of the POA near Big Chimneys Park. Properties in this area are
shown as “Mixed-Use” on the City’s official Future Land Use
Map. The large parcels in this area are currently dominated by
surface parking and provide large scale redevelopment potential
without the need for much parcel consolidation. Redevelopment
in this area should contain strong retail and office components
along with limited residential. Because the area is zoned for
commercial uses, residential development may occur only with a
Special Exception and approval by City Council.
A mixed-use redevelopment under construction within this area,
at 301 West Broad Street, will help to activate the area with a
core of full time residents and ground floor retail establishments,
including an anchor Harris Teeter grocery store. The proposal
for 301 West Broad Street project is approximately 80%
residential and 20% retail, including a Harris Teeter grocery
store, at an FAR of 3.33. This project will accommodate the bulk
of the residential component needed to activate the MUA, further
residential development should be on a limited scale and
supported by a strong commercial component. Any residential
development should include an affordable housing component,
and any displaced units from Virginia Village should be replaced
with an equivalent number of affordable units in new residential
projects within the area.

Renderings of the approved 301 West Broad Street project from Rushmark Properties.

The largest parcel in the Downtown Falls Church POA is the
Bowl America parcel, the majority of which is located adjacent to
Big Chimneys Park with frontage along South Maple Avenue.
An additional portion of the parcel is located at the corner of
West Annandale Road and South Maple Avenue and serves as
a surface parking lot.
Redevelopment on this parcel is
envisioned as lower density than that at 301 West Broad Street
and should be designed in a way that include commercial uses
along South Maple Avenue, activates Big Chimneys Park, and
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structural massing that is compatible with nearby residential in
the Winter Hill neighborhood and Big Chimneys Park.
Total redevelopment of this area is possible due to large parcel
sizes and underused land. Market forces will ultimately dictate
the type of redevelopment that will occur at any given time. In
the Concept illustration, all of the existing structures are replaced
with higher density office and residential redevelopment with
ground floor retail.
The ratio of use in the MUA should favor commercial retail and
office, possibly with some limited complimentary residential. A
moderate residential component is already under construction at
301 West Broad Street. The southern Bowl America property is
the largest parcel in the area and has the potential to support a
large development with a mixture of uses. Office uses are
preferred on the Burke & Herbert and northern Bowl America
property, with ground floor retail. The FAR in this area should
reflect a density range that is market feasible and allows for
maximum economic return on the properties while also providing
structural transition to adjacent residential neighborhoods. For
structural
and
massing
comparison,
the
Spectrum
Condominiums and Pearson Square are approximately 2.5 FAR.
Many recent redevelopment projects in the City have had a
reduction in parking requirements. A reduction in parking
requirements may be given at the City’s discretion.
Infrastructure improvements and shared parking agreements
may make a reduction in parking requirements for new
development in the area possible. Parking in this area should be
underground or integrated into the structure of redevelopment
projects.
The Spectrum Condominiums, a mixed-use Pearson
Square,
a
mixed-use
redevelopment project on West Broad Street. redevelopment project on South Maple
Avenue designed by WDG Architecture and
completed in 2007. (Pictures from WDG
Architecture.)
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Case Studies
The following case studies breifly examine areas that relate to
some of the key concepts and proposed Areas as presented in
this Plan. While no one area will be identical to the Downtown
Falls Church POA, some of the concepts used in these outside
examples are similar to those proposed for the POA. These
areas could be studied further to gather more information on
planning, design, and implementation.
Case studies are
presented for the following areas:
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Cady’s Alley, Washington, D.C.



One Colorado, Pasadena, CA



Rehoboth Beach, DE



The Village at Shirlington, Arlington County, VA



Carroll Creek Park, Frederick, MD



Downtown Fullerton, CA



Old Town Alexandria, VA

Cady’s Alley
Cady’s Alley, Georgetown, Washington D.C. is a 120,000
square-foot mixed-use redevelopment that utilized existing
historic structures and infill to transform a blighted area into an
award winning pedestrian-oriented shopping and residential
district. Similar to One Colorado, Cady’s Alley contains several
unique design features that relate to the concept of the Core
Entertainment Area (CEA): consolidated parking, internal
pedestrian passageways, rehabilitation of existing structures,
and infill development.
Cady’s Alley is also part of the
Georgetown Business Improvement District, which coordinates
with neighboring businesses to increase services in the
Georgetown area.

main road. Similar pedestrian alleyways are possible in the 100
and 200 blocks of West Broad Street as infill occurs on the
existing surface parking areas.

Off-site public parking is provided within Georgetown by the
Georgetown Business Improvement District, which allowed the
developers of Cady’s Alley to maintain the structural and
architectural integrity of the block. Off-site parking allows high
density within the block, which provides a more pedestrian
oriented retail district than would be possible if each building
were made to provide separate parking as is currently the case
in Downtown Falls Church.
The Georgetown Business
Improvement District provides 25 pay by the hour parking lots
and garages in the area that help to support the density of
Georgetown. The Mobility chapter of this Plan identifies areas
within the Downtown Falls Church POA that could potentially
support consolidated public parking structures.
The historic structures lining the block were acquired by the
developer, who then worked with the District to preserve up to 70
percent of the existing building facades while transforming the
interiors into rentable retail and residential space. A unique
anchor tenant, Baker, an upscale furniture store, was the catalyst
for bringing other retail establishments to the block. The
buildings were renovated, and in some cases structurally
molded, to create pedestrian passageways and a pedestrian
focused alleyway that encourages visitors to explore the area
and offer respite for outdoor dining establishments away from the

Satellite views of Cady’s Alley in 1999 (Top) and 2012 (Bottom) showing
infill development, streetscape improvements, and a new waterfront
pathway.
(Images from Google Earth)
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One Colorado Market Place
One Colorado Market Place is located in Old Town Pasadena,
California, approximately 8.5 miles outside of Los Angeles. In an
effort to preserve the City’s historic heritage, the City worked to
revitalize Old Pasadena throughout the eighties. As the City
continued to grow the General Plan was revised in 1992 to help
manage development. That same year, restoration of the One
Colorado historic block was completed, which transformed the
area of aging historic structures into a restaurant and
entertainment center while still retaining the block’s historic
character and original structures. The design of the One
Colorado block contains several unique features that relate to
the concept of the Core Entertainment Area (CEA): consolidated
parking, internal pedestrian passageways, rehabilitation of
existing structures, and infill development. One Colorado is also
located within a Business Improvement District (BID) that
coordinates with neighboring businesses to increase City
services in the Old Pasadena area.
Parking for One Colorado is provided in an above ground
parking structure on an adjacent block. This allows patrons to
park once and walk to any of the establishments in the block or
surrounding area. The parking is fee based, $1 every 30
minutes until 5pm with a $6 maximum, $6 flat rate after 5pm and
on weekends.
Validations from certain One Colorado
establishments allow various amount of free parking time,
ranging from 30 free minutes at Dots Cupcakes to 3 hours free at
the iPic Theater. Valet parking and monthly parking passes are
also provided.
The design on One Colorado managed to maintain the historic
architectural quality of the block while adding infill buildings to
create designated pedestrian passageways and create a solid
street wall. Retail establishments include a mixture of local and
national retailers. Small breaks in the building wall form
pedestrian passageways that lead into the block from the main
roads. The pedestrian passageways are a variety of widths and
contain uses such as outdoor dining and displays. Storefronts,
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A satellite view (Top) and aerial view (Bottom) showing the pedestrian pathways
throughout the One Colorado block. A parking garage for the area is located on an
adjacent block seen to the northeast of One Colorado Market Place.

decorative signage, planters, awnings, and lighting also provide
an inviting atmosphere for pedestrians that lead from the main
roads and sidewalks into the center of the block. The center of
the block contains gathering space which can be used for
outdoor dining, performances, and other events, and is
overlooked by outdoor rooftop dining.
One Colorado is located in Old Pasadena and is part of the Old
Pasadena Management District (OPMD), a non-profit business
organization that helps to plan, manage, and develop the
downtown area. The OPMD works with the City of Pasadena to
manage the Old Pasadena Business Improvement District, which
uses financing from annual tax assessments on privately owned
commercial property to enhance City services such as security,
marketing, and maintenance in the area.

(Top) The central plaza is a space that can be used for outdoor dining or special
events. (Image from the LATimes)

The central plaza of One Colorado Market Place surrounded by
historic buildings, rooftop dining, and outdoor activities.
(Image from aroundpasadena.com)

(Bottom Left) A ground level view shows the entrance to the central plaza of One
Colorado from one of the pedestrian alleyways.
(Bottom Right) Rooftop dining at Café Santorini. (Image from cafesantorini.com)
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Rehoboth Beach, DE
The City of Rehoboth Beach, Delaware was able to work with
local businesses and landowners to revitalize the downtown
retail district by promoting general streetscape improvements
and utilizing pedestrian pathways within hisoric city blocks to
create outdoor shopping malls. The most popular of these is
Penny Lane Mall, a pedestrian pathway through a collection of
individual retail structures. The City of Rehoboth Beach has also
worked with a local business group to create special provisions
for signage and facades in the downtown area that seek to
promote creative storefronts and signs that add to the character
of the area. The City of Rehoboth Beach working with local
businesses to encourage the creation of pedestrian
passageways, sign improvements, and façade improvements is
similar to what is recommended in the Downtown Falls Church
POA in the area north of Broad Street.
General improvements to the City’s main road began in 2004 in
response to a Comprehensive Plan recommendation. These
improvements included underground utilities, a new bandstand,
wider sidewalks, and reconfigured travel lanes, parking,
landscaping, and lighting. In order to create an environment
where innovative projects such as Penny Lane Mall could
flourish, the City’s comprehensive plan did not develop specific
regulations governing historic preservation or community design,
but focused more on calling attention to perceived problems in
design and presenting follow-up solutions that would allow
flexible approaches for property owners to improve their holdings
under an enhanced City review process in specific
neighborhoods. The City worked with the community and a
citizen-based Architectural Review Board Task Force to develop
basic core principles for improvement and redevelopment that
could be used to provide guidance to applicants during the
design process. The Task Force’s main recommendation was
that, “Any architectural review process should provide property
owners and designers the flexibility to develop architectural
solutions that are appropriate for their property and that fit within
the street, neighborhood and city context.”
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Views of Penny Lane Mall, Rehoboth Beach, DE, showing the active pedestrian alleyway
lined with shops.

The City worked with Rehoboth Beach Main Street (RBMS),
created in 1996 as a non-profit 501(c)3 organization that is
governed by a Board of Directors and has a regular staff, to
make improvements to the downtown commercial area. The
National Trust for Historic Preservation and its newly created
subsidiary The Main Street Center are the parent organizations
of the RBMS. The RBMS also works with the State-run
Delaware Main Street program. The RBMS sponsors community
events, acts as a liason between businesses and the City
government, manages façade and sign grant programs, provides
marketing materials and resources to local businesses, writes
state and federal grant applications, and administers fundraising
initiatives. One such fundraising program is the “Etched Paver
Program” which allows the purchase of a 4”x8” brick paver to be
etched with up to 45 characters and installed along Penny Lane,
as well as a small replica paver as a keepsake for $175. The
money from the Etched Paver Program helps to fund RBMS
projects directly affecting downtown.
The Façade & Sign Grant Program is run by RBMS in order to
encourage creativity in façade and sign design in the downtown
area. The Façade Grant Program has resulted in dozens of
façade upgrades in the downtown area that reflect the history of
Rehoboth Beach. The goal of the Sign Grant Program is
replacing old back-lit box signs with creative pedestrian friendly
signs in the downtown area, and has resulted in almost 100 new
signs. RBMS also sponsors the annual Cottage and Town
Awards, which according to the RBMS website, “recognizes
residential and commercial property owners who contribute to
the charm, beauty and historic identity of Rehoboth Beach.”

Other Rehoboth Beach, DE retail alleyways.
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The Village at Shirlington
The Village at Shirlington can provide an example of how the
City can work with local landowners to provide economic
development support for desired redevelopment. The Village at
Shirlington was so-named in the 1980s when it was converted
from a strip shopping center into a “main street” style retail
complex. In 1999, Arlington County and the property owner,
Federal Realty Investment Trust, entered into a joint planning
partnership to improve the area for economic development
purposes, the result of which was a mixed-use site plan
approved by the Arlington County Board in 2001. The County
was involved in moving the library to the location and relocating
the popular Signature Theater there as well, which were key
elements in the expansion of the area. A commuter hub was
also constructed in the area to increase transit accessibility in the
area since it is not served directly by MetroRail.
The Village at Shirlington contains a mixture of retail, restaurant,
office, entertainment, and residential uses, all of which are
served by consolidated parking structures. The most recent
phase of The Village at Shirlington included an anchor Harris
Teeter on the ground level of an apartment building. The
grocery store has been a catalyst for other smaller retail
establishments in the area and serves residents within
Shirlington as well as attracting nearby residents to the area from
surrounding neighborhoods. In effect, this has helped to create
a more 24-hour urban neighborhood rather than a more limited
activity center that occurs when an area is dominated by a single
type of use.
Unlike Downtown Falls Church, The Village at Shirlington was a
consolidated piece of property developed by a single developer.
However, while the Downtown Falls Church POA may not have
the economic advantage of being owned and developed by a
single developer, it has the advantage of having many existing
unique businesses and entertainment venues that give the area
added character. The goal in studying The Village at Shirlington
should be to find design concepts that would allow Downtown
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1988

2001

2012

Falls Church to develop organically while providing an
appropriate mix of uses, parking management solutions, and the
incorporation of existing structures with new development, and to
understand how the Falls Church city government can help
facilitate these changes just as The Village at Shirlington worked
with the Arlington County government.
In Falls Church, a regional entertainment venue, The State
Theatre, is within the Downtown Falls Church POA and the City
Library is located on an adjacent block. Support of the existing
State Theatre, such as allowing an expansion onto existing
surface parking or providing nearby public parking can help
provide a strong return to the area. In addition, improving
pedestrian and bicycle connections between Downtown Falls
Church to the adjacent City Library, City Hall, and Community
Center may also help to bring people to the area.
The Village at Shirlington has also shown the power of bus
accessibility. A $2 million commuter hub was constructed in the
neighborhood which is served by six Metrobus lines and two
Arlington Transit bus lines. The City of Falls Church is currently
in the process of planning bus upgrades to the City’s bus stops
with the Bus Master Plan. In addition, the Intermodal Transit
Plaza will be built just south of the Downtown Falls Church POA,
within acceptable walking and biking distance.

(Top) An aerial view of The Village at Shirlington.
(Bottom Left) Active pedestrian-oriented streetscape with retail, restaurants, and
outdoor dining.
(Bottom Right) An office building in The Village At Shirlington with ground floor retail
and surrounding streetscape improvements.

3-26

Carrol Creek Park, Frederick, MD
In 2010, downtown Frederick, MD was called one of the
“Greatest Neighborhoods” in the United States by Forbes
magazine. A mixture of historic preservation and innovative
public works projects have helped improve the area aesthetically
and economically over the past 30 years. The largest and most
important public works project in regard to revitalizing the
downtown area is the rehabilitation and redesign of Carrol Creek
Park, a mixed-use urban park that stretches 1.3 miles through
downtown Frederick.

1988

Carroll Creek, once a small stream running through the
downtown area, was transformed into Carroll Creek Park.
Planning for the revitalization of Carroll Creek began in 1976 as
a joint flood mitigation and economic development project after a
historic flood deluged downtown. The whole park is designed to
rest on top of a series of box concrete culverts used for flood
control. Construction on $60 million worth of flood mitigation
infrastructure began in 1983 and completed in 1993. Financing
was provided by the City (34%), County (21%), and State (45%).
This flood mitigation infrastructure would allow a 2003 FEMA
map amendment that removed the downtown area from the 100
Year Floodplain, leading the way for economic development in
the area.

2005
Planning for Carroll Creek Park began during the construction of
flood mitigation infrastructure in the 1980s and was managed by
Jacobson Wallace Associates (JWA) working under the direction
of the Carroll Creek Commission. The final Carroll Creek Master
Plan was adopted by the City in 1991. Major aspects of the plan
included pedestrian pathways, active outdoor uses, and
attracting infill development to downtown. Over the next 12
years a half dozen infrastructure projects were undertaken in
preparation for construction of the first phase of Carroll Creek
Park, totalling over $42 million.
In 2003 and 2004 the City undertook a series of preparatory
activities before construction of the first phase of the park. Final
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2013

design documents and construction specifications were
contracted and the costs shared between the City and State
grants. A Brownfields Tax Credit Legislation was also adopted
to help promote redevelopment,. The Carroll Creek Task Force,
with representation from various public and private stakeholders,
was appointed to oversee the process. Construction began in
February 2005 and was completed in June 2006. The first
phase of the park project cost $10.7 million and brought $35
million worth of private development to the City of Frederick.
The second phase of Carroll Creek will cover 9.2 acres and is
expected to cost $15.8 million. The project includes water
features, landscaping, lighting, and other infrastructure
improvements that will support local economic development
initiatives. The completed park is expected to bring a total of
$150 million in new development, over 1,500 non-retail jobs, and
$2.5 million annually in property taxes to the City of Frederick.
Like the first phast, funding for the second phase has come from
a variety of sources, including: state grants, local businesses,
Frederick County, and Frederick City.
Carroll Creek Park has shown how a public works project can be
successfully combined with general public improvements to an
area. On a much smaller scale, the current surface parking in the
center of the 100 and 200 blocks of West Broad Street could be
transformed into an urban park, pedestrian accessway, and
small outdoor activity center, while also providing an opportunity
for needed stormwater improvements in the area. A general
proposal for this is shown in the Concept Illustration for the CEA.
Other opportunities for combined stormwater and streetscape
improvements exist throughout the POA including at the
intersection of South Maple Avenue and Annandale Road, and
along the historic Rolling Road at the West Fairfax Street rightof-way.
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Fullerton, CA
The City of Fullerton, CA has been steadily revitalizing the City’s
downtown area for the past two decades through a series of
planning, public works, and economic development initiatives
known as “Fullerton 2000 and Beyond.” The revitalization has
created a pedestrian friendly atomsphere that includes
streetscape improvements, pedestrian alleyways, mid-block
pedestrian crossings, intersection improvements, and façade
upgrade initiatives for building owners.
The most recent
improvements were made to the South of Commonwealth
(SOCO) District to create a special district reminiscent of New
York City’s SOHO District but within the character of downtown
Fullerton.
Special pavers have been used to create unique designs on
sidewalks and at major intersections in downtown Fullerton.
These pavers have also been used at mid-block crossings and
as traffic calming measures.
Other traffic calming and
pedestrian measures used in the downtown area include curb
extensions at side streets that have on-street parking and at midblock crossings, and on-street painted speed limits.
Pedestrian alleyways have been encouraged in downtown
Fullerton. The City’s design guidelines for the downtown area
includes a section on rehabilitation of buildings along alleyways
that encourages pedestrian scale signage, improved lighting,
storefronts, fabric awnings, and outdoor furnishings. Some
alleyways also double as parking access routes and support
both light automobile traffic and pedestrians while favoring
pedestrians. Alleyways from different blocks are connected via
mid-block pedestrian crossings along side streets.
Like the City of Falls Church, Fullerton, CA has surface parking
behind structures in the downtown area. However, in Fullerton
much of the surface parking is consolidated public parking for all
businesses in the downtown area. In addition, public parking
structures are provided in strategic areas to allow more parking
volume. Parking limits vary by location, generally 2 to 3 hours on
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(Top) A satellite view of Downtown Fullerton, CA showing pedestrian-oriented alleyways
with mid-block crossings, decorative intersection designs, and traffic calming designs
along the main north-south road, and active rear building facades.
(Bottom) Various views of pedestrian alleyways and plaza.

A satellite view of Downtown Fullerton, CA showing consolidated parking.

most surface lots and downtown parking structures during
daytime hours. Some surface lots have no limit, one structure
has a $2 fee, and the parking structure serving the Santa Fe
train depot and bus terminal allows parking for up to 72 hours.
Consolidated parking combined with the improved pedestrian
infrastructure allows visitors to park once and visit several
destinations in downtown. Two hour on-street parking is also
provided along side roads for curb-side trips to local retail
establishments.
Downtown Fullerton is full of inviting pedestrian oriented places.
Two such districts are the Santa Fe District and the SOCO
District. The Santa Fe District is home to the Santa Fe Depot, an
historic train station, as well as buildings with Spanish Colonial
style architecture. Another historic train station in the District
built in 1923, once a stop along the Union Pacific Railroad, has
been repurposed into The Old Spaghette Factory, a popular local
restaurant. The SOCO District, so named because it is south of
Commonwealth Avenue, is the most recently revitalized area in
Downtown Fullerton. A series of pedestrian pathways criss
cross the blocks, and a large plaza supports outdoor dining and
other events. The District hosts a number of restaurants and
entertainment venues, with a mixture of causal dining, coffee
shops, and late night entertainment that keep the area active.

(Above Left) An illustration of the SOCO block showing pedestrian oriented pathways
and plaza. (Above Right) A view of a multi-use pathway in the SOCO block.

The City of Fullerton, CA has also created an innovative 3D
model of the downtown area, called “Downtown3D,” using
Google Sketchup. The creation of the model was a two year
process funded by a grant from the State of California and was
completed in 2010. The model serves a number of purposes
including: interactive public outreach and awareness;
visualization and flythroughs; urban design assistance for
planners and architects; mapping land use, zoning,
transportation, and green house gas emissions; and assists in
tracking LEED standards. The final model can be used for
analysis in GIS and visualization in Google Earth. Flythroughs
can also be created using Google Sketchup, and models can be
modified as development occurs.

A view of Downtown3D showing color-coded 3D buildings for analysis..
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Old Town Alexandria
The City of Alexandria, Virginia has worked to provide
developers with guidelines and incentives that will encourage
infill development in the historic Old Town area, but will also fit
within the character of the historic area. The City has also
created programs and initiatives for existing business owners
along the central commercial corridor of Old Town, King Street,
that encourage an active streetscape.
The King Street Retail Strategy, adopted in 2006, includes a
recommendation for an overlay zoning district along the major
commercial corridor that would encourage pedestrian activity,
maintain the architectural character of the area, maintain a mix of
uses, and promote a healthy retail district at the pedestrian level.
The Strategy document identifies desired architectural
characteristics, such as a 14 foot ground floor level, building
envelopes for commercial buildings abutting residential buildings,
and identifying undesired uses as non-conforming. Several
historic structures are identified for preservation due to their
exceptional historical and architectural value.
Two zoning amendments that have helped to activate the
streetscape along King Street are the King Street A-Frame Sign
Program and the King Street Outdoor Dining Overlay Zone. The
King Street A-Frame Sign Program is a zoning amendment
passed in 2011 that allows businesses in the corridor to design
and display A-Frame signs along the sidewalk. The King Street
Outdoor Dining Overlay Zone sets regulations that encourage
outdoor dining in the Old Town commercial district that helps add
character to the area and encourage pedestrian activity.
Traffic management is a combined strategy of public parking
areas, on-street parking, and transit. The City works with the
local business community to provide public parking in garages
and lots located along the commercial corridor. On-street
parking is used for short-term parking near retail establishments.
The free King Street Trolley serves Metro users from the King
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Street Metro and runs between the Metro station and the
waterfront.

