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Purpose of Presentation

•Provide an update on the Crystal City 
Concept Plan and Policy Framework

•Highlight key components of the Plan, 
with particular attention to tree canopy 
coverage and open space

•Tree Canopy Coverage Analysis

•Discussion



Purpose of Crystal City Plan

• To generate a Vision for the next generation of 
development in Crystal City, post-BRAC .

•Create a better urban form while maintaining the 
best qualities of Crystal City

•Plan for greater density to help achieve:

� More public open space and civic amenities
� Great retail, tree lined, mixed-use streets
� Maximized transit opportunities for regional growth
� New high quality architecture and urban design
� More residential; Class A office
� Maintain healthy economic engine



Process to Date

•Task Force Kick-Off (Oct-06)

•Charrette / 4 Alternatives (Dec-06)

•Development of Draft 1.5 Plan (Mar-07)

•Refinement of Vision, Goals, Objectives (July-07)

•Transportation & Economic Analyses – (Oct-07)

•Open Space Analysis/Inventory – (Nov-07)

•Revised Concept Plan – (Dec-07--->Mar-08)

•Policy Directives – (Mar--->July-08)

•County Board Work Sessions (Sept-07 / June-08)



Open Space Planning Approach

• Concept Plan should determine preferred locations for primary 
parks and plazas in Crystal City.

• Parks and plazas must be easily accessible to pedestrians 

• Smaller open spaces will continue to be achieved and required as
part of individual site plans (lot coverage).

• Convert inefficiently used land (off-street parking/loading, excess 
roadways, etc.) into park and plaza spaces, landscaped sidewalks, 
etc.

• Building heights and massing to ensure natural day-lighting (relief, 
respite, light, and air).

• Ensure unrestricted public access through easement or ownership.



Revised Illustrative Plan

Summary Points
•Planned density increase around 60%

•Balanced mix of uses

•Network of diverse open spaces (increase 
from existing 10.6 to 13.5 acres)

•Building heights: varied skyline; 
transitions; and daylight to parks

•Multimodal transportation 
improvements (e.g. surface transit, complete streets, 
intermodal center; TDM measures)   

•Great architecture/urban design

•Economically, Environmentally, and 
Socially Sustainable
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Policy Directives – Text & Maps

•Land Use

•Building Form and Heights

•Density

•Public Open Spaces

•Sustainable Design and Development

•Affordable Housing

•Improvement Implementation



Policy Directives - Maps
Build-to Lines Land Use Mix



Policy Directives - Maps
Retail Locations Building Heights



Policy Directives - Maps
Bulk Plane Angles Tower 

Coverage



Policy Directives - Maps
Base Densities Service & Loading 



Policy Directives - Maps
Street Network Surface Transit



•Increase high-quality, usable, 
accessible open space

•Create a variety of open spaces 
strategically located and phased 
throughout the area

•Establish at least one primary, 
centrally located open space to 
provide a venue for a variety of 
community events

•Phasing of new open space must 
track with development that 
displaces existing parks and 
plazas

Open Space



P1 - Provide, at a minimum, all public open spaces as 
indicated on the Public Open Space Map, in accordance with 
the general size outlined in the Open Space Inventory Table 
on the map.

P2 - Develop implementation strategies that link the 
displacement of existing parks or plazas with new parks or 
plazas. Additionally, encourage new public access 
easements or physical improvements for existing spaces.

P3 - Establish County control over all public open spaces 
shown on the Public Open Space Map through either public 
dedication/acquisition or public-use and access easements 
set in perpetuity.

Open Space – Text Policies



P4 - Increase tree canopy coverage in Crystal City by 
meeting or exceeding the County’s Urban Forest Master 
Plan’s most current goals for percent tree cover in central 
business districts.

P5 - Achieve dedicated publicly accessible pedestrian routes 
through large urban blocks that provide for safe and 
attractive passage and connectivity between buildings.

Open Space – Text Policies



Open Space – Precedents



Tree Canopy Analysis



Tree Canopy - Existing



Tree Canopy – 20 year



Tree Canopy – 40 year



Tree Canopy Analysis - Summary

Crystal City Plan - Estimated Tree Canopy Coverage

Assumptions:
-30% of the public spaces will be covered by tree canopy.
-The canopy associated with remaining buildings will be protected.
-The canopy of the trees will reach approximately 200 sq. feet after 20 years according to the estimation 
proposed by the Chesapeake Bay Preservation Ordinance Guidance Manual (Appendix E).



Tree Canopy – Precedents of Existing Parks

Images not at same scale

Wellburn Square Court – 2200 Block of Crystal Dr
Tree canopy coverage: 50% Tree canopy coverage: 28%



Tree Canopy – Precedents of Existing Parks

Images not at same scale

Clarendon Central Park

Courthouse Plaza

Tree canopy coverage: 51%

Tree canopy coverage: 21%



Process: Next Steps

•Advisory Comm. Review, (Info) – Policy Directives (Sept)

•Request to Advertise – Policy Directives (Oct 18)

•Advisory Comm. Review, (Action) – Policy Directives (Nov-Dec)

•County Board (Action) – Policy Directives (Dec)

•Task Force Review – Draft Plan (winter 2008-09)

•Advisory Comm. Review – Draft Plan (1st Quarter 2009)

•County Board Adoption – Final Plan (2nd Quarter 2009)



Upcoming Meetings

•Economic Development Comm. – Sept 8

•Park and Recreation Comm. – Sept 23

•Comm. for the Arts – Sept 24

•Urban Forestry Comm. – Sept 25

•Transportation Comm. – Oct 2

•Housing Comm. – Oct 6

Additional information for future meetings will be 
posted on the Crystal City Plan website:

www.plancrystalcity.com



THE END

For more information, please see the Crystal City P lan web site:

www.plancrystalcity.com

Thank you

The Crystal City Planning Process
update


