
Plan Langston Boulevard July 27, 2023

[Actual proposed density is much higher]
Lee Heights Shops



p147

p174
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How dense?

Key Bridge Marriott (12 stories)

Plan, p147

But … 

But … 

e.g. site plan “bonus” density

15

bonus

Penthouse

https://www.arlingtonva.us/files/sharedassets/public/projects/documents/plan-langston-blvd/draft-langston-boulevard-area-plan.pdf
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July
2019

Poor County planning 
exacerbates flooding
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July 2023
https://www.arlnow.com/2023/07/07/breaking-water-rescue-underway-in-pentagon-city; https://twitter.com/DildineWTOP/status/1677372109280903168 
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ASF “Asks”
1 – Project pop. of max buildout

2 – Project long-term impacts:
--Budget
--Environmental
--Demographic

On PLB:  Defer until this is done

https://www.arlnow.com/2023/07/07/breaking-water-rescue-underway-in-pentagon-city
https://twitter.com/DildineWTOP/status/1677372109280903168
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Rebranding Langston Boulevard (except the 40% left out)

EXCLUDES the Metro stop (East Falls Church) & 
Cherrydale.  But all Arlington faces the impacts.
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ABANDONS public lead; DEPENDS on private 

sector for public benefits (uncertain, ill-coordinated).

p7

“Current PLB is a density plan away from Metrorail that outsources infrastructure without projecting baselines”
-ASF

Lame duck County Board votes Fall 2023.



Study began 2016, adds housing/retail, yet ignores: 

County on mad dash to densify
•  2018: projected 63,000 more by 2045 with current zoning
•  2022: 12,000 via Pentagon City Sector Plan
•  2023: Missing Middle (up to 6x density in neighborhoods)
•  County ignores remaining Comprehensive Plan goals

•Energy, tree canopy, stormwater, infrastructure, and our budget! 
7

Must address new circumstances & Comp. Plan 
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https://www.arlingtonva.us/Government/Projects/Data-Research/Profile; https://wmata.com/initiatives/ridership-portal/Metrorail-Ridership-Summary.cfm 

Office vacancy surgesPopulation stagnates Arl. Orange Line Metro 

use down

Major projects on hold
 (Key Bridge Marriott, Pen Place, 
Col. Pike Amazon Fresh)
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https://www.arlingtonva.us/Government/Projects/Data-Research/Profile
https://wmata.com/initiatives/ridership-portal/Metrorail-Ridership-Summary.cfm


PLB’s idealized, but cropped vision

8p37

p29

p42

15+ stories!
1-lane Spout Run

10+ stories!
Loss of pull-in parking

ASF reality check:

ASF reality check:



The “Main Street” YOU see?
• 10 stories+
• 5+stories next to homes
• Traffic, noise 

• Green space gone
• Displacement

9
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Density: Columbia Pike Plan v. Reality
Towers loom over neighborhoods; reduced parking.  
Massing/infill with no parks/schools. Community character?

2014 “Plan”

Density: Columbia Pike Plan v. Reality

https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2015/04/Final-NAP-Version_WEB.pdf



What 
can be 
built 
now?
Higher density 
already OK

In PLB?
County not 
quantifying value of 
added density being 
given away

“by-right” now

“bonus” now

Proposed PLB low
pp.65-67 (at least 5 by-right 

stories along Blvd); plus bonuses
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ACZO 15.5.9 Board can ↑ height via 
“site plan” process

$1.8m

$9.1m

https://propertysearch.arlingtonva.us/Home/Assessments?lrsn=11061 

Assessed value

Assessed value

Can be built without Board OK

Existing/recent

https://www.arlingtonva.us/files/sharedassets/public/building/documents/codes-and-ordinances/aczo_effective_05.13.2023.pdf#%5B%7B%22num%22%3A579%2C%22gen%22%3A0%7D%2C%7B%22name%22%3A%22XYZ%22%7D%2C69%2C578%2C0%5D
https://propertysearch.arlingtonva.us/Home/Assessments?lrsn=11061


County: doesn’t quantify the cost/benefit,                                      

but warns -- add extra density or else

“limited building heights … may result 
in areas … with no improvements” (p19)
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People 
in cars

ART 55, WMATA 3F, 3Y

Bicyclists

Bus

PLB area-wide bike commuters 
(on Langston or not) (<1%)

“An average day on Langston Blvd”

https://www.virginiadot.org/info/ct-TrafficCounts.asp (31,000 avg. daily max in 2021 during pandemic); https://css.umich.edu/sites/default/files/2022-

09/Personal%20Transportation_CSS01-07.pdf (avg. 1.5 persons/car); https://www.arlingtontransit.com/about/monthly-service-ridership-reports/ (ART55: 240,579 
trips July 2022-May 2023) & 88% on time; https://www.wmata.com/initiatives/ridership-portal/ (3F, 3Y); Plan p14, bikes 3% of 14,177 PLB area-wide commuters). 14

Bus riders (4%)

46,500 people in cars 
(just by Lyon Village)

1,774 people by bus 
(entire length of Langston)

425 bicyclists
(*entire PLB area commuters)

88% on-time 
(3rd highest)

>95%

https://www.virginiadot.org/info/ct-TrafficCounts.asp
https://css.umich.edu/sites/default/files/2022-09/Personal%20Transportation_CSS01-07.pdf
https://css.umich.edu/sites/default/files/2022-09/Personal%20Transportation_CSS01-07.pdf
https://www.arlingtontransit.com/about/monthly-service-ridership-reports/
https://www.wmata.com/initiatives/ridership-portal/


VDOT: https://rga.lis.virginia.gov/Published/2021/RD814/PDF; Arlington County FOIA response C002543-062823; federal: 

https://www.fhwa.dot.gov/planning/national_highway_system/nhs_maps/virginia/va_Virginia.pdf

“one of Arlington’s main…arterial roadways”
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p14

VDOT controls much of Blvd; 
State approvals needed
(none obtained)

p14

Arlington 
County
Admits to NO 

analysis of 
PLB impacts 
on evac plan 

a national highway

https://rga.lis.virginia.gov/Published/2021/RD814/PDF
https://www.fhwa.dot.gov/planning/national_highway_system/nhs_maps/virginia/va_Virginia.pdf


Arlington Bike Commuters

95% 
white

“Reallocate roadway space to prioritize 
… bicycle … comfort” pVI

• Remove lane of traffic (in areas)
• Narrow lanes throughout
• Some turn lanes gone
Loss of needed safe road space on Langston Blvd (and by Historically 
Black Halls Hill) for “protected bike lanes” (not on parallel streets).

Bike commuters are 95% white and make de minimis trips on/near Rt29.

From nat’l highway, main arterial & evac. route to…

Bikers (95%), 

https://data.census.gov/mdat/#/search?ds=ACSPUMS1Y2021&cv=RAC1P&rv=JWTRNS,ucgid&wt=PWGTP&g=7950

000US5101301,5101302; 3% bike commuters in total area, Plan at 14.
16

Non-white

“transform the Langston Blvd 
corridor into a Green Main Street” p75

County does no 
“equity lens” analysis 
on transportation

https://data.census.gov/mdat/#/search?ds=ACSPUMS1Y2021&cv=RAC1P&rv=JWTRNS,ucgid&wt=PWGTP&g=7950000US5101301,5101302
https://data.census.gov/mdat/#/search?ds=ACSPUMS1Y2021&cv=RAC1P&rv=JWTRNS,ucgid&wt=PWGTP&g=7950000US5101301,5101302


Bus
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↑People, ↑density, but public transit in distress

https://www.virginiadot.org/info/ct-TrafficCounts.asp (31,000 avg. daily cars); https://css.umich.edu/sites/default/files/2022-09/Personal%20Transportation_CSS01-07.pdf (avg. 1.5 persons/car); 

https://www.arlingtontransit.com/about/monthly-service-ridership-reports/ (ART55, 240,579 trips July 2022-May 2023; counters.bikearlington.com (Fairfax EB, Clarendon EB, Crystal Dr).

0

200,000

400,000

FY2016 FY 2017 FY 2018 FY2019 FY2020 FY2021 FY2022 FY2023
est

ART 55 
Langston 

Blvd

To
ta

l a
n

n
u

al
 

p
as

se
n

ge
rs

17

To
ta

l p
e

o
p

le
 in

 c
ar

s,
 a

n
n

u
al

ly

People in cars

County’s points 
of comparison COVID-19

COVID-19

Urban 
bicyclists 
declining 
(3-4/hr)

Ballston to 
Courthouse; 
Crystal City

Point of max. thruput along Langston Blvd

County staff admit they didn’t analyze data on existing bike lane use

https://www.virginiadot.org/info/ct-TrafficCounts.asp
https://css.umich.edu/sites/default/files/2022-09/Personal%20Transportation_CSS01-07.pdf
https://www.arlingtontransit.com/about/monthly-service-ridership-reports/
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PLB ignores realities of life on Langston
Plan “improves” Rt29 highway ( & narrow lanes) 
to “allow” neighborhoods to add traffic

No analysis done on emergency evacuation

VDOT controls much of Langston & requires 
environmental impact statements

Uncertain County can get private land to fit new 
road width

Implausible traffic management scenarios
• Significant right-of-way require parcels by 
roadway for blocks
• Turn lanes for vehicles to turn into
and out of developments
• Utility underground; very expensive
• Site feasibility unclear for claimed benefits

Langston (right), 
1 lane closed



19

Density

Transportation

Housing

Stormwater



PLB & affordable housing in context

20
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2000 2005 2010 2015 2020 2025 2030 2035 2040 2045 2050 2055 2060 2065 2070 2075

Today 2040 2075

https://www.arlingtonva.us/Government/Projects/Data-Research/Profile (2000-2023); pop. growth 2023-2075 est. at 1.86% per 24 months; Plan at 58 (2040 & 2075 affordable housing).

County projection for PLB onlyAffordable 
housing

CAFs & 
<60% AMI

Arlington 
Population

2
0

0
0

=1
0

0

County fails 
own 2040 target 
by ~4 decades

https://www.arlingtonva.us/Government/Projects/Data-Research/Profile
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Stormwater mitigation: Storage & Overland

22

p108

On a positive note, PLB draws 
attention to need for “public 
storage” & “overland relief”

but…



• Unclear if consistent with Stormwater 
Plan & Chesapeake Bay Plan

• County-funded CIP Plan for Spout Run 
Watershed only for Area 3

• Ignores wider flooding risks

• ASK: Holistic plan & cost estimate FIRST, 
before trading density to private sector 
for piecemeal stormwater projects

Flooding fix unclear; ignores parts; defers others

23
https://www.washingtonpost.com/local/virginia-politics/arlington-manager-declares-state-of-emergency-after-monday-floods/2019/07/10/a46373e6-a369-11e9-b732-41a79c2551bf_story.html



Unspecified Area 4 Remediation and Rest of Area 5

Plan: 15+ stories at Spout Run
County should first develop public stormwater solutions

24

Neighborhoods banding together



1. Defer vote on PLB to engage public & do the analysis below

❖No Board vote on massive plan with LAME DUCK members

2.  Project total population of max buildout

3.  Prepare long-term forecasts with current zoning v. changes for:

❖Budget

❖Environmental impact

❖Demographics asf-virginia.org

ASF asks the County to:

25

http://www.asf-virginia.org/


1.  Write CountyBoard@Arlingtonva.us 
cdorsey@arlingtonva.us; Lgarvey@arlingtonva.us; tkarantonis@arlingtonva.us; mdeferranti@arlingtonva.us 

2.  Attend monthly County Board meetings; “Open Door Monday” chats

3.  Contact ASF to get emails, donate, 

              get a free sign, volunteer

4.  Spread the word

asf-virginia.org 26

What can YOU do?

mailto:CountyBoard@Arlingtonva.us
mailto:cdorsey@arlingtonva.us
mailto:Lgarvey@arlingtonva.us
mailto:tkarantonis@arlingtonva.us
mailto:mdeferranti@arlingtonva.us
http://www.asf-virginia.org/
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