
1

CRYSTAL CITY SECTOR PLAN 2050
Process Update

March 9, 2010
ECONOMIC DEVELOPMENT COMMISSION MEETING



2

Presentation Purposes

•Summarize background, planning efforts, and actions to date

•Introduce overall vision and main components being addressed in 
developing a draft Crystal City Sector Plan

•Review in more detail physical planning and economic development
recommendations
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Impetus for Crystal City Planning Effort

BRAC (Base Realignment and Closure) 
estimated to yield 3.0 million square feet (+/-) 

of vacant office space, with 13,000 jobs 
leaving Crystal City

+

Many aging buildings and infrastructure in 
need of replacement or upgrades to stay 
competitive in the regional office market 

+

Few owners with multiple properties

=

Opportunity to create a community plan 
and vision to guide the future 

revitalization and enhancement of Crystal 
City
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Key Goals of Revitalizing Crystal City

• Direct growth into a neighborhood with existing 
infrastructure and resources, that offers a variety of 
transportation choices and an array of residential and 
employment opportunities

• Guidance on future building locations and orientation 
to shape great public streets and open spaces, and to 
help enhance this Metro-located neighborhood

• Encourage reinvestment in Crystal City to help 
achieve the Plan’s recommendations while protecting 
Crystal City’s economic sustainability

•Streets, Transitway, and Public Open Space Improvements

•Private Redevelopment Building Projects
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Planning Structure/Processes

1. Policy Framework & Illustrative Concept Plan

Adopted December 2008 by County Board

2. Crystal City Sector Plan Document

Draft review in progress

3. Phased Development Site Plans

Overall conceptual multi-building phasing plan for a specific 
block

4. Final Site Plan Review

Subsequent to and/or concurrent with PDSP
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Development Overview

Existing Plan Proposed - 2050

Total Gross Floor Area within Crystal City Study Ar ea
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Illustrative Concept Plan (County Board adopted Dec. 2008)
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Existing and Proposed Conditions
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Northeast Gateway

Proposed Features
• Realigned 15th St. and Clark/Bell 

St.

• New street connection between 
10th and 12th St.

• Gateway Park, Gateway Plaza, 
15th Street Park

• JDH/15th Street Interchange 
Improvements

• Two-way Crystal Dr. and Clark/Bell
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Central Business District

Proposed Features
• Center Park

• Metro Market Plaza

• Removal of Elevated Clark/Bell (= 
new development sites)

• Intermodal Transit Center / 2nd 

Entrance to Metro

• Water Park improvements
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Entertainment District

Proposed Features
• Realigned Clark/Bell St. (= new 

development sites)

• Reconfigured 23rd St.

• Two-way Clark/Bell and Crystal Dr.

• New 25th St.

• Market plazas and Crystal Park
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The South End

Proposed Features
• Realigned Clark/Bell St.

• Realigned and two-way 27th St. 

• Public Open Spaces

• National Circle / Airport Access Rd.
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Northwest Gateway

Proposed Features
• Vacation of redundant Eads St. 

segment

• Limited infill and redevelopment 
projects

• 12th Street – Transitway connection to 
Pentagon City

• 15th Street / JDH interchange 
improvements
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West Side

Proposed Features
• Infill and redevelopment that transitions to the 

residential neighborhoods to the west

• Public open spaces (finger parks)

• No new street connections; focus traffic to arterials 
and improve intersection operations
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Draft Crystal City Sector Plan 

Document Organization

Ch. 1: Understanding Existing Conditions

Ch. 2: Policy Framework

Ch. 3: Crystal City Master Plan

Ch. 4: Implementation

Appendices/Glossary

Ch. 4: Implementation

• Land Use and Zoning

• Affordable Housing

• Transportation

• Public Open Space

• Community Building

• Economic Development
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Ch. 4; Land Use and Zoning

Section Highlights

• Designate special “Crystal City Coordinated Redevelopment 
District” on the General Land Use Plan (GLUP)

• Change land use designations on the GLUP

- Remove striping condition

- Identify general location of planned open spaces

- Amend street network and boundary of the Crystal City Metro Station Area

• Amend the Zoning Ordinance to create a voluntary overlay district 
for Crystal City

- Modeled after C-O Rosslyn

- Identifies potential application of tear-down credit

- Redevelopment to be approached at block-level PDSP, then final site plans

***NOTE: Also engaged the FAA and stakeholders to complete broad area assessment of the 
plan’s anticipated near-term development to identify potential impacts to airport operations and 
implement mitigation as needed.
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Ch. 4; Economic Development

Section Highlights

• Reviews relationships between Plan costs and revenues

• Casts Plan costs as investment in Crystal City and tax revenues as 
a result

• Differentiates between site-level and neighborhood-level 
improvements

• Emphasizes importance of redevelopment in achieving Plan’s 
major concepts

• Introduces a toolkit to fund neighborhood-level improvements
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Ch. 4; Economic Development
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Toolkit to Fund Plan-Level Improvements

• Special section of the County Capital Improvements Program (CIP)
for Crystal City projects

• Use of all normal financing mechanisms: pay-go and debt 
financing; Transportation Investment Fund, matches from State and 
Federal sources

• Crystal City Fund (similar to Rosslyn Fund)

• Local Service District which may include Crystal City and nearby
areas

• Tax Increment Public Improvements Fund (TIPIF) as applied on 
Columbia Pike
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Schedule / Next Steps 

• County Board adopted Policy Framework and Illustrative Concept 
Plan in December 2008

• Draft 1.1 of Crystal City Plan released for comment and Long 
Range Planning Committee (LRPC) review summer 2009

• LRPC review completed December 2009

• Staff currently working to incorporate LRPC/community feedback 
into draft plan

• Target April 2010 County Board meeting for Request to Advertise,
with request for adoption in May or June timeframe
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Thank You 


