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Subjects of Staff Reports

A. Crystal City Sector Plan (adopt)
- Long range planning document to guide future development in 

Crystal City

B. General Land Use Plan amendments (adopt)
- Creation of special redevelopment district for Crystal City

- Revisions to land use designations 

- Identification of proposed public open space locations 

- Revisions to Crystal City Metro Station area boundary

- Revisions to text for General Land Use Plan map and booklet

C. Master Transportation Plan amendments (adopt)
- Revisions to Street Network and Typology map

- Revisions to Bike and Trail Network map

- Revisions to Transit Network map

D. Tax Increment Financing Area and Fund (advertise)
- Hearings in October to establish tax increment financing area/fund

- Provide funding for infrastructure to support Crystal City Sector Plan     

and plans for Pentagon City and Potomac Yard
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Community Process

• 90 Public Meetings, to date

• Crystal City Task Force: 35 meetings

– provided initial feedback to staff and Torti Gallas 
planning team in development of Vision, Goals and 
Objectives, and Policy Directives 

• Long Range Planning Committee: 12 meetings

• Advisory Commissions/Groups:
– Planning - Transportation 
– Park and Recreation  - Housing 
– Economic Development - Urban Forestry
– Environment & Energy Conservation  

- Briefings with interested civic association and resident groups

• 2 Community Forums and 4 Open Houses
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Vision, Goals and Objectives

•Create a High Quality Public Realm that Strengthens the Sense of Place 

•Provide a Mix of Uses by balancing office, residential, retail, cultural, and civic uses among 

several defined neighborhood centers 

•Relate Architectural and Urban Design to the Human Scale 

•Enhance Multimodal Access and Connectivity 

•Incorporate Sustainable and Green Building Principles into all Urban and Architectural Design 

•Preserve the Integrity of the Single-Family Neighborhood to the West 

•Ensure Crystal City’s Long-Term Economic Sustainability 

Crystal City: A complete, urban community
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Illustrative Concept Plan (Adopted by County Board, Dec. 2008)
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Land Use Mix

GOAL: Provide a mix of uses

Achieve a better balance of office and residential 

uses, and daytime and evening populations

Create a thriving “Class A” office environment

Provide a mix of housing options
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Street Network Improvements

•12th Street Connection

(Eads-Hayes Streets)

•Clark Bell Street 

Realignment & 2-way

•Crystal Drive 2-way

•Potomac Avenue 

extension

•Left turn lanes

•Complete Streets

7



8

Proposed Surface Transitway (Streetcar)
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Public Open Space

The amount of high-quality, 

accessible public open space in 

Crystal City should be increased, with 

particular emphasis on improving 

usability and program

• Increase from 10.6 to acres 11.8 acres

• Transition from private ownership to 

greater public control

• More even distribution across 

neighborhood

• Enhanced sidewalks to link spaces 

together into an overall system

• Every building within a 3 minute walk to 

nearest public open space

•11.8 acres/26 spaces is the minimum, 

continually explore additional opportunities 

for more open space
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Public Open Space
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General Land Use Plan amendments
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Master Transportation Plan amendments

1212

Street Network Street Typology
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Master Transportation Plan amendments
Bike and Trail Transit
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Tax Increment Financing

• Request to Advertise a public hearing to consider establishment of 

tax increment financing (TIF) area and fund.

• TIF mechanism would support Crystal City Sector Plan 

improvements and infrastructure supporting Pentagon City and 

Potomac Yard.

• TIF captures a portion of the net new property tax revenues created 

in the development area and invests those funds in improvements 

associated with the project.
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Tax Increment Financing

• Types of projects supported: Streetcar; street work needed to 
facilitate streetcar and redevelopment; open space planning and 

construction.

• Boundaries: Crystal City, Pentagon City, Potomac Yard

• Effective date: Base value determined January 1, 2011, 
incremental revenue segregated thereafter.

• Share of tax increment: Initially 33 percent of incremental 
revenues would be directed into the fund. The percentage can be 

adjusted as part of annual budget process.
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Tax Increment Financing

• Key goals of the TIF recommendation:

– Provide sufficient funds to pay for timely construction 

of the infrastructure; 

– Commit to and begin streetcar system operations as 

soon as possible without relying on federal funds; and

– Result in TIF funds available for other purposes.
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Highlighted Latest Plan Changes (in Exhibit 1-B)

• Narrative text and new action item added to prioritize future opportunities 

for new streets east of JDH (3.6.2 and 4.31)

• Design guideline added/refined for maximum tower floor plate size (3.8.1)

• Text added for use mix flexibility when other plan goals are met (3.9.1)

• Identification of two areas in the Underground prioritized as retail nodes 

(3.9.2)

• New action item for strategy to enhance the Underground’s role (4.3)

• Ongoing monitoring and evaluation of plan implementation (4.4)
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• Add reference to 5% increase in average daily vehicle trips (due to 

development in Crystal City) by 2030 as threshold for mitigating actions 

(4.16)

• Add new action item to continually pursue additional open space (4.18)

• Misc. text edits to Action 6, regarding affordable housing (4.20)

• Edge development plan to create guidelines for transition area (4.29)

• Working with Housing Commission to consider options for achieving 

affordable housing to meet Crystal City Plan goals (4.30)

Highlighted Latest Plan Changes (in Exhibit 1-B)
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Proposed C.M. Recommendations

That the County Board:

- Adopt the Crystal City Sector Plan

- Adopt Amendments to the General Land Use Plan, 

- Adopt Amendments to the Master Transportation 
Plan, including the Street Typology Map, Bike and Trail 
Network Map, and Transit Network Map

- Authorize Advertisement of  public hearing in 
October for the establishment of Tax Increment 

Financing Area and Fund


