4. Land Use & Zoning
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Existing Land Use
Commercial land uses are predominant in the Downtown Falls
Church POA. This POA has the largest concentration of office
use of the designated Planning Opportunity Areas, and office
use is the most represented land use category within the POA.
A small number of parcels are used for private institutions. Four
parcels from the Virginia Village neighborhood are designated as
Multi-Family Apartment land use.
There are currently no
industrial or mixed-use land uses within the POA.
Very little land within the POA is used for Parks and Open
Space. The land that is used for this purpose is City-owned land
along North Washington Street, at the intersection of South
Washington Street and Annandale Road, and a small park in the
100 block of West Broad Street adjacent to a municipal parking
lot.
Big Chimneys Park is a large area of parkland adjacent to the
Downtown Falls Church POA. The park is currently hidden
behind Bowl America, with access points from Annandale Road,
Shirley Street, and a pedestrian pathway from the Winter Hill
neighborhood.
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EXISTING LAND USE
Land Use Category

Residential
Multifamily
Commercial
Individual Retail and Service
Office
Institutional
Private Institutions
Public Facilities & Institutions
Parks and Open Space
Parks/Open Space
Vacant Land
Vacant Land
Right of Way
Roadways
Other
Total

Approx.
Total
Acres

% Total Area

1.10

2%

12.53
21.00

27%
44%

0.64
2.29

1%
5%

0.44

1%

0.44

1%

7.05
1.74
47.23

15%
4%
100%
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Density
The existing aggregate Floor Area Ratio (FAR) for the Downtown
Falls Church POA according to available real estate data is 0.54.
The majority of properties in the POA have an FAR of less than
1.0. Kaiser Permanente, the Robertson Building, the Antique
Annex, and the office condominiums along Park Washington
Court are the only properties to have an FAR above 1.0. A low
FAR can be due to large surface parking areas and automobile
oriented development. According to the Urban Land Institute,
the FAR of the Downtown Falls Church POA falls into the
category of a “Fragmented Suburban Business District,” which
are generally composed of weak pedestrian linkages, poor
choice of transit, high car dependence, and dominated by free
surface parking.
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Building Age
The average building in the Downtown Falls Church POA is over
60 years old. Office buildings are an average of 51 years old,
and retail buildings are an average of 64 years old. The four
multifamily residential structures of the Virginia Village
neighborhood located in the POA are 72 years old. Older
structures still have historic value, but many of the structures that
were built from the 1960’s onward were constructed in an autooriented manner that leaves a lot of surface parking space
between the structure and the roadway. No new structures have
been built in the Downtown Falls Church POA since the
Applebee’s on East Broad Street in 1996. Renovations of
existing structures have taken place more recently throughout
the area at retail locations, the State Theater, and at the 500 and
510 West Annandale Road office buildings.
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Parcels
Blocks in the Downtown Falls Church POA are generally
fractured by many small parcels, similar to the other commercial
areas in the City. The most fractured areas are the blocks
between Broad Street and Park Avenue, as well as the
condominium offices in the northeast quadrant of the POA.
Larger parcels exist generally south of Broad Street, along with
the Kaiser Permanente and Falls Church Professional Center
north of Park Avenue.
There are several instances of proximally owned parcels in the
Downtown Falls Church POA.
These areas provide
opportunities for parcel consolidation and redevelopment.
Larger parcels elicit more interest for redevelopment because of
the larger scale of potential projects.
There are twelve City-owned parcels in the Downtown Falls
Church POA. Most City-owned parcels are currently used to
provide public parking and open space, and one parcel in
Virginia Village is the site of a small apartment building. Two
City-owned parcels in the 300 block of Broad Street have
recently been sold to Rushmark Properties for consolidation with
the old Post Office parcel and the construction of the 301 West
Broad Street mixed-use development. The addition of Cityowned parcels to adjacent properties to be redeveloped provides
opportunities for the City to work more closely with developers in
drafting desired redevelopment projects. In addition, these Cityowned parcels could provide a starting point for reviewing
municipal parking structure sites, and for the construction of
public works projects such as storm drains or streetscape
improvements.
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Space & Demand

DEMOGRAPHICS

The Downtown Falls Church POA is surrounded by a dense and
highly educated permanent population. There are over five
thousand residents within a half mile from the center of the
Downtown Falls Church POA, and over four hundred thousand
within five miles. Nearly seventy percent of these residents are
college graduates.

Distance

.5 Mile

1 Mile

3 Miles

5 Miles

Population

5,070

19,593

161,431

442,188

Median HH
Income

$97,849

$100,136

$94,525

There are approximately 39.85 acres of developable land in the
Downtown Falls Church POA according to real estate records.
This includes all parcels with or without structures and excludes
public right-of-ways. The POA currently has a Floor-Area Ratio
(FAR) of 0.54. This low FAR has affected the potential revenue
to the City from taxes.

Daytime
Population

3,647

14,267

61,238

Average
HH Size

2.56

2.68

2.47

Current economic conditions favor residential over office
development. Most mixed-use projects in the City over the last
decade have all included large residential components. Office
vacancy in the Northern Virginia area is nearly 19 percent, with
over 55 percent of vacant space being Class A office according
to Jones Lang LaSalle, a financial and professional services firm
specializing in real estate. Class A office space within the
Downtown Falls Church POA should be planned for the longterm when the office real estate market improves.
A lack of residential space within the Downtown Falls Church
POA means that workers and visitors have to travel to the area
primarily by automobile. Near-term redevelopment should be
focused on bringing mixed-use with a residential component to
the periphery of the POA in the proposed MUA. This can
provide a catalyst for retail development in the proposed CEA
and for office development in the CCA when market conditions
improve.

Educational
Achievement

68.4% - highest in the U.S.
(P ercentage with B achelo r's degree o r mo re)

HH = Household

Existing Building Space & Use in the City Center POA
Office

Retail

Residential

Hotel

Est. Sqft
of Space in
the POA*

725,000

191,000

10,240

0

Percentage of
Total Building
Space in POA**

78%

20%

1%

0%

Average
Age of
Buildings

51yrs

64yrs

72yrs

N/A

*Square footage is estimated based on available real estate and GIS data and
rounded to the nearest thousand for Office and Retail.
**Total building space also includes 7,922 sqft of private facilities & institutions
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Property Values

Property Values* by Use
Buildings

Land

Total

Percentage

Office

$53,976,200

$50,285,400

$104,261,600

64%

Retail

$15,650,000

$31,157,200

$46,807,200

28.5%

Other**

$1,423,300

$10,911,800

$12,335,100

7.5%

Total

$71,049,500

$92,354,400

$163,403,900

100%

Percentage

43%

57%

100%

The Downtown Falls Church POA is currently underperforming in
regard to valuation. Generally, land in the area is currently worth
more than the structures located on it. The land is worth a total
of approximately $92 million ($53/sqft) while the buildings are
worth a total of approximately $71 million ($76/sqft).
Real Estate Values

*Property values are based on available real estate assessment data.
**Other includes: private institutional use, publicly owned land, and residential.

Land is generally worth more than the structures throughout the
POA. Building value is less than or equal to land value on fifty
one properties, accounting for sixty percent of developable land
in the POA. Building value is greater than land value but less
than two times land value on eight properties, including Kaiser
Permanente, George Mason Square, and Independence Square,
accounting for nearly a quarter of developable land in the POA.
Building value is greater than two times land value on thirteen
properties, nine of which are small office condos off of Park
Washington Court and also including the Falls Church
Professional Centre and CVS, accounting for only sixteen
percent of total developable land in the POA.
Building Value
Building values are varied throughout the Downtown Falls
Church POA. Some office buildings in the POA have ground
floor retail and a small selection of retail buildings have offices
above, the City’s official Land Use Map categorizes these
properties based on the primary use. Buildings and land which
are primarily used for office space make up over two thirds of the
total value of the POA. On an aggregate basis, buildings
primarily used for offices are slightly more valuable than the land
they are situated on. Primarily retail use buildings and land
make up just under one third of the total value of the POA. On
an aggregate basis, retail buildings are worth about half of the
land they are situated on. The total value of land within the POA
is greater than the total value of buildings.
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Future Land Use
The City’s official Future Land Use Map, adopted in the 2005
Comprehensive Plan, presents a Downtown Falls Church POA
that is majority Mixed-Use with some peripheral Transitional and
Business land uses. This map is currently used to guide City
policy in regard to redevelopment and zoning changes.
The 2005 Future Land Use Map currently identifies 47 percent of
the Downtown Falls Church POA for Mixed-Use redevelopment.
The term “Mixed-use” has been defined by City Council as any
development that includes multiple uses with a substantial retail
component and is significant net revenue beneficial for the City.
On the 2005 Future Land Use Map “Business” land use is
designated on properties immediately east of Washington Street.
This category corresponds with the B-1, B-2, and B-3 zoning
districts. The “Business” land use designation refers to areas
that are intended to remain predominantly commercial in
character in the future and should be recognized primarily as
retail or office districts rather than residential communities.
However, special exceptions have been granted to allow
residential uses in mixed-use projects within designated
“Business” areas since 2002.
Transitional uses are designated to parcels along the periphery
of the POA. Transitional uses are meant to promote compatible
building height, massing, and land use requirements on
commercial parcels that abut low-density residential
neighborhoods.
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FUTURE LAND USE
Land Use Category

Commercial
Business
Multi-Purpose/Mixed-Use
Mixed-Use
Transitional
Parks and Open Space
Parks/Open Space
Right of Way
Roadways
Other
Total

Approx.
Total
Acres

% Total Area

6.64

14%

22.30
9.34

47%
20%

0.32

1%

7.05
1.58
47.23

15%
3%
100%
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Proposed Changes to the
Future Land Use Map
The currently adopted 2005 Future Land Use Map designates
much of the Downtown Falls Church POA for Mixed Use
redevelopment with Transitional uses around the periphery. The
Mixed Use and Transitional designations on the Future Land Use
Map are designed to encourage an innovative and integrated
approach to a mixture of residential, retail, and office commercial
uses.
Many mixed use projects built in the City have had a large
residential component. It is recommended that such projects
occur along the periphery of the Downtown Falls Church POA
rather than throughout the area. This would allow the residential
components of standard mixed-use redevelopment to help
activate the Core Areas and to provide a moderate density buffer
between the Core Commercial Area (CCA) and the Winter Hill
neighborhood. The large parcels in the western portion of the
POA are ideal for such large-scale redevelopment, as evidenced
by the recent 301 West Broad Street project in the area, and are
recommended to remain Mixed-Use on the Future Land Use
Map.
Land uses in the CEA have been changed to Business to reflect
the desire for smaller retail and office development and the
expansion of existing businesses. Some residential use is also
acceptable in the CEA in the form of loft apartments above retail
establishments. Smaller boutique hotels might also be an option
in this area.
New Future Land Use designations could help the City more
effectively manage growth within the POA. A new Future Land
Use designation for the CCA should be explored in order to
reflect the City’s specific desire for Class A office space and
hotel uses above ground floor retail. A Park and Open Space
designation is recommended for the proposed pedestrian-
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oriented West Fairfax Street area and is an option for the four
parcels of Virginia Village located within the POA.
According to the City’s Comprehensive Plan the “High Density
Residential” Future Land Use designation corresponds to the
“Multifamily Apartments and Condominium” Existing Land Use
designation and the “R-M, Multifamily Residence” Zoning District.
The Proposed Future Land Use map on the following page
shows Virginia Village as a combination of High Density
Residential and Park. This is meant to reflect the existing
buildings in the Virginia Village neighborhood that are currently
shown as Multifamily Apartments and Condominiums on the
City’s Existing Land Use map and are zoned R-M, Multifamily
Residence, and therefore would be labelled “High Density
Residential” on the City’s Future Land Use Map.
The
combination of “High Density Residential” and “Park” is meant to
show a phased transition for all or part of the neighborhood into
a public park. Over time it may be possible for the City or
developers to buy properties in Virginia Village as they become
available and transition the neighborhood into a park while
replacing the affordable housing units in the neighborhood with
ones in new developments. The feasibility of this should be
further studied and it will need to be determined whether the
whole neighborhood should be converted to a park or if only a
portion of the neighborhood should be converted over time. The
portion of Virginia Village converted to parkland within the
Downtown Falls Church POA would combine with the portion in
the South Washington Street Corridor POA to create a park and
community center area.
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Existing Zoning
As the traditional central business district of the City, over half of
the total land in the Downtown Falls Church POA is zoned B-2,
Central Business in order to encourage denser redevelopment.
Transitional and Official Design zoning districts are currently
applied to several parcels along the periphery of the POA. And
four parcels from the Virginia Village neighborhood are currently
zoned for multi-family residential. Approximately 21 percent of
the POA is unzoned, which means that it is part of a City-owned
right-of-way or other land area to which zoning classifications do
not apply.
The intent of the B-2, Central Business district is as follows:
(1) To create a downtown business area which will provide a
range of commercial activities at a level of development more
concentrated than other commercial areas.
(2) To ensure that development is responsive to spatial, visual
and pedestrian considerations.
(3) To promote an environment to attract new businesses and
retain existing businesses.
(4) To provide the community with a variety of retail and serviceoriented businesses that will respond to various community and
consumer needs.
The intent and conditions of the O-D, Official Design district are
as follows:
…to produce an orderly, harmonious and appropriate
development of the areas with due regard to their special
characteristics and peculiar suitability for particular uses, so that
no building can be placed or built without considering its total
effect on the whole design.
(1) Building plans must be prepared by a registered architect.
(2)
The site plan must be approved by the Planning
Commission.
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(3) In any office building or group of office buildings, the floor
area at the ground floor level may be designated for and devoted
to retail uses with a Special Exception.

EXISTING ZONING
Zoning District

Commercial
B-1 (Limited Business)
B-2 (Central Business)
Multi-Purpose/Mixed-Use
T-1 (Transitional)
T-2 (Transitional)
O-D (Official Design)
Unzoned
Unzoned
Total

Approx.
Total
Acres

% Total Area

0.75
24.72

2%
52%

2.77
4.66
5.66

6%
10%
12%

8.67
47.23

18%
100%
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Proposed Zoning Changes
Area properties would maintain the existing zoning districts. The
B-2, Central Business district covers the majority of the
properties in the Downtown Falls Church POA, which allows
maximum height of structures in the City. Under the B-2 district
structures can be up to 75 feet by-right and 115 feet with a
Special Exception. A Special Exception is also required to build
residential units on any land zoned for commercial use.
Zoning overlay districts should be explored for the Core
Commercial Area (CCA) and the Core Entertainment Area
(CEA). An overlay district is a regulatory tool that may help
guide development by placing special provisions, in addition to
those in the underlying zoning district, to specific areas. For
purposes of aesthetic and economic development, incentives for
certain use types, density allowances, or proffers can be used to
encourage developers to build in accordance with what is
desired in a particular area.
Under the current Zoning ordinance, the adjacent Big Chimneys
Park is zoned B-2, Central Business. In order to better reflect
the desire to maintain the park within its current boundaries and
discourage redevelopment of park areas in general, the creation
of a “Park” zoning designation may be desired.
Zoning restrictions on the use and type of signage could be
modified for the CEA to allow more unique and creative
advertising for local businesses. Flexibility in regard to sidewalk
cafes and outdoor dining should particularly be given in the CEA.

4-19

4-20

Proposed Density
Redevelopment should occur at a higher density level than
existing conditions. Higher density redevelopment will allow the
viability of ground-floor retail in mixed use buildings, increase the
area tax base, and provide walkable destinations for visitors and
residents. It is important to note that while there is a correlation
between height and density, more density does not always
translate into taller buildings. It will be important for the City to
assess structural massing in new developments to ensure
compatibility with existing neighborhoods and historic structures.
It is important to provide adequate separation and transitioning to
residential properties adjacent to the area. Denser
redevelopment should be focused in areas that have the least
negative impact on nearby residential and historic properties.
Redevelopment should be compatible with adjacent existing
residential or historic properties.
The City should aim to obtain minimum Floor Area Ratio (FAR)
of 2.5 for the Downtown Falls Church POA in order to meet
economic needs and to provide the necessary development level
to sustain mixed-use buildings and Class A office space. The
Urban Land Institute recommends an FAR of “2.5 and above” for
“Compact Suburban Business District(s)” such as the Downtown
Falls Church POA in its publication, “Ten Principles for
Reinventing America’s Suburban Business Districts”.
High
High density refers to an FAR over 3.5. Highest density in the
Downtown Falls Church POA should be focused in the corridor
between South Washington Street and South Maple Avenue,
part of the proposed Core Commercial Area (CCA) that would
make up the City’s Central Business District. The CCA extends
southward from West Broad Street and includes a large buffer on
either side from any low-density residential properties. The
Robertson Properties closest to the intersection of Broad Street
and Washington Street may also support high density
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redevelopment. These areas are already zoned B-2, Central
Business, which allows the greatest density and structural height
of any district in the City.
Higher density often equates to taller buildings. Setbacks along
the street should also be used to allow natural light at street level
and to prevent a “canyon effect” from taking place. In addition,
taller sections of buildings should not be located too close to
each other in order to further reduce the possibility of a “canyon
effect” along streets.
Moderate
Moderate density refers to an FAR range of approximately of 2.0
to 3.0. More moderate density redevelopment is recommended
for areas in the Core Entertainment Area (CEA) and Mixed Use
Area (MUA) in order to provide a transition from the areas of
highest density and be more compatible with existing buildings.
Moderately dense structures should still seek to promote a
walkable retail atmosphere along with office and residential
space while not overshadowing adjacent residences. Vertical
and horizontal building additions in the CEA would allow property
owners and the City to obtain the most value from the smaller
parcels in the area through an increase in density while retaining
existing small businesses. The FAR in the moderate density
areas generally should allow for redevelopment of individual
properties at a level that promotes walkable, transit-oriented,
mixed-use buildings, examples of other developments in the City
that fall within this FAR range are Spectrum Condominiums,
Pearson Square, and the future 301 West Broad Street..
Compatibility
Building scale and massing must be compatible with adjacent
historic buildings and residential neighborhoods. Appropriate
architectural design, tapering toward adjacent lower density
residential neighborhoods, and buffers must be used in the
design of new development. Park and open space buffers must
be integrated throughout the POA to increase compatibility and
create public leisure space.
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BB&T / Burke & Herbert
BB&T and Burke & Herbert are two banks that frame South
Maple Avenue at the intersection with West Broad Street.
Redevelopment of these key properties has the potential to form
a gateway into the southern portion of the Downtown Falls
Church POA and points southward from an important regional
road, State Route 7. Building design in relation to the corners
along West Broad Street should include architectural elements
that help frame South Maple Avenue and the transition from the
CEA into the higher density uses in the CCA and MUA.
Redevelopment of the properties can incorporate existing
banking services while increasing the intensity of use on the
land. The existing banks require a drive-thru, which can be
incorporated into a newer structure. With this being necessary, it
will be impossible to completely remove the need for curb cuts in
the area. Though, it may be possible to place the curb cuts
along South Maple Avenue or merge the drive-thru lanes with
existing curb-cuts on neighboring properties while keeping
primary building frontage along West Broad Street. Flexibility in
regard to accommodation of existing banking services in these
locations in order to achieve redevelopment of these properties
will be a net benefit for the area.
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301 West Broad Street
The 301 West Broad Street project is a mixed-use
redevelopment project on 2.63 acres made up of the old Post
Office and two adjacent parcels. The project, by Rushmark
Properties, includes 288 apartments above a 60,000 square foot
Harris Teeter along with 3,470 square feet of additional retail
space and underground parking. The developer is also providing
adjacent pedestrian improvements to the area and a pedestrian
pathway through the building that will connect West Broad Street
at Little Falls with West Annandale Road and Big Chimneys
Park.
The mixed-use redevelopment fits into the context of this Plan by
providing peripheral residential with ground floor retail that can
help to activate the area. The Harris Teeter included in the
project will be the second grocery store in the City and provide a
walkable shopping option for residents within the Downtown
Falls Church POA. The 301 West Broad Street project can
serve as a starting point for redevelopment within the MUA.
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Atlantic Realty Company
The Atlantic Realty Company has large land holdings in the
Downtown Falls Church POA within the proposed CCA between
South Washington Street and South Maple Avenue. Properties in
this area owned by Atlantic Realty Company include George
Mason Square and its associated parking garage as well as 150
South Washington Street.
These structures are currently
oriented toward the major roads, Broad Street and Washington
Street, while the frontage along South Maple Avenue and West
Annandale Road is occupied by surface parking and the a
parking garage.
The City of Falls Church Design Guidelines from December 2001
states that one of the purposes of the guidelines is to improve
facades on existing buildings in order to vastly improve the
corridors in the City. Improvements at the George Mason
Square building complex can help improve pedestrian activity
and urban design at the Broad Street and Washington Street
intersection. Suggestions include façade improvements and
building extensions into the large expanses of sidewalk along
West Broad Street.

Illustration of possible George Mason Square façade improvements and
future development on the surrounding parcels.

Redevelopment above the parking garage and on the surface
parking area would help to activate South Maple Avenue and
Annandale Road. The City Center project included an eight
story, 180 room, hotel with pedestrian scale frontage along both
of these roads. A similar development within the existing
property owned by Atlantic Realty Company could be a viable
addition to the proposed CCA.

Designs for a hotel at the intersection of South Maple Avenue and West
Annandale Road as part of Atlantic Realty Company and WDG Architecture’s
City Center plan.
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500 & 510 West Annandale
Road
The possibility for expansion exists at the office buildings located
at 500 and 510 West Annandale Road. Space within the
buildings is successfully leased and extensive surface parking
areas and setbacks present an opportunity for expansion.
Structural additions that consolidate the two buildings and
additions along the West Annandale Road frontage are options
that should be explored for future expansion. In addition, the
parking lot fronting South Maple Avenue provides an opportunity
for another office building or addition that could be feasible with
an incorporated parking structure or consolidated parking in the
CCA.
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