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INTRODUCTION AND EXECUTIVE SUMMARY
A. Summary of the Process

The Revitalization Division of the Fairfax County Department of Housing and
Community Development retained Robert Charles Lesser & Co., in association with
CHK Architects and Planners, Inc., and Barton-Aschman Associates, Inc., to prepare a
Commercial Revitalization Analysis for the Richmond Highway Revitalization Area.

The study process involved an extensive “community visioning” process. This process
recognizes that to achieve commercial revitalization, it is important to have a clear vision
and a step by step action plan to get there. The process also recognizes that problems--as
well as solutions--are best understood by those who live and work in the community,
pfovided they are given the necessary technical support and information. This does not
constitute a substitute for professional experience, knowledge and judgment, but analyses
and plans prepared by professional consultants that integrate such input from the
community are more reflective of community values and are more likely to be actually

implemented.

This community visioning process was effectuated by means of a Commercial
Revitalization Advisory Group selected by the two Supervisors serving the area to
represent the broad interests of the community. The Commercial Revitalization
Advisory Group participated in numerous meetings, including “visioning meetings” or
charrettes, which were also open to the public. Some members of the Commercial

Revitalization Advisory Group, as well as many others in the community and in the
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development and real estate industry, were interviewed on an individual basis.
Furthermore, additional presentations and meetings were held with other community
organizations, such as chambers of commerce, civic associations and the Southeast
Fairfax Development Corporation.

B. Summary of Results

1. Development Profile

* The consulting team analyzed the market opportunity in the short- and mid-terms for
various types of retail, entertainment, office, hotel/tourism, residential and high
tech/research and development uses in the Richmond Highway Revitalization Area.

Section I discusses the results of the market evaluation, which are summarized in
EXHIBIT I-1.

® The consulting team also evaluated the current transportation and planning situation
in the Revitalization Area, including assets, liabilities and various other
considerations:  the Comprehensive Plan; parcel size; vacant, blighted and
underutilized properties; and assemblage possibilities. Section II discusses the results

of this evaluation, which are shown visually in EXHIBITS II-1 through II-4 at the
end of this report.

® The Commercial Revitalization Advisory Group agreed upon a series of revitalization
goals for Richmond Highway. These are listed in Section IIL.
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2. Recommended Revitalization Scenario and Implementation/Marketing Plan

¢ The Commercial Revitalization Advisory Group worked with the consulting team to
develop a preferred long-term vision for the Revitalization Area. The preferred
vision is described in Section IV and illustrated in EXHIBIT IV-1, at the end of this
report, and the other exhibits relating to that section.

® Organizational changes will be required if progress is to be made toward the
preferred vision and the recommended programs and actions are to be successfully
implemented. Fortunately, the Richmond Highway Revitalization Area has an
organization already in place, Southeast Fairfax Development Corporation (SFDC),
that can with certain modifications assume these responsibilities. Recommendations

regarding organization changes are discussed in Section V.

Successful revitalization will require a comprehensive approach with multiple
programs and actions undertaken simultaneously in a coordinated fashion. The
recommended programs and actions for the Revitalization Area, devised by the
consulting team in conjunction with the Commercial Revitalization Advisory Group,
are described in Section VI and summarized in EXHIBITS VI-1 and VI-2. Section
VII discusses the potential for facilitation of specific development/redevelopment
projects, and Section VIII presents the key components of the work program that will
be required over the next several years to implement the recommended programs and

actions, including recommended responsibilities and potential funding sources.
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PART ONE: DEVELOPMENT PROFILE

I. MARKET EVALUATION

It was evident from the first meetings with County staff and the Commercial
Revitalization Advisory Group that there was interest in exploring the market for a wide
range of uses, including residential. Therefore, the consulting team assessed the market
opportunity in the short- and mid-terms for various types of retail, entertainment, office,
hotel/tourism, residential and high-tech/research and development uses in the Richmond
Highway revitalization area (this area is defined as the corridor beginning at the Beltway
and extending along Richmond Highway to Ft. Belvoir and is referred to as “Richmond
Highway” or “Richmond Highway Revitalization Area” throughout this report).

EXHIBIT I-1 summarizes the results of our market evaluation. Appendix A includes
more detailed exhibits related to the market evaluation, including detailed demographic
data on the components of the Primary Market Area.

A. Retail

1. Current Retail Situation in the Richmond Highway Revitalization Area

Richmond Highway has one of the largest concentrations of retail space in the
metropolitan area. The 1.69 million square feet of retail space is virtually identical to the
amount of space at Springfield Plaza, and approaching the 1.9 million square feet at
Tysons Corner Center. The analysis was able to take advantage of a detailed inventory
of businesses on Richmond Highway, which has been compiled by the Southeast Fairfax
Development Corporation (SFDC) (see APPENDIX EXHIBIT A-1). The establishments
were classified by type of store (SIC, or standard industrial classification, code), and the

il



EXHIBIT I-1
MARKET OPPORTUNITY SUMMARY

RICHMOND HIGHWAY
Near-Term Mid-Term Comments
LAND USE 0-5 Years 6 + Years
RETAIL
New Neighborhood Center 90,000 sq. ft. North of Beacon Mall
Facelift/Attractive Si XXX -2, Woodlawn Shopping Center
Additional Power Anchors in Existing Centers XXX JBeacon Mall
RmtahuuoufReoon_.ﬁgumuon of Existing Centers X
L Emesanding Restaurancs/Stores X
ENTERTAINMENT
Restaurant Neighborhood 20,000-40,000 sq. ft.
Entertainment Component of Family Inn XX
OFFICE
Low-Rise Local Serving Office X
Fairfax County Government Offices 100,000 sq. ft.
Mt Vemon Hospital Satellite Rehab Center XX
Mid-Rise Office Building X
HOTEL/TOURISM
New National Chain Extended Stay Hotel 3-5 acres
County Visitor Center XX
Family Inn with Restaurant and Conference Facils, XX Direct access to Mt. Vernon
RESIDENTIAL
New Market-Rate Condominiums 48-60/yr.; max. 240 $100,000-$125,000
New Market-Rate Attached Homes 24-48/yt $130,000-$150,000\
New Market-Rate Small Lot Single-Family Homes 18-30/yr Primarily for empty nesters; access from SF ared
New Seniors Housing 60 units now; 60 more in 3 years
New Market-Rate Apartments XX $800-$1200
[ HIGH-TECH R&D
Light Assembly XX
Key

= XXX= Strong market opportunity
XX= Moderate market opportunity
X= Low market opportunity
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aggregate square footage of the establishments in each category were calculated. The
consulting team was able to obtain 1996 retail sales data by category for Richmond
Highway based on Business, Professional and Occupational License (BPOL) filings. The
consulting team also interviewed numerous merchants and shopping center owners on a
confidential basis and was able to obtain useful information on sales levels and shopper

locations.

The data on square footage and sales by store category are summarized in EXHIBIT I-2
and graphed on EXHIBITS I-2a, I-2b and I-2c. Overall, the Richmond Highway
Revitalization Area has approximately 1,700,000 square feet of retail space.
Approximately 29% of the space consists of general merchandise stores a.nd apparel and
accessory stores, but these stores are only achieving a subpar $139 sales per square foot.
The next largest category (20%) is food stores, which are performing well at $368 per
square foot (some of the major chain stores are performing even better than this). The
next largest category is eating and drinking places (19%), which on average are
achieving sales of $188 per square foot--a satisfactory but not exceptionally high level.
There is also a significant group of miscellaneous retail, including everything from drug
stores, which are reportedly performing well, to smaller specialty stores which in many
cases are struggling (the overall average sales for this category are only $127 per square
foot). The area also has representation of building materials and hardware (8%,
performing well with average sales of $212 per square foot) and home furniture,
furnishings and equipment (5%, with average sales of $142 per square foot--not bad for
this category).

In general, sales at “convenience” establishments (i.e., those that cater to day-to-day
shopper needs and tend to be selected based on proximity to home or work) are quite
strong along Richmond Highway. These include food stores, drug stores (included in

miscellaneous retail), and many (but by no means all) of the restaurants. On the other

-5.
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hand, in general, sales at so-called “shoppers goods” stores are much weaker. These
include general merchandise and apparel stores, home furniture and furnishings, and
various other specialty categories included in miscellaneous retail. Although there are
exceptions to these generalizations, this overall pattern is a function of the fact that
Richmond Highway has been losing market share to more attractive and more modern
competition that is closer to portions of the market area historically served by Richmond
Highway. This competition includes shopping centers in such areas as Kingstowne to the
northwest; Springfield (in and around Springfield Plaza, the closest regional mall, and
other stores west of I-95; Alexandria to the north, including massive planned retail
development at Potomac Yards; and Prince William County (particularly in and around
Potomac Mills); and future competition at Lorton Town Center in Lorton.

For our retail analysis, we have divided the Primary Market Area (PMA) into three
subareas: Subarea A, which includes the neighborhoods along Richmond Highway itself;
Subarea B, which includes the neighborhoods east of Richmond Highway closer to the
Potomac River; and Subarea C, which is the Franconia area to the northwest of the
Richmond Highway revitalization area (see map). Across all retail categories, as shown
in EXHIBIT I-3 and graphed in EXHIBIT I-3a, Richmond Highway retail establishments
are capturing fully 69% of expenditures made by residents of Subarea A itself. (See also
APPENDIX EXHIBIT A-2.") This is a very impressive capture rate, and it would be

' EXHIBIT A-2 is a model that begins with expenditures for various types of goods (e.g.,
men’s apparel and food) by residents of each subarea of the PMA. The portion of these
expenditures that is captured by stores along Richmond Highway is also shown. These
sales by type of goods are supplemented by sales from non-PMA residents to calculate
the total sales of each type of good along Richmond Highway. These are then broken
down by type of store (e.g., general merchandise, apparel and accessory stores; food
stores; etc.) at which each type of goods is purchased. The total sales by store category is
then calculated to calibrate with the known total sales by store category along Richmond
Highway. The capture rates were derived based on the total expenditure data by goods

category; the total sales data by store type category; and data and other information
obtained from a sample of retailers in the study area.

-6-



MAP OF RICHMOND HIGHWAY PRIMARY MARKET AREA

"™ ubarea A = US Postal zip codes 22306 and 22303, and census tracts 4160, 4216, 4217 and 4218.
_ubarea B = US Postal zip codes 22307 and 22308, and census tracts 4159 and 4160.
_§ubarca C =US Postal zip codes 22310 and 22315.
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difficult to improve on it even if there were major upgrading and addition of new stores.
Furthermore, total potential expenditures of Subarea A residents are $305 million, 47%
of total expenditures of all PMA residents. Residents of Subarea B account for 21% of
PMA resident retail expenditures, and Richmond Highway captures 40% of these
expenditures. This is not a bad rate, and is probably higher than many in the area would
guess, but it should still be possible to increase it with improvements along Richmond
Highway. Franconia (Subarea C) residents account for 32% of PMA resident retail
expenditures, and Richmond Highway captures only 14% of these expenditures. The
much lower capture rate is not surprising given the area’s proximity to other retail areas,
such as Springfield and Kingstowne, but it could also be improved upon with
improvements and new retail towards the northern end of Richmond Highway.

Given this pattern, it is not surprising that convenience establishments that rely more on
local business are doing well, while establishments that typically expect to attract
shoppers from a wider area are generally performing less well. Another implication of
these findings is that Richmond Highway retail sales can only increase significantly if it
can capture higher percentages of expenditures from the area closer to the Potomac River

(Subarea B) and, if possible, Franconia (Subarea C).

2. Retail Market Trends

Various retail market and demographic trends have contributed to this situation. These

include:

® An increasing portion of retail cxpenditures are being captured by national chains
rather than locally owned stores.
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So-called “power centers,” with “big box” retailers that include major general
merchandise discount stores such as Wal-Mart and Kmart, plus large discount stores
that dominate particular categories (so-called “category killers,” such as Toys-R-Us,
Barnes & Noble, PetsMart, Home Depot, etc.), are expanding rapidly and have
captured a larger percentage of retail expenditures. '

Many newer shopping centers have been built that are more attractive than the older
centers on Richmond Highway (even with the significant upgrading of many of the
Richmond Highway shopping centers), with better visibility and easier access, and

minimal concerns about security issues.

Demographic changes have also affected shopping patterns. EXHIBITS I-4, I-4a and
I-4b and Appendix A include data on demographic characteristics of the PMA. The
core area (Richmond Highway A and B) is ethnically diverse, with 65.9% of the
population white, 18.7% black, 6.5% Asian and 8.6% of Hispanic origin.

Retail market trends also provide some opportunities for Richmond Highway:

Various improvements in Richmond Highway, and in Richmond Highway retailing,
that would make the retailers more competitive with other shopping concentrations
would enable it to capture higher percentages of shoppers from Subarea B and to

some extent Subarea C.

The rapid expansion of big box retailers and power centers’ could present

opportunities if the area chose to take advantage of them. As discussed below, the

* Big box retailers are large discount-oriented national chain stores that are either general
merchandise discount stores or specialize in a particular category, such as toys, books,

i
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consulting team did not find sufficient market support for an entire new power center
along Richmond Highway. However, it should be possible to attract desirable
national chain retailers, including some big box retailers, to fill vacancies or expand
existing centers. Nationwide, there has been more expansion of these stores than is
warranted by market demand. However, many of these chains continue to expand,

and developers continue to look for sites to accommodate them.

* Although conventional shopping centers (including neighborhood centers anchored
by supermarkets, and community and power centers anchored by discount stores) still
account for the lion’s share of retail sales growth, a reaction of sorts is arising. There
is evidence that many people have a desire for a more pedestrian-oriented, traditional
shopping, eating and entertainment experience than they can find in conventional
shopping centers—even the most attractive new ones with the biggest stores. One
company that has attempted to capitalize on this trend is Federal Realty Investment
Trust, a major developer that has been involved with many power centers. It is now
also actively pursuing opportunities for what it calls “main street retail” in such areas
as downtown Bethesda and Shirlington. Inclusion of some of these elements in a new
neighborhood center or mixed-use development could provide a competitive edge

and attract more shoppers from Subarea B and other areas.

® As shown in the demographic exhibits, the heart of the Richmond Highway PMA (A
and B) has a median household income 60% higher than the nation as a whole;

almost twice as high a percentage of residents are college graduates.

3. Specific Retail Opportunities Along Richmond Highway

pet supplies and food, etc. Power centers are shopping centers that are entirely or
predominately occupied by big box retailers.

« Pis
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Our retail market analysis, including assessment of the market trends discussed in the

previous section, revealed the following opportunities for Richmond Highway:

* A general upgrading of the area, on both private and public property, would improve
the competitiveness of Richmond Highway and result in a significant increase in
retail sales—an estimated $23.7 million (7.0%) without any change in actual stores.
The benefits of this upgrading would be experienced fairly consistently along the
entire corridor. Upgrading would include a facelift of existing centers, such as new
facades and better landscaping of parking lots, continued public improvements such
as streetscape and better signage, and various other actions discussed in the
implementation section of this report. The opportunity for mcreaéed sales is
sufficiently great that it would be economically prudent for shopping center and retail
store owners (such as at Woodlawn Shopping Center) to make these types of

investments.

® Given the strong sales of the existing supermarket and drug stores, we evaluated the
potential for a new neighborhood center anchored by new stores of these types. Our
analysis in APPENDIX EXHIBIT A-3 indicated that there would be sufficient
support for such a center if it were located north of Beacon Mall and had a tenant mix
and design that would be appealing to residents of both Subarea A and Subarea B.
This location would be important to enable the center to capture shoppers from both
of these subareas. Such a center would probably be about 90,000 square feet and
might be anchored by Safeway or Super Fresh. Total retail sales would be an
estimated $36 million and rents would be in the low $20s for in-line stores and the
high teens for anchors. This center would be particularly desirable if it were
integrated with other uses into a mixed-use development with elements of “main
street” retailing. (EXHIBIT I-5, at the end of this report, shows an example of how
such a design might work on a Richmond Highway site.)

-10-
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* We also evaluated the potential for a new power cégter, which would probably have
225,000-275,000 square feet of retail space. As discussed above, this type of
retailing is becoming overbuilt nationwide, but we wanted to evaluate whether there
would be sufficient support for such a center on Richmond Highway nevertheless.
Our analysis in APPENDIX EXHIBIT A-4 determined that there was not sufficient

* market support for a new center of this type along Richmond Highway, which was
consistent with information garnered from our interviews. (Total sales along
Richmond Highway would increase, beyond the effects of upgrading, if a power
center were developed, but the increase would not be nearly sufficient to support the
new center and existing retail space as well.) In particular, the new pbwer center
being built at Potomac Yards in Alexandria will discourage many major retailers
from locating another store on Richmond Highway. However, some power anchors
are interested in locating along Richmond Highway. This combination bodes well for
filling large vacancies as they may occur, or potentially expanding existing centers by

adding additional “power anchors”.

* Despite somewhat lackluster sales at some stores, our interviews determined that
existing shopping centers along Richmond Highway are performing sufficiently well
in terms of occupancy rates and rents that the owners are not motivated to make
major changes that would be more expensive than the facelift and landscaping
improvements discussed above. Such major revitalization and reconfiguration of
existing centers has been very successful elsewhere in the Washington area, such as
on Rockville Pike, at shopping centers such as “Montrose Crossing” where
construction of a privately funded parking facility is allowing infill development
within some of the area formerly devoted to surface parking. The result, being billed
as “Main Street, USA,” while perhaps not delivering Main Street as advertised, is
certainly a first step at achieving a livelier shopping and people watching experience.

-11-
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A more ambitious project is being undertaken in the heart of Rockville, where
repeated attempts at revitalizing a failing shopping mall have been abandoned, and a
long range effort to replace the project with a mixed-use, pedestrian friendly town
center is underway. We foresee that market forces may tend to encourage some
major reconfiguration to occur in the longer-term future along Richmond Highway.
However, in the absence of significant incentives, we do not believe it is likely to
occur in the shorter term along Richmond Highway. As discussed in the
implementation section, incentives to encourage such revitalization (e.g., at the

centers in Hybla Valley) would be valuable for the long-term viability of the area.

Our interviews also revealed that there also continues to be strong interest on the part
of freestanding restaurants and other stores, particularly highway-oriented
establishments, in locating along Richmond Highway. This offers the opportunity to
upgrade specific smaller sites that may currently be underused.

Entertainment Opportunities

In addition to the neighborhood center and free-standing stores and restaurants
discussed above, there is potential for a restaurant neighborhood along Richmond
Highway. This would be on the order of 20,000-40,000 square feet, with four to six
restaurants with shared parking and the opportunity to walk among them in a pleasant

environment.

The past few years have seen dramatic changes in the types of entertainment
development that have been created in many locations around the country. To date,
the Washington area has actually had relatively little of this type of development.
Given the population density in the Richmond Highway PMA, and the absence of

competition, there would be sufficient support for a family entertainment center,
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which is a conglomeration of indoor and outside attractions such as video games,
miniature golf, bumper cars, batting cages, roller skating rink, etc. Some family
entertainment centers have high tech “virtual reality” and “motion simulation”
attractions that use computers and other high technology to simulate racing, roller
coasters, fighting, etc. However, the Commercial Revitalization Advisory Group was

not enthusiastic about such a use, which would probably require 7-10 acres.

e As discussed below, we predict that at least in the mid-term there will be a
moderately strong market opportunity for a family inn as a complement to Mt.
Vernon and Woodlawn Plantation. The Washington area is a major destination for
family tourists, but it is surprisingly lacking in attractions that children are truly
enthusiastic about. This inn would be most likely to succeed if it caters to families
with children by including entertainment components that appeal to children while

remaining consistent to an historical theme.

® Various entertainment uses that would most likely require public sponsorship would
be very beneficial to Richmond Highway. These uses might include a community
theater, a community center (perhaps with an arts focus) and/or a museum. One or
more of these uses might become possible with strong community support and
organizational commitment, County assistance, and perhaps developer proffers in

conjunction with new development or redevelopment.
C. Office Opportunities

In some ways, this is an opportune time to be considering office development
possibilities for Richmond Highway. The office market has become very tight in
Northern Virginia, and nearby Eisenhower Valley has benefited from this trend (see
APPENDIX EXHIBITS A-5 and A-6). It is also possible that the U.S. Patent and
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Trademark Office will relocate from Crystal City to Eisenhower Valley, which would
create spin-off opportunities for Richmond Highway.

It is certainly possible that a particular company, organization or agency might choose to
locate in a “build-to-suit” office building along Richmond Highway, as Metrocall did
many years ago. The area is attractive to office users because of its proximity to the
Beltway, National Airport and the Huntington Metro station; and the convenience to an

executive housing concentration close to the Potomac River.

However, there is by no means any assurance that a build-to-suit opportunity will come
to Richmond Highway. The other office alternative is that a developer wbuld proceed
with a “speculative” office building, without already having a user committed for the
building. This was, of course, a common phenomenon in the mid-1980s, but it
contributed to record overbuilding of office buildings and many property foreclosures.
As a result, developers and lenders are still very conservative about proceeding with
“speculative” office buildings. Several have been announced, and a few have actually
been started, in the Washington metropolitan area, but they are still highly unusual. They
have to date been limited to either downtown or the “favored quarter” extending west and
northwest from downtown, from Rosslyn out along the Dulles Access Road (including
Tysons Corner and Reston); I-66 (including Fair Oaks); and 1-270. All are in established
concentrations of office activity known as “edge cities” or “metro cores.” Richmond
Highway is not in the favored quarter, although it is not as far from it as some other parts

of the metropolitan area, and it is not an established metro core.

Unless sufficient incentives were made available to provide a significant rent differential

under more desirable locations, we have concluded that there is no opportunity for a mid-

n'uthgh;me_q_tMgng for the next five years, and only a low market

opportunity in the mid-term. Current office rents along Richmond Highway are $15-$18
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per square foot for the newest buildings. If a new building were developed without
incentives, rents would probably have to be $20 per square foot. If incentives made it
possible to rent space for $16-$18 per square foot, in the northern one-third of Richmond
Highway, we estimate that there would be demand for 50,000-70,000 square feet of
space. Such a building would have to be in the northern portion of Richmond Highway
to benefit at least to some extent from proximity to the Beltway, the Huntington Metro
station and existing office concentrations. However, it would still be difficult to attract a
developer for a speculative building.

One thing that might make development of private office space more likely would be to
combine new such space with a new Fairfax County government center. The County has
a short-term need for approximately 100,000 square feet along Richmond Highway. A

lease for this space could serve as an “anchor” or preleasing for a larger development.

There is also a large gap between current rents for low-rise, local serving office space

and the rents that would be required for new construction in the absence of incentives.
Current rents along Richmond Highway are only $10-$12 per square foot, while rents of
$15-316 per square foot would be required for new construction in the absence of
incentives. If incentives could fill this gap, this space would be appealing to doctors,
insurance agents, accountants, real estate agents, mortgage companies, financial advisors
and others serving the area surrounding Richmond Highway. If the rent gap could be
filled, there would be demand for 10,000 square feet of such space every three years.

The other opportunity along Richmond arises from the fact that Mt. Vernon Hospital has
become world-renowned for rehabilitation medicine. The hospital’s space needs can
currently be accommodated on its own campus, but in the mid-term there should be a

moderate opportunity for a new satellite rehabilitation center near the hospital along
Richmond Highway.
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D. Hotel/Tourism Opportunities

A number of national chains of so-called extended stay hotels are actively looking to
expand in various parts of the Washington area. This industry is showing signs of
becoming overbuilt nationally, so this opportunity may decline over time, but there is
currently great interest in building such hotels at the northern end of Richmond Highway.
This area offers excellent accessibility to major office concentrations in Crystal City and
Alexandria (most people staying at extended stay hotels commute to office locations

within about 10 minutes). Such a hotel would probably require a 3-5 acre site.

It would be highly desirable to attract a new County visitor center to Richmond
Highway. However, it appears that it is more likely that such a center will be located
along I-95 in Lorton. Nevertheless, a center oriented to the specific history of Mt.
Vernon, Woodlawn Plantation, Gum Springs, etc. would still be an asset for the area.

At least over the mid-term, and potentially sooner, there is a moderately strong
opportunity for a family inn with restaurant and conference facilities towards the
southern end of Richmond Highway with direct access to Mt. Vernon, as discussed in the
entertainment section above. Such a facility could benefit from demand from tourists
visiting the Washington area; Ft. Belvoir; and meetings organized by associations

concentrated in Alexandria.

E. Residential

Our interviews and research on currently selling residential developments in the greater

Richmond Highway area indicate that there will be considerable potential for various
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types of additional residential development along Richmond Highway (see APPENDIX
EXHIBITS A-7 and A-8).

There is demand for a total of up to 240 market-rate condominium units, with annual
sales of 48-60. These units would have current base prices ranging from $100,000-
$125,000 and would generally serve buyers with household incomes of $40,000-
$50,000. For the foreseeable future, these are likely to be low-rise units with surface
parking, typically attracting singles and couples with few children.

There is also an opportunity for market-rate attached homes, with annual sales of 24-
48 units. These units would have current base prices ranging from $130,000-
$150,000 and would generally serve buyers with household incomes of $50,000-
$60,000, often with young children.

The area surrounding Richmond Highway has a large older population, typically
living in large single-family homes that may no longer be optimal or even suitable as
the households age. This creates an opportunity for market-rate small lot single-
family homes; these could achieve annual sales of 18-30 units. These units would
have current base prices ranging from $150,000-$180,000 and should be located off
Richmond Highway with direct access from single-family residential areas.

The large older population also creates an opportunity for seniors rental apartments:
60 units as soon as possible and 60 additional units three years later. These would
most likely be developed by the Fairfax County Redevelopment and Housing
Authority using Federal tax credits, with monthly rents ranging from $515-$720.

Finally, over the mid-term, there will be a moderately strong market opportunity for
market-rate rental apartments along Richmond Highway. In today’s dollars, rents
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would be $800-$1,200, and minimum incomes would be $32,000-$48,000. There is
little interest in such housing on the part of developers at the present time, however.
In general, the Commercial Revitalization Advisory Group was not particularly
enthusiastic about garden apartments along Richmond Highway. However, the
Commercial Revitalization Advisory Group was interested in higher density
development of various types, and would be interested in attracting high-rise luxury
apartments to key nodes. This product type is, however, very difficult to justify

financially except at Metro stations or downtown.

In general, there was considerable controversy at Commercial Revitalization Advisory

Group meetings about the desirability of encouraging or permitting more housing along
Richmond Highway, given the fact that the Richmond Highway area currently has higher

percentages of assisted housing units (particularly Section 8 vouchers and certificates)

than other parts of the county. There was also concern by some people attending

Commercial Revitalization Advisory Group meetings that even new market-rate housing

will soon degenerate into undesirable housing.

Reasonable people can differ about this highly controversial topic. The consulting

team’s analysis of the situation led to the following findings and recommendations:

The fact that some housing—even relatively new market-rate housing—along
Richmond Highway has deteriorated is a function of the poor image of the area and
the whole range of problems facing Richmond Highway. If revitalization efforts
succeed in turning around the downward image cycle, there is no reason that new
housing will not attract buyers who subsequently want to buy more expensive homes
in the area; and their homes will be demanded by other households that want to move

to a desirable community.
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o If the market functions as it should, the presence of more households will provide
more nearby market support for existing retailers and encourage property owners and

retailers to fix up their properties.

¢ Because of the controversy over the desirability of more housing, incentives (which
will be scarce) should generally be used for housing developments in locations where
~ housing would be a clear improvement over current use (e.g., blighted motel
properties). Where possible, incentives should be used to favor mixed-use projects or
neighborhood centers (in which there may be multiple land owners cooperating on an
area wide plan) that include housing as a critical component of a 24-hour
complement of activities. New housing might also be encouraged if a higher than
usual percentage of the site is preserved as green space, which would encourage the
types of higher rise apartments preferred by the Commercial Revitalization Advisory
Group.

e On other sites, housing for which there is a market, as described above, should be
permitted but not specifically incentivized. The consulting team believes that
housing on such sites should not be discouraged, because on balance it will be
positive for the area, but it should not benefit from scarce incentives which could be
more valuable on other sites and/or for other uses. It must be recognized, however,
that there will be numerous sites along Richmond Highway where housing is the only
viable type of new development for the foreseeable future. Discouraging new

housing on these sites may resign them to no improvement for many years.

o No new project-based assisted housing units should be developed along Richmond
Highway.

« 19



ROBERT CHARLES LESSER & CO0.
CHK ARCHITECTS AND PLANNERS, INC.
BARTON-ASCHMAN ASSOCIATES, INC.

FAIRFAX COUNTY
August 20, 1997
04-6620.00

¢ Buyers of affordable dwelling units (ADUs) are not low-income households of the
type that have become so controversial along Richmond Highway; townhome ADUs
are generally priced between $95,000 and $110,000, and condominium ADUs are
generally priced between $65,000 and $75,000. However, the likely presence of
ADUs is seen as a distinct negative by those who oppose more housing along
Richmond Highway. We would encourage the review of ADU requirements to
encourage those building along Richmond Highway to consider contributing to the
housing fund rather than building ADUs on their properties.

8. High-Tech/Research & Development Opportunities

Over the mid-term, our interviews and evaluation indicated that there will be a
moderately strong market opportunity for high-tech/research & development/light
assembly space, particularly towards the southern end of Richmond Highway. In this
area, it may well be possible to attract companies that want to be relatively close to 1-95

and/or Ft. Belvoir; and want to tap into the labor force in and along Richmond Highway.
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II. TRANSPORTATION AND PLANNING EVALUATION

A. Transportation Evaluation

The major transportation facility in this study area is Richmond Highway (U.S. Route 1).
This roadway is oriented north-south and extends from the 14th Street Bridge into the
District of Columbia, Crystal City, and Old Town Alexandria on the north to Lorton,
Woodbridge, Fredericksburg, and Richmond on the south. Richmond Highway has an
interchange with the Capital Beltway (I-95/495) immediately north of the study area.

The Huntington Metrorail station is located along Kings Highway approﬁmately 0.8
miles north of its intersection with Richmond Highway.

There are several major intersections that provide access from surrounding residential
areas to Richmond Highway. They include Huntington Avenue, Kings Highway, Beacon
Hill Road, Lockheed Boulevard, Sherwood Hall Lane, Buckman Road/Mount Vernon
Highway, and Mount Vernon Memorial Highway. Other roadways also provide

vehicular access between surrounding residential communities and Richmond Highway.

Richmond Highway has a varied cross-section. The portion of the highway north of its
intersection with Buckman Road/Mount Vernon Highway has a six-lane divided cross-
section with traffic signals at key intersections. There are also numerous unsignalized
median breaks. The portion south of Buckman Road/Mount Vernon Highway is
undivided with a mixture of a five-lane cross-section with the center lane used for two-

way left turns and a four-lane cross-section with no left turn lanes except at intersections.

Along the entire length of Richmond Highway, there are scattered locations that have

frontage roads. There are also locations where access drives serving the properties are
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well defined and other locations where there are no access controls. The presence and
absence of access controls is dependent on the age of the development. Traffic along
Richmond Highway flows reasonably well, especially in the northern portion with the
six-lane, divided cross-section. The southern portion with the undivided cross-section
experiences some flow and safety problems. This is a result of the lack of protection for

left turn movements and the locations of uncontrolled access.

There are locations where vehicular access can be confusing and sometimes dangerous.
The mix of sections with and without frontage roads, the varying of frontage road

configurations, and the presence and absence of access controls results in confusion.

VDOT has undertaken the Route 1 Corridor Study extending through Fairfax and Prince
William Counties, including the revitalization study area. There are various alternatives
for widening Richmond Highway and providing a median. The uncontrolled access to
properties would be eliminated. The purpose of the study is to identify and address
current and future transportation needs in the corridor through the year 2020. There are

currently no funds for implementing any improvements that may be recommended from
this study.

The revitalization consultant team is working with the VDOT consultant team to
coordinate the two studies and to assure that any future improvements to Richmond
Highway are consistent with the goals of the revitalization effort.
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B. Planning Evaluation
1. Assets

With access from the Capital Beltway and proximity to National Airport (only five miles
away) and Washington, D.C., only seven miles away, Richmond Highway is seemingly
well positioned to benefit from the strong economy of the Washington Metropolitan area.
83,000 vehicles travel Richmond Highway each day at Huntington, tapering to 67,500 at
Hybla Valley and 43,000 at Woodlawn. These numbers are supplemented by traffic at
the nearby Huntington Metro Station, and 80 bus stops along the route.

Added to those assets is a highly educated surrounding community with a 1996 median
household income of $58,688 (63% above the U.S. median). The nearby tourist
attractions of Mt. Vernon and Woodlawn Plantation at the southern end of the highway
as well as the private amenities of Belle Haven and Woodlawn Country Clubs bring
additional traffic to the area, as does Mt. Vernon Hospital, which has a nationally

prominent hip replacement surgical center.

Richmond Highway represents a tremendous investment in both public and private
resources. In recent years, $650,000 has been invested in bond projects along Richmond
Highway, mostly in the form of landscape improvements (tree planting) as well as some
planned bus shelters. An additional $400 million in private money has been invested in
the last eleven years, according to the Southeast Fairfax Development Corporation
(SFDC). A concurrent study being undertaken on behalf of VDOT is looking at even
more public investment on Richmond Highway--possibly widening it still further to

accommodate expected growth in the region.

-23-



ROBERT CHARLES LESSER & CO.
CHK ARCHITECTS AND PLANNERS, INC.
BARTON-ASCHMAN ASSOCIATES, INC.

FAIRFAX COUNTY

August 20, 1997

04-6620.00

Clearly, this investment has not been sufficient to transform the image and economic
status of the revitalization area. It is, however, prudent for the County to leverage this
investment to the maximum extent possible, possibly by striving to direct a higher
proportion of growth expected in the County to this area and other revitalization areas,
while preserving those areas of the county not yet developed. For that strategy to be
effective, however, the physical form of that investment, i.e., the quality and arrangement
of the new construction, must be consistent with the goals already articulated by the
County in its Comprchenéive Plan

2. Liabilities

Route 1--Richmond Highway--is ugly. Its image in the mind of many would-be
investors is one of cheap motels catering to the tourists who once traveled this route on
their way to Florida, discount stores, auto dealers, fast food restaurants and relatively
low-quality and, in some cases, poorly maintained apartments. While some of this may
be attributable to the age of many of the structures, even some of the recent development

cited above does nothing to alleviate that image and may, in some cases, exacerbate it.

Comprised primarily of shallow, small parcels of land that are zoned either C-8 or are
bisected by differing zoning classifications (as opposed to mixed-use zoning), it is
difficult to orchestrate a substantive redevelopment anywhere along the corridor.
Furthermore, if large parcels could be assembled, the predominance of a zoning
classification designed “for those commercial and service uses which are oriented to the
automobile”; one that precludes the mixing of such diverse uses as retail with housing or
office with housing; one that makes office use at greater than 50% of the permitted
F.AR. a special exception, resulting in added expense to the developer, and precludes
office use at greater than 75% altogether; one that makes “quasi-public parks” or other
public spaces a special exception, that mandates front yard set backs of at least 40-feet,
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and whose performance characteristics ignore the urban design of a project, perpetuates a
pattern of development which is, generally speaking, ugly, wasteful of land, auto-

dependent and antithetical to the development of vital community life.

For example, the normal consumption patterns of a resident of the nearby area, which
might typically involve a series of errands at a variety of services and merchants along a
two to three mile stretch of the highway, involve getting in and out of the car, and on and
off Richmond Highway several times within a short period of time. If those activities are
taking place in the moming or late afternoon, those trips are overlapping those of other
drivers using Richmond Highway-to commute to and from work. Moving on and off the
highway to reach local businesses conflicts with through traffic, particulariy when cars
make mid-block left turns from the middle of the highway. Because of the large number
of high turnover uses along Richmond Highway, e.g., fast food restaurants and gas

stations, such conflicts are exacerbated.

Furthermore, having to drive to every destination diminishes the opportunity for
serendipitous encounters, for chance meetings that have made traditional towns such
good centers of community life as well as good business locations: the ability to shop or
run errands easily on one’s way to work, the likelihood of meeting an acquaintance at
lunch, the ease of setting up a meeting or a play date at short notice. Moreover, the high
ratio of parking lots to buildings prevalent on Richmond, and the great distances across
these lots as well as across Richmond Highway itself, raise infrastructure costs (on a per
square foot basis), waste land, and create further disincentives to walking, while making
it virtually impossible to create any kind of urban ensemble or coherent design for
buildings, spaces or even signage. Because such patterns are unwalkable and are difficult
to service with public transportation, their development has resulted in a vicious cycle of

spraw] -- new development is required to replicate this dispersed pattern in order to
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accommodate still more parking, required because of existing distances that are too great,
ad nauseum.

The auto-oriented zoning along Richmond Highway is a very significant liability, but it
is hardly the only one. The lack of significant east-west access to the highway
diminishes its market, isolating it along the eastern edge of the county (although with the
current mix of stores better access to the west would probably increase leakage out to
newer shopping centers in areas such as Kingstowne). Attempts at connecting Lockheed
Boulevard to the west were unsuccessful, so there seems little chance of improving these
linkages in the future.

Crime, whether real or perceived, is considered a deterrent to many shoppers, and hence
many developers. Some debate exists as to whether crime in this area is actually

substantially higher than in other areas of the County, but perceptions are not easily
changed.

Environmental constraints are also a factor along Richmond Highway. Marine clays
dominate much of the soils (see the discussion of North Hill below), while steep slopes
make development of the few remaining undeveloped parcels next to impossible.
Furthermore, contamination of Dogue Creek and Huntley Meadows may ultimately lead
to remediation efforts, further reducing the development potential of certain parcels.

Redevelopment along Richmond Highway is an expensive proposition. Land assembly
alone is an arduous and expensive process, and construction within developed areas has
additional costs. This is exacerbated by the development review process required by
Fairfax County, which is perceived as cumbersome and overly bureaucratic. Despite all
of these disadvantages, there are no incentives offered by Fairfax County for

redevelopment in this area. Thus, it is easier and cheaper for a would-be developer or
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investor to acquire and develop “greenfield” parcels elsewhere in the county or in other

jurisdictions than to take on a project along Richmond Highway.

3. Additional Considerations
a. Comprehensive Plan

In an effort to encourage a nodal redevelopment, the Fairfax County Comprehensive Plan
identifies five Community Business Centers (CBCs) along Richmond Highway that are
intended to “provide community-serving commercial and residential uses as well as
serving as focal points in the community.” They are: North Gateway, Penn Daw,
Beacon/Groveton, Hybla Valley/Gum Springs, and Woodlawn. (See EXHIBIT II-1,
Community Centers, at the end of this report.) Areas between these CBCs are classified
as Suburban Neighborhoods. While these development nodes acknowledge an existing
pattern of development, they are not necessarily sized to acknowledge a reasonable
walkable distance, nor are they spaced in the most effective manner (e.g., at critical
intersections, or at a distance that might be efficient for light rail or high-speed feeder
bus service). For example, there isa 2 - 1/2 mile stretch between the Hybla Valley/Gum
Springs CBC and the Woodlawn CBC where there are no CBCs,

The intent of designating these nodes for high density, mixed-use pedestrian friendly
development is laudable, and indeed necessary for long-term revitalization to take hold.
In particular, the mixing of housing with both retail and office space, if not in the same
building, then on adjacent but connected properties is a critical component of pedestrian
friendly, 24-hour environments. Such mixing provides a built-in population of people
who are likely to walk to services in the immediate vicinity, thus ‘signaling that it is
“normal” to be walking in such environments. Furthermore, the presence of housing

within these environments provides an easy transition to the established residential
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neighborhoods behind, making the interconnecting of such neighborhoods with new
developments along Richmond Highway an achievable objective.

Unfortunately, the comprehensive plan offers little in the way of real incentive to achieve
its goal. The demarcation of CBCs into sub-districts that vary in allowable density and
height perpetuates consideration of these pieces as individual development sites, rather
than as parts of a whole. Densities are still relatively low, for example 0.35 F.AR. is
typical, and even the higher densities of 0.5 F.A.R. allowed at some of these locations are
unlikely to provide the development incentive and the critical mass and mixture of
housing and office space to produce the kind of environment sought in the

Comprehensive Plan.

Furthermore, owing to the current zoning which does not allow development that mixes
commercial (retail or office) uses with housing by right, a prospective developer is still
required to go through a cumbersome process of rezoning, even though such a
development is consistent with the Comprehensive Plan. Theoretically, the “PD” Zoning
classification, in all of its permutations, is intended to satisfy the need for mixed-use
development. However, a developer wishing to develop property in conformance with
the letter and the spirit of the Comprehensive Plan is forced to go through a rezoning
process which includes at least two stages of approval over and above the normal Site
Plan approval process: Conceptual Development Plan Approval and Final Development
Plan Approval. This process is both a time consuming and costly process in order to
achieve an outcome that would have been possible by right had an “MX” type zoning
been in place.

An obvious result of such a deterrent, especially along Richmond Highway, is that

developers are only likely to propose those projects that can be constructed as a matter

of right, even though such projects may be inconsistent with the Comprehensive Plan.
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Another immediate effect of this condition is reflected in the inability of the Economic
Development Authority to market Richmond Highway for such mixed-use development,
as the Authority cannot market any area or property for any use not currently permitted
as a matter of right under existing zoning. Thus, because the process itself is so
burdensome, the benefits that might accrue to the residents of the Richmond Highway

area as a result of such a rezoning to a “PD” classification are unlikely to materialize.

Also of concern, under the 100,000 square foot gross floor area minimum for free
standing PD districts, small parcels (of which Richmond Highway is filled) are
effectively ineligible for rezoning. While it is theoretically possible, and indeed it would
be desirable, for a group of land owners of contiguous small parcels to act in concert to
achieve rezoning to PD classification, it is difficult to imagine them doing so without

some encouragement and assistance from the County.

Meanwhile, parking requirements, another obstacle to achieving the type of
redevelopment sought, remain the same despite zoning ordinance amendments intended
to provide some relief. While theoretically, under Section 11-102, Paragraph 6 of the
Zoning Ordinance, the Board now has the discretion to waive the requirement that,
within designated CBCs, all required parking be on the same or on a contiguous lot, the
criteria for receiving such a waiver are onerous if not impossible to meet. For example

the developer must:

e Apply to the Director, showing that it is impractical to meet the requirement (thus

placing an additional burden on the developer);

* Pay the County a sum for each space eliminated (reducing still further any incentive

gained from this waiver); and finally
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* Relief through this waiver will only be granted if the County has plans for the
erection of a public parking facility in the immediate area and has provided for its
development. As the county, has no track record of developing such facilities and

has no current plans to do so, the entire provision is moot.

Additionally, the Comprehensive Plan, like those studies that have come before, speaks
to the need to protect adjacent residential neighborhoods and to screen them from
objectionable views and noise. With the exception of a discussion of tapering the
building heights, there is little in the Comprehensive Plan or in any of the preceding
recommendations that describes how one might connect these neighborhoods to new
development, to integrate them into a larger neighborhood center. The result of all of
this protection over the years has been to disconnect the adjacent neighborhoods from
their commercial centers, further reducin g the vitality along Richmond Highway.

Finally, the “Suburban Neighborhoods,” the areas in between the CBCs as designated in
the Comprehensive Plan, have not been fully considered. While the Comprehensive Plan
spells out a land use and density for every parcel, and even goes so far as to foresee a
change in use from the freestanding strip commercial development that currently
dominates these areas to moderate densities of housing, it contains no additional vision:.
Nowhere is the concept of “livable streets” suggested as an important component of
community life. Density alone is not enough to assure pedestrian friendliness, vitality
and a sense of community. Recent housing developments along Richmond Highway, and
additional proposals in the pipeline, such as at the Mt. Vee property, all share tendencies
which work against these characteristics. Garden apartments surrounded by parking lots,
and townhouse development accessed at only one point and ending in cul-de-sacs whose
units are dominated by front loaded garages or parking lots, do not encourage walking or
community participation. Neighborhood services and retail, are, for the most part, zoned
out of such neighborhoods, and where they are adjacent, interparcel discontinuity
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between housing and retail is generally encouraged in the Comprehensive Plan, further

discouraging a pedestrian orientation.
b. Parcel Size

It is commonly held that predominance of “small parcels” (a term used by several CRAG
members) up and down the length of Richmond Highway is a barrier to revitalization.
To be sure, a substantial number of properties are smaller than four acres. Nonetheless,
26 individual properties (or contiguous properties under one ownership) are 4-8 acres
(large enough for a supermarket), and 22 properties are greater than eight acres in area.
(See EXHIBIT II-2, Existing Parcel Size, at the end of this report.) While together these
constitute less than one-half of the land within the Richmond Highway revitalization
area, and less than one-fourth of the total number of individual parcels, the combination
of large holdings in key locations, including the area around the intersection of Kings
Highway at Richmond Highway, Beacon Mall, North Hill, and Hybla Valley, as well as
the Future Farmers of America site and the Engleside Shopping Center, suggest

opportunities for revitalization and redevelopment that could be accomplished without
substantial land assembly.

c. Vacant, Blighted and Underutilized Properties

Roughly 60 or so properties can be classified as vacant, blighted and underutilized (eight
properties have been officially classified as blighted), while there are roughly 10 more
that are approaching one of these conditions. For the purposes of this study,
“underutilized” properties are those that are nearly undeveloped, or developed at a level
substantially below that for which they have been zoned (less than 33% of allowable
F.A.R.), or structures that are partially or entirely vacant. While several of these are

substantial tracts, taken en masse they constitute less than one-fourth of the total land
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within the study area. However, many of these parcels are in key locations along the
highway, such as Kings Highway at Richmond Highway, Beacon Mall, North Hill, and
Hybla Valley, as well as the Future Farmers of America site and Smitty’s Lumber, and as
such represent valuable assets in considering a revitalization or redevelopment strategy.

(See EXHIBIT II-3, Underutilized and Blighted Properties, at the end of this report.)

d. Assemblage Possibilities

The Fairfax County Comprehensive Plan and SFDC have identified a wish list of land
assemblages allowing substantial redevelopment to take place in key locations. This
study is supportive of such efforts. However, in order to achieve at least the Beginning of
redevelopment, it is useful to prioritize the required assemblages at each key location,
suggesting that not all lands need to be acquired in order for redevelopment at key sites
to commence. The accompanying diagram illustrates the priorities that should be
established, categorizing them as to primary (required assembly for anything to be
developed), secondary (would be extremely helpful, but not absolutely essential), and
tertiary (would be nice to acquire, but development should not be held up if these
properties prove to be expensive or unavailable). (See EXHIBIT II-4, Parcel
Assemblage Possibilities, at the end of this report.)
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IOl. RICHMOND HIGHWAY REVITALIZATION GOALS

Throughout the process of meetings with the Commercial Revitalization Advisory
Group, there was considerable discussion about revitalization goals for Richmond
Highway. Based upon this discussion and the consulting team’s assessment of the needs
for the area, the following goals were devised. These were accepted without change by

the Commercial Revitalization Advisory Group.

The overriding goal should be to:

Build on progress that has been made to date to break the cycle of decline and
dramatically improve the image of the Richmond Highway revitalization area

The following are important goals in their own right and will help to achieve the

overriding goal:

* Foster prosperity of existing Richmond Highway businesses
* Attract more businesses providing good jobs

* Improve transportation by all means within and to the area

* Make the area pedestrian friendly

* Improve the physical environment and appearance of the area

* Promote revitalization and redevelopment activities consistent with improving the

image and prosperity of the area
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* Enhance the security and welfare of shoppers, employees and residents

« 3



~

ROBERT CHARLES LESSER & CO.
CHK ARCHITECTS AND PLANNERS, INC.
BARTON-ASCHMAN ASSOCIATES, INC.

FAIRFAX COUNTY
August 20, 1997
04-6620.00
PART TWO: RECOMMENDED REVITALIZATION SCENARIO AND

IMPLEMENTATION/MARKETING PLAN
IV. PREFERRED LONG-TERM VISION

Much of the effort of this study has been devoted to understanding current market
opportunities and devising a clear plan for furthering the goals of revitalization,
particularly over the next few years. It is clear that revitalization of Richmond Highway,
as of most areas, must be an incremental process that will not occur magically overnight.
However, it is much easier to sustain the energy and discipline required for such a long-
term effort if there is a consensus regarding the preferred long-term vision. The
Commercial Revitalization Advisory Group was very successful in arriving at such a
vision, which is described in this section. It must be remembered, however, that this
vision will never be achieved unless many smaller steps that are much less dramatic are
taken in the meantime. Furthermore, the long-term vision must not be used to prevent

positive actions from being accepted and welcomed, even if they are much less visionary.

In the long term, “Woodlawn Boulevard,” as Richmond Highway is proposed to be
renamed (see Section VI), is seen as a landscaped avenue which, while capable of
meeting the carrying capacity of a major arterial road, is also perceived as an object of
civic pride, the County’s “Main Street,” where nearby residents as. well as visitors to the
region, might come to spend time, to be public, to work, and shop and even stroll, and

where additional citizens may come to live.

The recommended development along Richmond Highway in the long term envisions a
series of nodes or neighborhood centers that combine office space, retail opportunities
and housing in a pattern of traditional streets, reminiscent of development before World

War II, that encourages walkability and 24-hour activity. (See EXHIBIT IV-1,
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*Community Vision Summary, at the end of this report.) Furthermore, the pattern is one
that is intended, wherever feasible, to tie in to existing development, paying particular
attention to the residential development to the east and west of Richmond Highway.
Between each of these nodes, it is envisioned that medium to high density residential or
commercial (office) space can be developed along the northern half of the boulevard,
while medium density residential development is envisioned filling out the boulevard in
the southern half. EXHIBIT IV-2 shows the conceptual cross section of Richmond
Highway in the two distinct areas. In the nodal areas, development is moved up to the
property line while wide sidewalks allow the pedestrian a comfortable experience. The
example here shows a “frontage,” or service road, within the property itself, and not as
part of the right-of-way or any proposed improvement to Route 1 overall. This would be
an option on the developer’s part allowing a small amount of parking in the front while
maintaining a street friendly facade. In the areas between the nodes, apartment buildings

would be set behind large front yards devoid of parking lots to create a proper residential
feel.

The near-term market conditions do not seem to indicate opportunities for such higher
densities within the next five years particularly in the office segment. However, while
one of the chief goals of this revitalization effort is to leverage existing assets in order to
achieve near-term improvement in the market performance of the area, another one of the
goals of this effort is to alter these market conditions through a comprehensive strategy
aimed at changing the public’s perceptions of Richmond Highway. As an aging arterial
that appears more or less abandoned by a greater part of the development and consuming
community, a vicious cycle of decline has set in. Its image prevents the development of
the very projects necessary to substantially alter that image. Thus, it is unable to share in
the relatively healthy housing and office market that exists overall throughout Fairfax
County. The proximity of Richmond Highway to significant assets and powerful
economic centers suggests that the disparity of market opportunities between Richmond
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Highway and other portions of the County is based largely on those perceptions.
Providing near-term incentives to succeed in completing at least one significant project,
coupled with aggressive marketing and an enhanced infrastructure, will ultimately
provide the fuel to change the status quo. In particular, if the recommendations for one
of these neighborhood centers, “Kings Crossing,” described below -- for which current
market forces suggest some support -- can be implemented relatively soon, the
development inertia which now plagues the corridor will be broken, and new market

opportunities will take hold.

There are eight neighborhood centers in all, each having particular characteristics. From
the north, they are:

1) Kings Crossing (See EXHIBIT IV-3 at the end of this report): Relatively close
proximity to the Huntington Metro Station and the Beltway makes this site the likely first
candidate for redevelopment. Depressing the through lanes of Richmond Highway while
constructing atop them a landscaped traffic circle at the original grade would resolve the
awkward intersection of Richmond Highway and Kings Highway (both South and
North). On the east side of the circle (the “Kmart” or “Michael’s” site), consistent with
the market study, a retail development with some housing or office above is envisioned
combining 90,000 to 100,000 square feet of retail in a “Main Street” format including a
new supermarket, while providing a venue for restaurants and outdoor cafes. Such a
center will provide a place for people to come to see and be seen as much as to shop.
The opportunity to spend time in an appealing community setting such as this is one that
is sorely lacking along Richmond Highway at present. Shirlington in Arlington County

is an example of an existing center with this kind of character.

While the market study suggests that this program is achievable in the short term,

additional development with a mix of uses is proposed over the longer term. Assuming
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the success of this undertaking, higher density office and apartment development is
imagined above and adjacent to this development. Structured parking will be necessary
at this density, as illustrated here imbedded within the center of blocks. The following
densities are recommended (See EXHIBIT IV-4):

* Area 1: F.AR. = 0.8, with the a density bonus of 0.3 F.A.R. for housing “above the
shops.” The structured parking is not included in the area calculation.

*Area2: FAR. =04

* Area 3: ‘60-dwelling units (d.u.)/acre, gross density

* Area 4: 10.5-d.u./acre, gross

* Area 5: 5.0-d.u./acre, gross, in the single-family areas

* Area 6: same as Area 1

Critical in this development is the interconnectedness of this housing with the mixed-use
development in the center through a grid-like structure of streets. Residents in this area
will be able to walk or drive directly from their home to the town center. An
undevelopable site east of this could be acquired for use as a public park, where terrain
and other natural features permit, while additional sites surrounding the circle may
provide a setting for a cultural center. The aerial view of this site after final build-out
assumes an overall density of 1.0 F.A.R. (and includes the use of part of the housing
density bonus). One example of just such a higher density mixed-use development built
from scratch is Mizner Park, in Boca Raton, Florida, (approximate F.A.R. is 1.0), built to
replace an aging shopping mall along a highway (coincidentally Route 1) much like the

one encountered here.
2) Beacon Hill: The site of Beacon Mall sits atop the highest elevation in the region and

affords spectacular vistas into Alexandria, and on clear days into Washington, D.C. On

the long-term agenda, the site is envisioned with high-rise office and hotel development
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to take advantage of the views. Mid-rise apartment development at the edges of this
node provides the transition to residential development to the west. A convention center
and hotel has been identified by the CRAG as representing one possibility for the site;
however, WMATA'’s nearby Huntington Metro Station is a more appropriate site for a
Convention Center program as acknowledged in the Comprehensive Plan. The following

steps are critical to ultimately making this area into a vital 24-hour community:

* Eventually demolishing the existing mall and replacing it with a traditional street grid
made of blocks. This will create parcels of land that can be developed in response to

market demand while encouraging a mix of office, retail and residential uses;

* Increasing pedestrian traffic and circulation by creating a human-scale environment

of inviting open spaces that match the traditional street grid;

* Designing the new buildings to create a distinctive skyline and a focal point for the
community while simultaneously scaling and setting back the buildings to
complement the residential neighborhoods behind; and

* The creation of a civic space, a park, possibly accommodating an outdoor ice skating
rink. This space will serve a focal point for business in this part of Richmond

Highway as well as for residents of nearby neighborhoods.
The overall density contemplated for this area is quite high, an F.A.R. of 1.5 terraced

over the site with 2.0 in the center (to allow for a high rise structure) stepping down to
1.0 along Richmond Highway to 0.5 at the edges of the site..

3) North Hill: There is strong citizen interest in keeping this 42-acre site a park, and the

presence of problematic soils reinforces this inclination. However, the lack of any
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“public face” to the park, and its position in between the nodes, cast doubt as to the
degree to which the park would be used and would feel safe. Furthermore, the County’s
rather sizable financial obligation resulting from the redevelopment of this site may
preclude public investment in other areas. Thus, the possibility for condensing the
allowable density in development along the edge of the site in the following manner
should be considered:

* The creation of a 14-acre park centered within the site, ringed on three sides by
housing, but bordering directly on Richmond Highway;

* On two, two-acre parcels flanking the proposed park, adjacent to Richmond
Highway, commercial/mixed-use development or an extended stay hotel at a density
of 0.8 F. A.R.; and

* Upon the remaining 24 acres of land ringing the central park, retirement housing,
possibly in a patio style format at a density of four units to the acre allowing a total
of 96 homes, or possibly in an apartment format. Additional considerations include
assembling adjacent parcels and combining densities on them, allowing an even

larger park, while still achieving revenues to repay its debt.

4) Hybla Valley Village: The assemblage of three parcels: two adjacent shopping
centers and a vacant 60-acre parcel to the west, adjacent to Huntley Meadows Park,
would allow the development of a new town center, centered along this 7.5 mile length
of Richmond Highway. Sitting in a valley, and capable of being seen from approaching
traffic to the north, this is the site of the “Woodlawn Boulevard” Town Green, and a
possible site for a new 100,000+ square foot County Services Building. Current market
conditions suggest that the development of a restaurant village along a main street may

be possible now, provided some flexibility on shared parking provided. Additionally, the
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60-acre parcel to the west may provide a good site for retirement housing in small lot
single-family format. Possible future redevelopment includes additional office and
residential development above retail, within a pattern of traditional streets and squares as
described above in the Kings Crossing section of these recommendations, but not to
exceed an F.A.R. of 0.6. ‘

Given the likelihood of the vacant 60-acre parcel being developed in the near term, it is
essential that the layout of this neighborhood not prevent its interconnection to future
development within the heart of this proposed town center. Provision should be made to
allow its connection via a street in a location roughly between the two existing centers
(following the diagram in the Vision Summary Plan). An actual connection does not
necessarily have to be made immediately (though it could) so long as a right-of-way
sufficient to accommodate a neighborhood street is provided. Furthermore, it is
imperative that the design of this neighborhood follow the guidelines for livable streets
described later in this report.

5) Mt. Vernon Forks: Leveraging its position at the intersection of Mt. Vernon
Highway, and the presence of an existing antiques center, this proposed node or
neighborhood center is seen growing from an expansion of the antiques market concept.
In what would be a unique asset within Fairfax County, and complementary to the
historical motif of the area, the neighborhood is imagined as a center for arts and an
antiques market. Promoting economic development along this portion of Richmond
Highway by jump starting cottage industries, a technique that is known in some circles as
“micro-enterprise development,” the proposal is to utilize property tax abatement of
limited duration (described in the recommendations section later in this report) to attract
antiques dealers and artisans engaged in supporting the arts and antiques markets, e.g.,
furniture repair and upholsterers, stained glass fabricators, and other artisans, as well as

those engaged in the fine arts. When ultimately built-out, the neighborhood will combine
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housing at a medium density possibly in townhouse forms and loft-like live/work units
(described below) at 12-16 d.u./acre with additional housing above the antiques center.
Small amounts of neighborhood commercial would complete the neighborhood, but retail
stores (not including antiques markets and art galleries) over 4,000 square feet would not
be eligible for the tax abatement. This neighborhood is seen as one that may develop in
the nearer term, if tax abatement tactics are adopted. Densities within the mixed-use
areas should be 0.4 F.A.R. with a bonus of 0.2 F.AR. for housing “above the shop.”

The live/work units are an unusual aspect of this area necessary to promote its unique
character, and may require zoning allowance. These units are, as the name implies, those
residences from which one can also operate a business. In this neighborhood, both the
sale of art and antiques and crafts associated with their production and repair are
permitted from any property regardless of its zoning designation. For the independent
craftsperson, it allows the purchase of a workshop and residence utilizing one mortgage
and allows considerable savings in rent. Tax abatement would be an additional incentive
and owners would be subject to a yearly property inspection to assure compliance with
the terms under which preferential treatment was granted. In the near term, this may
facilitate the use of several of the abandoned structures on this property as workshops
within which one may also live. Later, as the area begins to redevelop (and the tax
abatement is no longer necessary), the live/work classification will allow someone to turn
part or all of a home into an art gallery or to build an antiques store to suit. In new
townhouse type construction home workshops will be permitted to operate out of
accessory units on alleys, allowing such activities. complementary to the antiques market
such as furniture repair and upholstery, art restoration, etc. to take place. Ultimately, it is
imagined, there will be a mixing of residences and small locally owned shops within this

area.
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6) Smitty’s Center: As the market develops in the long term, this will be another node
for developing a mixed-use neighborhood center. The lack of any immediate market for
the site may be a positive as there exists community support to find a single large
employer who would take a portion of the site while developing the remainder for
medium density residential (12 to 18 units per acre) and neighborhood serving retail to

transition to existing residential development.

7) Engleside: Interparcel access would allow adjacent shopping centers to link and,
ultimately, redevelop into a neighborhood center serving the lower portion of Richmond
Highway. Additional residential development should follow the pattern established along
the boulevard and transition to existing residential neighborhoods, with a density of
roughly 16-20 dwelling units per acre.

8) Grist Mill Inn: Located on the Future Farmers of America parcel, adjacent to the
actual Grist Mill, the site is seen as serving a single use or at least related set of uses: as
an inn and historically themed recreation and entertainment center. While over half sits
within a flood plain, and is therefore unavailable for buildings, the site has tremendous
potential to be used for recreational purposes serving the tourist and vacation market, i.e.,
either guests at the inn or day visitors, while hotel related facilities can be easily

accommodated in the remaining portion of the site.
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V. ORGANIZATIONAL RECOMMENDATIONS

Successful revitalization will require a combination of County and private commitment

and investment, supplemented by Federal and state resources as available.

Successful revitalization also requires an entity with a full-time paid staff, including
potentially taking an active role in a public/private partnership to develop particular sites.
Such an entity, which should predominantly represent the local business and property
owner community, has been proven in hundreds of commercial areas throughout the

country to be vital for revitalization.

Richmond Highway has the great advantage over other revitalization areas in the county
of already having an established entity, Southeast Fairfax Development Corporation
(SFDC), with a mission of furthering revitalization of the area. The consulting team is
recommending an ambitious but achievable agenda of programs and actions for the study
area. The consulting team has concluded that SFDC is the logical organization to
implement the revitalization strategy, if it is willing to take on this responsibility.
However, this will require changes that ensure that SFDC is fully representative of local
business and property owners, and, in all likelihood, the addition of staff with experience
in public/private partnership development projects. Additional powers, such as the
ability to acquire sites, will also need to be added. If SFDC is not willing or able to
make such changes, it might be necessary to create a new organization to play these

roles.

To date, SFDC has been dependent upon County funding as well as various other
relatively unpredictable revenue sources. Over time, the local business community in
situations such as this sometimes comes to the conclusion that more resources are needed

for specific services and/or capital improvements that will be a valuable investment for
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their businesses. This can result in their searching for a mechanism to add a small
amount of annual tax for all property owners in the area or a portion of the area, with all
of the revenues under control of the entity and dedicated to the desired revitalization
activities. This has been accomplished in many areas throughout the country using a
“business improvement district” or “BID”. We recommend that SEDC begin to explore
changes that would be necessary to allow it to expand into a BID if requested by the local
property owners and business community at a future time. Currently, Virginia law

provides three possible mechanisms:

--Sanitary District, which has been used many times in Fairfax County for
infrastructure, parks, services, etc. This would be set up by the Board of
Supervisors, but typically with an advisory board representing the interests of the
area served. Any bonds issued by a sanitary district would have to be approved
by the voters in the area affected.

--Service District, the most commonly used mechanism to date in Virginia for
business improvement districts. Such a district would also be set up by the Board
of Supervisors and could be funded with an annual property tax paid by those in
the designated area. It would be unheard of for the Board to approve such a
district without strong support from the affected property owners. The district
can provide a whole range of services beyond those normally paid for by the
County, such as promotion, economic development, special events, parking,
additional garbage removal, etc. Service districts cannot, however, issue bonds.
(This is currently being considered by the Ballston Partnership and Rosslyn

Renaissance.)

-- Community Development Authority, a relatively new mechanism that has not

yet been used in Virginia. Property owners representing either 51% of the land
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area or 51% of the assessed value in a particular area must petition the Board of
Supervisors to establish such an authority, which would be funded through an
additional tax on property owners in the area. A majority of the members of the

CDA must be the petitioning landowners or their designees or nominees. A CDA

can issue tax exempt bonds for a wide range of purposes.
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VL. RECOMMENDED PROGRAMS AND ACTIONS

Successful revitalization requires a comprehensive approach with multiple programs and
actions undertaken simultaneously in a coordinated fashion. This can be a daunting
prospect, particularly when financial resources of both paid staff and volunteers are
limited. However, if success is to be achieved, there is no alternative to a commitment to

achieve a number of actions within a short time period.

The consulting team, working closely with County staff and the Commercial
Revitalization Advisory Group, used an organized process to develop a comprehensive
set of recommended programs and actions that will work to achieve the goals set forth in
the previous section. This process began with the consulting team developing a list of
possible programs and actions that would potentially help to achieve the goals. These
were presented to the Commercial Revitalization Advisory Group for reaction, including
suggestions for additional items that were not on the list. The Commercial Revitalization
Advisory Group discussed the pros and cons of the items on the consulting team list and
nominated and discussed several additional items. The Commercial Revitalization
Advisory Group members then participated in a “dot voting” exercise whereby they had
four high priority dots to place on one or more items that they considered to be most
important, and 12 priority dots to place on one or more items that they also considered to
be important. Finally, they had four dots that they could put on one or more items that
they believed would be undesirable for the study area.

The results of this “voting” are shown on EXHIBIT VI-1, with three points assigned for
every high priority vote, one point assigned for every priority vote and one negative
point assigned for every negative vote. The number of Commercial Revitalization
Advisory Group votes, counted in this fashion, is also shown in parentheses in the

discussion that follows. The consulting team did not believe that any of the possible
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EXHIBIT VI-1

RECOMMENDED PROGRAMS AND ACTIONS

PROMOTION/ECONOMIC RESTRUCTURING

A Promotional calendar w/ coordinated marketing efforts

B Rename Richmond Highway (probably Woodlawn Blvd.)
C Historic Theme—south of Hybla Valley

D Marketing northern part to employment-generating uses
E Publicize/expand small business assistance programs

TRANSPORTATION

F Improve pedestrian accessibility

G Bus stops w/in shopping centers

H Ensure adequate vehicular access to all parcels

I Adequate parking as road modifications occur

J  Shared parking in future mixed-use developments
K VDOT consideration of light rail

DESIGN/APPEARANCE IMPROVEMENTS
Comprehensive program to improve/remove undesirable structures:
L - Expand spot blight abatement/legal action
M — Tax abatement and investment incentives
N - Increase staff for zoning and building code enforcement
O ~— Acquisition and demolition
P Street fumniture and landscaping
Q Provide loans and design assistance for improvements
R Design guidelines for projects receiving incentives
S Place utilities underground
T Use publicly funded improvements to leverage private investment

SECURITY
U Enhance/publicize police efforis

V' Business watch program

ZONING/APPROVAL PROCESS

W "Green Tape Zone™ with expedited approval process

X Incentive zoning perks for projects meeting specified standards
Y Create mixed-use zone

Z Amend Comprehensive Plan to be consistent with revitalization
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FACILITATION OF SPECIFIC DEVELOPMENT/REDEVELOPMENT PROJECTS

a Active County/SFDC involvement in development

SOURCE: Robert Charles Lesser & Co.
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programmatic initiatives that received negative votes were important for revitalization,

and none of these have been included in the recommendations that follow. Items not

voted upon by the Commercial Revitalization Advisory Group are indicated with a (--).

The consulting team then proceeded to analyze, based on their professional judgment and
experience, which of the possible programs and actions would be most critical
components of a comprehensive approach to achieving the revitalization goals, taking
account of the feedback from the Commercial Revitalization Advisory Group. The team
also estimated the relative cost of implementing each of the recommended programs and

actions; the following key is used in the discussion in this section:

Consulting Team Estimate of Relative Cost
$=Low cost

$-$$=Low to Medium Cost

$$=Medium cost

$3-$$$=Medium to High Cost

$$$=High cost

Furthermore, the consulting team assessed the relative impact of each recommended

program and action on achieving the revitalization goals; the following key is used in the

discussion:

Consulting Team Assessment of the Impact of the Action on Meeting Revitalization
Goals

* %% %%k =Very high impact

%% *=High impact

Yk =Moderately high impact

%% =Moderate impact
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*=Relatively low impact

The consulting team recommends that SFDC (or, if necessary, a new organization
created to take responsibility for revitalization) work closely with the Fairfax County
Revitalization Division to implement the following programs and actions. A graph
showing the programs and actions by estimated cost and impact in on EXHIBIT VI-2.

PROMOTION/ECONOMIC RESTRUCTURING

A. Develop coordinated marketing of Richmond Highway as a unified retail district,
with joint advertising; festivals and other special events, parades, contests and
leaflets; promotional calendar with simultaneous sales; and consistent hours, all
compatible with any theme(s) that have been adopted. (3) ($) (Fek)

Discussion: Richmond Highway shopping centers and specific retailers are competing
with an increasing number of other retail areas, in many cases planned shopping centers
and major retailers with positive images and large advertising budgets. Although this
item did not receive a large amount of support from Commercial Revitalization Advisory
Group members, the consulting team believes it will be important for the shopping
centers and retailers in the area to cooperate as much as possible to achieve the same
benefits that are more easily realized in a single planned shopping center. This does not
have to be an expensive program, although clearly the effectiveness tends to be
correlated in part with the resources committed to it. At a minimum, all significant
shopping center owners and retailers should be expected to dedicate some of their
marketing budget to such a joint effort. SFDC in an expanded form could be an effective
entity to organize this effort.
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Festivals, parades and other special events would also be valuable ways to promote the

revitalization area to potential customers and businesses.

B. Rename Richmond Highway (probably Woodlawn Boulevard.) in conjunction
with publicity about other revitalization actions being taken (12) ($) (%% %)
Discussion: As di;cussed above, Richmond Highway is suffering from image problems
that are adversely affecting the ability to attract quality retailers, shoppers, office
developers and tenants, and others to the area. Neither “Richmond Highway” nor “Route
One” has particularly positive connotations. Changing the name, particularly to one that
takes advantage of the historic attractions in the area, will be helpful in its own right.
Perhaps even more important, a name change in conjunction with a coordinated package
of other significant actions and changes will help to dramatize that a truly new era is
beginning for the revitalization area. The name change itself will have a relatively low
cost. There may be some resistance on the part of business owners to changing the street
name on their stationery, but this should not be very onerous as long as the Post Office is
willing to deliver to either address for a long enough period of time to allow stationery

supplies to run out.

C. Designate historic theme for area south of Hybla Valley, with supporting signs
and landscaping, Inn, expanded Thieves’ Market, etc. (13) ($-$$) (% %)

Discussion: A strong, positive theme can be an important element in attracting shoppers,
office users and residents to an area. The portion of the revitalization area between
Hybla Valley and Ft. Belvoir has a number of assets that could potentially be the
foundation of an historic theme for that portion of the revitalization area. These assets
include proximity to Mt. Vernon, the most-visited Washington-area tourist attraction

outside of the core of Washington and Arlington; Woodlawn Plantation and Pope-Leighy
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House; and the Grist Mill. The antique establishments at Thieves’ Market are also quite
complementary to these historic attractions. Efforts should be made to implement the
vision for this “Mt. Vernon Forks” area described in Section IV. Furthermore, the
potential inn discussed in the market analysis portion of this report would benefit from
and help to bolster the existing historic elements in this area. This theme can be
implemented with relatively low cost, but it will become more expensive if extensive
signage and landscaping investments are made, and/or incentives are required to facilitate

development of the inn and expanded Thieves’ Market.

D. Market northern part of boulevard to employment-generating uses (12) ($)
(k%)

--Work closely with brokerage community and local property owners to recruit

office-based businesses and developers

--Work closely with brokerage community and local shopping center and other
property owners to recruit retail and service businesses and developers, focusing
on recruiting retailers and development projects that will recapture lost

expenditures from eastern portion of the Mt. Vernon area

--Work with EDA to more fully incorporate the boulevard in their marketing
efforts

Discussion: There is a strong desire on the part of the Commercial Revitalization
Advisory Group to encourage development that will create relatively high-paying jobs
along Richmond Highway. In particular, on the northern part of the boulevard (from the
Beacon Mall area north), it would be highly desirable to attract more office development.

As discussed in the market analysis section, the current likely market for at least the next
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few years is not particularly favorable for this type of development, certainly unless
powerful incentives are made available (see the discussion in Section VII regarding
incentives for development and redevelopment). However, to the extent that incentives
are made available, an outreach effort will be critical to attract the best possible
developers and to help them fill their buildings. '

Furthermore, it is possible that a particular office user will be identified, particularly by
the County Economic Development Authority, that could be interested in a Richmond
Highway location, especially as the revitalization effort proceeds and the image of the
area begins to improve. Particular strengths that EDA should be promoting and keeping
in mind as they work with businesses are: proximity to National Airport; proximity to
the Beltway, with easy access to both Virginia and Maryland; proximity to executive
housing locations to the east and in parts of Alexandria; proximity to Ft. Belvoir and to
various key government agencies, particularly if the Patent and Trademark Office
chooses to move to Eisenhower Valley; proximity to the Huntington Metro station; labor
force availability, including job training that can be catered to particular job openings;
and the availability of incentives, if any. Based upon discussions with EDA staff, it is
clear that locations in other parts of the county, such as Tysons Corner, Reston, Fair
Lakes, etc., tend to better meet the criteria of, and to be selected by, companies with
which they are working. However, it will be important for the Revitalization Division to
work closely with EDA to actively present possible Richmond Highway locations to
prospects. The Revitalization Division and SFDC must strive to make more locations
suitable for consideration by prospects (e.g., by ensuring that appropriate zoning is in
place, that speculative buildings are developed if possible, etc.). Some potential
prospects will be in the county for the upcoming World Congress on Information
Technology, and if possible potential locations should be identified in time to be
presented to these prospects.
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With respect to retailers, the greatest need (as discussed in the market research section) is
to attract retailers and new retail projects (or mixed-use projects that include retail) that
will appeal to residents of the eastern portion of the Primary Market Area, who are
shopping less on Richmond Highway than would normally be expected given their
geographical proximity. Given the large number of property owners along Richmond
Highway, fully centralizing retail management in the revitalization area would be very
challenging. However, SFDC should be playing a key role in working with shopping
centers and brokers to attract the most desirable possible stores when locations become
available. For example, there are several locations for major retailers in Beacon Mall.
SFDC should be engaged in outreach so that it is aware of retailers looking for locations
in the area, and the desirable ones should be put in contact with the appropriate broker
when space becomes available. Furthermore, SFDC should intensify its effort to
publicize the potential availability of new development and redevelopment sites suitable
for retail development, as well as any available incentives, and to keep track of quality
retail developers who it might be possible to attract to the area.

It is also critical that the Revitalization Division be empowered and funded to participate
actively in organizations (e.g., brokers breakfasts, National Association of Industrial and
Office Parks, Urban Land Institute, etc.) that are key to attracting these potential types of

development.

E. Publicize and expand small business assistance programs (e.g., provided by South
Fairfax Business Resource Center) and job training/work skills training for area
residents (29) ($-$%) (¥k)

Discussion: The study area benefits from already having small business assistance and
job training/work skills programs in place. Despite this, publicizing and expanding these

programs received a great deal of support from CRAG members. Furthermore,
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interviews with retailers along Richmond Highway indicated that availability of workers
with good work skills and attitudes is a major concern that affects the viability of certain
businesses, the extent to which they can provide quality service, and therefore the
competitiveness of Richmond Highway with other retail areas. It will also be very
beneficial for retailers to receive training in reorienting their operations, merchandising
and promotion in order to increase the desirability of the stores to potential customers
throughout the entire Primary Market Area. Coordinated marketing of the area, as
recommended above, will be much more successful if every effort is made to improve
the quality of existing and future stores and service providers. This will include
appearance issues discussed below, but it must also include improvements in service and
quality and depth of merchandise, which can be facilitated by these business assistance
programs.

It appears that the programs that are available are not sufficiently well known to all those
that could take advantage of them, and expansion of these programs may well be
necessary, particularly as more people learn about them. On action that could be very
helpful would be to move SFDC, the South Fairfax Business Resource Center, and the
job training center into one complex or building, so that people using one organization

will be more likely to realize the other services that area available.
TRANSPORTATION

F. Improve pedestrian accessibility throughout area (16) ($$) (%%%)
Discussion: Improving pedestrian accessibility was a high priority for CRAG
members. Some parts of Richmond Highway already have a fair amount of

pedestrian activity, with people walking from homes to stores in order to shop, work,

etc. However, walking is not a particularly pleasant experience. Most people who
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have access to cars use them even for short trips. This results in increased traffic
congestion and makes it more difficult for those who need to drive to access the
commercial establishments in the area. Improving pedestrian accessibility between
residential areas and commercial areas and between commercial establishments will

reduce the dependence on the automobile.

Improving pedestrian accessibility will involve actions of both the public and private
sectors. It is recommended, for example, that Richmond Highway have wide
sidewalks on both sides. In the nodes, or CBCs as they are called in the
Comprehensive Plan, sidewalks should be fifteen feet wide including space for trees
in wells. In the areas between the nodes, in what are termed “Suburban Residential
Areas” in the Comprehensive Plan, an eight-foot tree planting strip should adjoin
Richmond Highway with an adjacent seven-foot sidewalk). It is also recommended
that pedestrian connections be made from the Richmond Highway sidewalks to each
of the land uses along the roadway. Of equal concern is pedestrian accessibility
within and between parcels. Many of the consultant team’s recommendations
regarding zoning and design guidelines directly address this matter, but it bears
repeating that projects or neighborhoods where vital activities are within a five
minute walk, and where sidewalks and street crossings are designed with the
experience of the pedestrian in mind, are likely to be used more often. Therefore,
revitalization and redevelopment activities that allow a range of errands or activities
to be accomplished from one parking space ought to receive preference for the

County’s scarce incentives.

G. Place bus stops within major shopping centers (18) ($) (F¥%)

Discussion: Buses are a very important form of transportation for both employees and

patrons of the retail establishments along Richmond Highway, and buses have the
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potential to become even more important. The bus routes in the area provide access to
the Metrorail system. Several merchants indicated in interviews that it would help them
to attract and retain qualified employees and increase their retail sales if bus stops were
placed in their shopping centers. This item was also a high priority for CRAG members
and would not be very costly. Although it might slow bus service along the highway
slightly, on balance it would be helpful to strengthen retailing along Richmond Highway.
It would also encourage greater bus patronage.

H. As a key part of the VDOT study, ensure adequate vehicular access to each parcel
(e.g., signalized intersections, turn lanes, signal timing, address frontage road
issues on a subarea by subarea basis) (15) ($$$) (%% %) ;

Discussion: Despite the desirability of facilitating access to businesses along Richmond
Highway by pedestrians and those using public transportation, the majority of workers
and shoppers will undoubtedly continue to come by car. No suburban commercial area
can thrive unless automobile access is adequate. This is even more true for areas such as
Richmond Highway that are competing with other commercial areas, especially newer
ones, that have been designed to provide easy vehicular access. As discussed in the
Transportation and Planning section above, there are sections along Richmond Highway
where vehicular access is confusing and dangerous, and there are indications that
adequate signal timing may not be available to permit sufficient left turns to be made into
certain commercial properties, etc. The northern portion of the road has a median and
signals at key intersections. There are scattered locations that have frontage roads. In
addition, the frontage road configurations vary from one section to another. The
southern portion of Richmond Highway is undivided with a mixture of five-lane cross-
section with the center lane used for two-way left turns and four-lane cross-section with

no left turn lanes.
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Improvements along Richmond Highway arising out of the VDOT study provide the
opportunity to improve the accessibility and safety of traffic movements into and out of
the parcels. However, to some extent there is a conflict between facilitating higher
speeds and traffic volumes, on the one hand, and facilitating access to businesses along
the road. Accessibility to parcels must be a very high priority if the revitalization effort
is to succeed. It would be ironic and unfortunate if highway improvements intended to
serve projected future household and employment growth ended up stifling revitalization
and limiting the growth that was supposed to be served.

Turning lanes will be provided at intersections. Traffic signals will be installed at
intersections where traffic volumes warrant their placement. While there may be a
perception of conflicts between facilitating higher speeds and traffic volumes on the one
hand, and facilitating access into the properties on the other hand, this perception can be
overcome. Accessibility to the parcels must be a very high priority if the revitalization
effort is to succeed. This can be accomplished through the provision of adequate turning
lanes to accommodate traffic demand. Adequate curb cuts must be maintained, although
from urban design and traffic flow standpoints interparcel connections with fewer curb
cuts can be an advantage. In addition, traffic signal progressions can be maintained
along Richmond Highway to provide smooth flow of through traffic while appropriate
traffic signal phasing and timing is provided for turning movements to and from the

development parcels.

It is recommended that frontage roads (or service drives) be only selectively placed along
Richmond Highway. A major problem with frontage roads is the confusion created at
intersections resulting from the vehicular conflicts between the mainline traffic, frontage
road traffic, and cross-street traffic. In addition, the frontage roads significantly increase
the required right-of-way. The role of the frontage road in consolidating traffic from

adjacent parcels can be provided by inter-parcel connections.
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As the VDOT study recommendations are implemented, it will also be important to make
it possible for businesses that are displaced due to right-of-way acquisition to move to

centers and sites where business development is being encouraged.

L Ensure adequate parking as road modifications occur in the future (2) ($$)
¢.2.2.9)

Discussion: Providing adequate parking is as vital to the revitalization effort as
providing adequate vehicular access. At the present time, parking along Richmond
Highway is generally abundant, and in some cases excessive relative to current demand
for spaces. However, future widening of Richmond Highway and the resulting required
right-of-way could lead to the loss of parking for various parcels. Care must be taken to
assure that the properties along Richmond Highway have sufficient parking to
accommodate their planned development. This is an indication of the need for sensitivity

to the health of businesses in the design and construction of highway widenings and other

improvements.
J. Allow shared parking in future mixed-use developments ($) (%% %)

Discussion:  As future development occurs along Richmond Highway, it will be
desirable for much of it to be in the form of mixed-use developments. One advantage of
such mixed-use developments is that some uses experience their maximum parking

demand at certain times, while other uses experience their maximum parking demand at

other times.

As development currently occurs along Richmond Highway, each conventional suburban

shopping center or office building is separate, and each must satisfy its own parking
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requirement on its own property. A shopping center parking lot is filled on only a few
peak days. A typical parking requirement for a shopping center is five cars for every
1,000 square feet of gross floor area (GFA). However, for shopping centers or mixed-
use centers over 400,000 square feet of GFA, Fairfax County requires six cars for 1,000
square feet of net floor area of shopping area, which translates into roughly the
equivalent of seven cars per square foot of GFA, in addition to the parking normally
required by the other uses on the site. Most of the time, in shopping centers, much of
this parking is not in use. Meanwhile, in the relatively little office space that exists along
Richmond Highway, the parking lots are empty on evenings and weekends, when the
parking lots at the shopping center are filling up (and the same is likely to be true in any
new office space built in the future). During a typical weekday, the reverse pattern of
parking lot use is apparent.

The total number of necessary spaces might be considerably less in an office and retail
mixed-use development than in separate office and retail developments of the same size,
resulting in considerable savings on land and infrastructure costs. However, as the
Zoning Ordinance is currently written, no reduction in parking is permitted as a matter of

right.

Rather, as has been mentioned above, the County currently permits reductions in parking
for mixed-use developments on a case-by-case basis. A separate and costly study needs
to be submitted for each proposed reduction, and as has been pointed out, compliance
with the requirements for these reductions is difficult at best. Approval by the Board of
Supervisors is needed for each proposal. In order to streamline the process, the County
parking code should be modified to permit reduced parking in mixed-use developments
that have uses that require peak parking at different times. The exact rate of reduction
for shared parking will have to be determined. In general, however, the number of
parking spaces required for a mixed-use center should be calculated by multiplying the
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minimum amount of parking normally required for each land use by a percentage
established by the County and published in a parking credit schedule for a variety of time
periods. Applying, for example, the parking credit schedule established by Montgomery
County, Maryland, a mixed-use center of half office space and half retail would enjoy a
20% reduction in parking over what would be required by simply totalling the individual
requirements. Mixing housing, retail and office space in equal increments would allow a
30% reduction over individually calculated requirements. As this schedule is generally
derived from standards adopted by the Urban Land Institute (ULI), it is safe to assume
that such a reduction in requirements of the Zoning Ordinance would find general

acceptance within the development and financial community.

K. Encourage VDOT to include consideration of light rail or other improved transit
on the boulevard (consideration: $; actual cost:$$$) (Fr¥%)

Discussion: Light rail or some other dramatic improvement in public transit should be
part of the planning for this corridor. The recommended alternative for the Richmond
Highway improvement should include sufficient space for such a facility. There are
ample examples in Northern Virginia of the significant effects that improved transit can
have on surrounding areas. Clearly, much of the revitalization that has occurred near the
Ballston, Courthouse, King Street and other Metro stations would not have occurred
without these stations. Light rail is expensive and would probably not be justified by
current densities along Richmond Highway. However, the long-term vision for high-
density development along the corridor, somewhat akin to Wilson Boulevard in
Arlington County or Connecticut Avenue in Northwest Washington (in terms of its
mixed-use nodes separated by low-density street oriented retail or high density
residential) would be much more likely to occur with improved transit in a form that is

desirable to a broad range of residents, workers and shoppers.
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DESIGN/APPEARANCE IMPROVEMENTS

Devise and implement comprehensive program to improve and, if necessary, remove
undesirable structures:

L. Expand spot blight abatement program to more properties and otherwise pursue
legal action against undesirable structures, perhaps by enacting and enforcing
“care of premises” ordinances (25) ($-$$) (¥4 k%)

Discussion: 1t is clear from our interviews and other research that the appearance of
Richmond Highway--particularly the large number of substandard and otherwise
unattractive and deteriorated buildings--is a massive barrier to revitalization. By and
large, businesses do not like to locate their offices in areas with such uses, the more
desirable retail chains do not choose to locate stores there, and people who have other
choices do not choose to shop or live there. It is vital that the County and SFDC work
closely together in a comprehensive fashion, with all possible resources, to improve and,

if necessary, remove the undesirable structures.

Fairfax County has taken a very positive step forward with the spot blight abatement
program. However, the program currently affects only a small number of properties.
The County Attorney’s office should be charged with investigating in a creative fashion
whether it would be possible to expand the blight abatement program to more properties
and to otherwise compel property owners to fix up their buildings. If it is determined
that this would require state legislative changes, the County should strongly encourage
that such changes be made. (This was one of the highest priority items for CRAG

members.)
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M. Encourage use of tax abatement program, and consider more generous rules for
investment in properties that occurs in revitalization areas and is consistent with
revitalization plan, design guidelines, etc. ($-$$) (k%% %)

Discussion: Adoption of a tax abatement program for investment in existing properties
is also a very positive step for Fairfax County. Although the program is available
throughout the county, not just in revitalization areas, most of the commercial properties
that can take advantage of it are probably in revitalization areas. However, the
consulting team is concerned that applying the program county-wide may have set an
undesirable precedent. Revitalization areas are inherently ones where private market
investment is less likely to occur than in areas that do not have the same revitalization
needs. Furthermore, much of the County’s resources are dedicated to expanding
infrastructure and services into more outlying areas that have been developed more
recently. If the private and public investment that has been made over the years in
revitalization areas is not to be jeopardized, it will be critical to give revitalization areas
advantages over other parts of the county with respect to the applicability and rules for
certain programs and the allocation of certain categories of funds and staff.

With respect to the tax abatement program, the County and SFDC should work together
to actively promote the program and encourage use of it, including exploring making
design assistance available for property owners that require it and are interested in
making changes that are consistent with the revitalization plan and design guidelines.
Once the program has been used for a while, consideration should be given to making the
provisions more generous in revitalization areas than elsewhere in the county,
recognizing the competitive disadvantage for investment that revitalization areas
otherwise have. State legislative changes should be pursued if necessary to make this
possible.
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N. Reassign or add staff to intensify zoning and building code enforcement (with

loans/grants available for fix-up), including stricter enforcement of controls on

illegal/temporary signs and activities (9) ($$) (Fdd*k%k)

Discussion: As alluded to above, “fairness” does not necessarily mean equal allocation
of resources or staff of every type to every part of the county. Some areas need more of
some things and less of others than other parts of the county. The study area could
benefit greatly from more concerted and organized zoning and building code
enforcement, rather than waiting for complaints to be filed and basically ignoring
violations that happen to be noticed while complaints are being responded to.
Conversely, there is some evidence that enforcement staff are not nearly as busy in some
other parts of the county. These staff should be reassigned, or if necessary additional
staff should be added, so that zoning and building codes will be aggressively enforced in
the revitalization area. This must include strict enforcement of controls on illegal and
temporary signs and activities. (This should be combined with the carrot of a revolving
loan program discussed below, with below-market interest rates for qualifying property

owners and improvements.)

0. Initiate selected acquisition and demolition of undesirable structures, for desired
redevelopment if possible, and holding if necessary as parkland awaiting future
development opportunities (6) ($3-$$$) (Fedk Kk %k¥k)

Discussion: If other measures fail to improve a particular property, it may be necessary
for SFDC or the Redevelopment and Housing Authority to acquire selected properties
and demolish or fix up the buildings. Whenever this is done, priority should be given to
making the property available for desired types of development, or actually initiating
public/private development. If no desirable use is possible when the property is
acquired, the structures should be demolished and the property held temporarily as
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parkland until development is possible. If enough dramatic changes are made in the
appearance of undesirable properties along Richmond Highway, private investment

consistent with revitalization goals is much more likely to occur in the near future.

P. Improve/add street furniture and landscaping when improvements occur on
Richmond Highway and at strategically located development nodes (3) ($$-$$%)
28,29

Discussion: In addition to measures to improve the appearance and condition of private
property along Richmond Highway, it will also be necessary to further improve the
appearance of public property, including medians between frontage roads and the main
road. The consulting team recommends that the County and local businesses and
residents “lobby” hard with VDOT to seek the highest possible level of street furniture
and landscaping when Richmond Highway is improved. Another priority should be
improving landscaping and street furniture at the nodes identified in the long-range

vision for the revitalization area.

Q. Provide loans from revolving loan fund (or grants), and design assistance, to
small businesses for facade improvements, shopping center owners for parking lot

landscaping and improved signage and facades, etc. (13) (3%) (FHhdok k)

Discussion: 1t is typical in revitalization areas to find that some property owners would
be willing to improve the appearance and condition of their properties, but they do not
have easy access to funds to pay for it, or they need a financial incentive to make the
investment. It will be very helpful to establish a revolving loan pool that can be used to
provide below-market interest rate loans, in conjunction with design assistance if needed,
to property owners willing to make improvements that are consistent with the

revitalization plan and goals.
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R. Develop and/or revise design guidelines for new construction and other projects

receiving incentives such as expedited processing (5) ($) (%k%%); for example:
--Consistency of signage with theme

--Placement of new buildings to encourage pedestrian orientation (e.g., parking at

side or rear)
--Encouraging new buildings to be at least two stories
--Landscaping standards

Discussion: One theme of the revitalization effort should be “quid pro quo”:
incentives should be offered to encourage property improvement and redevelopment,
but only in exchange for doing things that further the goals of revitalization. Given
the role that the appearance and pedestrian accessibility of Richmond Highway play
in furthering revitalization, it would be foolish to incentivize investment that does not
improve the boulevard on these ends. Therefore, the consulting team recommends
that design guidelines be devised and/or revised that can be used as standards when
property owners are requesting incentives (e.g., expedited processing, discussed
abdve; loans from the revolving loan pool; density and other zoning enhancements;
etc.). It is important, however, that design guidelines not become standards that are
imposed regardless of whether or not incentives are provided. This could discourage

more modest improvements that would nevertheless be very positive for the area.

Coupled with revitalization incentives, the urban design guidelines will help assure

redevelopment that supports greater vitality along Richmond Highway. The
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guidelines should provide, at least in part, the criteria that proposed development

needs to meet in order to be eligible for revitalization incentives.

The tendency of urban design guidelines to become prescriptive and highly detailed
should be resisted. Rather, the guidelines ought to prescribe the basic relationships
between buildings and streets. The primary areas of concern for these guidelines
should be with building placement and relationship of building fronts to streets and
sidewalks. Parking, another critical area of concern, should be placed to the sides
and rears of buildings (or the center of blocks), and where possible, buildings should
be multistory with shop windows along the sidewalk (when there is retail).
Interparcel connections for pedestrians represent another topic that should be covered
by design guidelines and should be addressed with prescriptions involving the edges
of properties. Fencing and other barriers between properties which prevent such
connections should be avoided, while streetscapes should extend to the sides of
projects allowing disparate parcels to “front” one another. While a few other details
are also appropriate for inclusion, questions regarding building style, color and detail

are not appropriate concerns for such guidelines.

S. Encourage relocation or placement underground of utilities during reconstruction

of Richmond Highway (11) ($$$) (%%)

Discussion: The existing utility lines along Richmond Highway are certainly not

attractive, and it would be constructive to remove them or relocate them to the rear of the

properties. In isolation, however, this would probably not be worth the cost. However,
in the context of reconstruction of Richmond Highway, utility lines will probably have to

be moved anyway, and the lines should certainly not be replaced in as visible a location

-66 -



ROBERT CHARLES LESSER & CO.
CHK ARCHITECTS AND PLANNERS, INC.
BARTON-ASCHMAN ASSOCIATES, INC.

FAIRFAX COUNTY
August 20, 1997
04-6620.00

T. Use publicly funded improvements to leverage private investments in upgrading
(8) (Frdedk k)

Discussion: The quid pro quo theme should also be applied to public investment in
improvements on public property. For example, when landscaping and street furniture
investment is being considered, efforts should be made to mobilize private property
owners and merchants to make improvements to their properties at the same time. To the
extent that resources are limited, priority might be given to portions of Richmond

Highway where private property owners are willing to invest also.

SECURITY
U. Enhance and publicize current police efforts in the area (4) (3-$$) (FeHdeok)

Discussion: There was considerable debate at CRAG meetings, and split opinions in our
interviews, about the extent to which there are serious security problems in commercial
areas along Richmond Highway. It is clear to us, however, that at least the perception of
crime problems is deterring some shoppers from patronizing Richmond Highway stores
and is one factor in discouraging desirable investment. At a minimum, the Police
Department and SFDC should cooperate to publicize good news about the crime situation
and efforts to improve security along Richmond Highway. Although this item did not
receive many CRAG member priority votes, it is our strong suspicion that this is another
situation where additional resources may need to be added (even if it means some
reduction in resources elsewhere in the county) to further beef up the excellent efforts

that the Police are currently making with available resources.

V. Implement business watch program, spearheaded by SFDC (7) ($) (Fededk k)
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Discussion: As a complement to the Police and publicity efforts in Recommendation U,
we recommend that SFDC spearhead a business watch program, similar to the
neighborhood watch programs that are common in residential areas, in areas where
merchants believe that security continues to be a concern despite the best efforts of the
police.

ZONING/APPROVAL PROCESS

W.  Make the boulevard a “green tape zone:” expedited approval process for desired
projects consistent with the revitalization plan. (19) ($) (¥ %% %)

Discussion: One of the most common themes in the interviews we conducted, and one of
the highest priorities of CRAG members, was that the required time and complexity of
the development process along Richmond Highway is a major disincentive to investment.
It will not be easy to attract desired investment to the revitalization area even if the
process is made much quicker and easier, but there is no question that making the area a
“green tape zone” rather than a “red tape zone” will make it much more likely that
desirable development and redevelopment investment can be attracted to the area. If
companies realize that the development approval process will be much smoother in the
revitalization area than elsewhere in the county, it may encourage them to locate along

Richmond Highway even though they might otherwise choose a different location.

One mechanism that has been very successful elsewhere is to create a team with all
necessary staff from multiple agencies assigned to work together to get selected projects
approved quickly. Projects that conform to the revitalization criteria articulated
throughout this report with respect to their economic impacts, their mix of uses and their
urban design would be eligible to receive such attention. Often referred to as a “SWAT

Team,” this team would have a leader to act as a facilitator. The leader would be charged

-68 -



ROBERT CHARLES LESSER & CO.
CHK ARCHITECTS AND PLANNERS, INC.
BARTON-ASCHMAN ASSOCIATES, INC.

FAIRFAX COUNTY

August 20, 1997

04-6620.00

with getting decision makers from every applicable County agency and department to
move the particular project to the top of their agenda and to get each of these officials to
offer opportunities to expedite the process, to “get it done.” In the case of very large
projects, this involvement would extend to the construction process itself, so that an
interdisciplinary team of County officials would actually move their offices on site to

allow for rapid response to problems or the need for inspections.

More generally, the County should recognize that the development review process is
serving as a major disincentive to economic development. The County should organize
an internal technical task force, modeled after the monopole task force, to quickly
address these problems. The task force should include business and development
representatives and should be led by the Economic Development Authority or the
Revitalization Division.

X. Establish a revitalization incentive zoning district, enabling projects meeting
specified programmatic and design standards to develop with increased FAR,
some reduction in parking requirements, reductions in required setbacks and open
space, etc. (13) (§) (Feddkvdkk)

Discussion: 1t is also clear that other aspects of Richmond Highway, particularly the
often shallow property depths backing up to residential areas, also make it difficult to
develop and redevelop properties with the zoning requirements that were basically
adopted with areas that have been developed more recently in mind. It will be very
helpful to establish a revitalization incentive zoning district that provides for different

requirements for projects meeting specified standards.

Essentially an overlay to existing or new zoning, the incentive zone could, among other

things, reduce required setbacks to zero (after provision for required Richmond Highway
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right-of-way), reduce required parking ratios, provide for shared parking scenarios
between contiguous lots and increase allowable densities (especially to accommodate a
mix of uses) in return for development which is pedestrian friendly, and meets
requirements of the proposed urban design guidelines. The reduced parking ratio, in the
case of shopping or mixed-use centers over 400,000 square feet, would be reduced to
4.5-cars per 1,000 square feet of gross floor area. In the incentive zone described, these
enhancements would be a matter of right, subject to their conformance with the
guidelines, and not result from a waiver (under Sections 2-418; 6-207: 11-102 et al.)
received as part of a cumbersome rezoning process. These guidelines would be
applicable only to those projects receiving the incentives described. They would not
apply to those projects being developed under the rules of existing zoning. As such,
these guidelines would, in no way, create an obstacle to property improvement under the

current rules.

X. Create a mixed-use “MX” zone and use it to encourage mixed-use
development/redevelopment and to address split-zoning issue. Alternatively,
allow developers, as a matter of right, the ability to elect to use a PD zone as an
alternative to existing zoning, provided the proposal is in conformance with the
goals of the Comprehensive Plan. (5) ($) (Frk %k %)

Discussion: The current lack of a mixed-use zoning category in Fairfax County makes
the development of vital, mixed-use developments along Richmond Highway a
cumbersome process, requiring a rezoning to PD status and then the submission of an
application requiring a three-stage approval process as described earlier in this report. To
reiterate: this process is both time consuming and costly in order to achieve an outcome
that is expressly what is desired by the County as articulated in the Comprehensive Plan
and would have been possible by right had an “MX” type zoning been in place. A mixed
use-designation would allow development by-right in each of the proposed neighborhood
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centers or nodes, providing a significant savings of time and money for interested
developers. Mixed-use zoning should also be considered for parcels that are currently
suffering from split zoning (i.e., parcels zoned both residential and commercial that

require rezoning for development).

One advantage of the MX zone is that it could be crafted to incorporate all of the
“incentives” proposed in Section X, .‘“Revitalization Incentive Zones,” above, thus
simplifying the regulations. The MX zone would have programmatic and urban design
performance standards, as well as reduced parking ratios and reduced front yards,
included, so that a separate set of guidelines would be unnecessary. Such a zone could
be applied at selected locations throughout the county, and thus no one would be seen as
receiving preferential treatment and the entire county would benefit from such regulatory
improvement. While arguments have been made against using the Zoning Ordinance to
enforce design standards, there are a number of counties around the country, most
notably Sacramento County, California, and Dade County, Florida, that have adopted
variations on this theme. Entitled the “Transit Oriented Development Ordinance” in
California and the “Traditional Neighborhood Development Ordinance” in Florida, these
optional zoning overlays specifically bring zoning and urban design together. As in these
two examples, for the first ten years from its inception, the MX zone might be utilized as
an optional zoning category by developers whose properties fall within designated areas.
After that time, the County might consider the MX zone mandatory in certain locations,
provided that as result of such a rezoning there was no net decrease in allowable

development (as required by Virginia law).

In either scenario, rezoning to MX or the election of PD status as a matter of right, the
approval process for projects that are consistent with the Comprehensive Plan should be
no more burdensome or expensive than the process to approve a project conforming to

existing C-8 zoning. Indeed, it should be easier.
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Z. Amend Comprehensive Plan to be consistent with the revitalization effort
(including the vision for the boulevard) ($) (Frk %k %)

Discussion: The timing is opportune to ensure that the Comprehensive Plan is amended
to reflect the recommendations of this study, including the long-term vision for
Richmond Highway. However, it is also important that nothing in the comprehensive
plan preclude positive shorter term investment, even if it is not consistent with the

ultimate vision for a particular area.

Included in these amendments to the Comprehensive Plan should be the introduction of
the concept of “Livable Streets,” to govern development within the “Suburban
Neighborhood Areas.” This will assure greater pedestrian orientation both within
individual development and across parcels, particularly those of differing uses. The
following list may be considered a guide in defining the characteristics of livable streets:

however, certain criteria may be more or less important in specific cases:

* Make streets as narrow as possible (34 feet if two-way traffic and parking on both

sides)
* Provide some parallel parking on the street.
* Provide sidewalks on both sides of the street.
* Provide street trees, regularly spaced within a tree planting strip.

* Place the garage door away from the front of the house (in townhouses this normally

requires rear loaded garages).
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* Place utilities in alleys or lanes (if provided) or in public right-of-ways.

* Provide small front yards, i.e., bring the house closer to the street .

* Define the edges of private residences (including townhouses) with fences, walls or

landscaping.

* Provide some housing types with useable front porches.

* Provide some modifiable grid to structure development, thus eliminating the single

access point and the cul-de-sac.

* Allow interparcel connectivity for autos as well as pedestrians.

* Provide amenities: parks, schools, retail, etc., within walking distance.
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VII. FACILITATION OF SPECIFIC DEVELOPMENT/REDEVELOPMENT
PROJECTS

Many of the recommended actions and programs in the previous section will help to
encourage desirable development along Richmond Highway. However, the CRAG is
eager to see more development (particularly an inn; mixed-use; office and
hotel/conference projects, and major reconfiguration of some existing shopping centers)
than the private market is likely to create without active involvement by SFDC and/or the
Fairfax County Redevelopment and Housing Authority. On priority sites, a combination

of some or all of the following actions may be required and justified to attract the desired

development or redevelopment:

—-Increases in density and decreases in parking requirements and/or shared

parking

--Site acquisition, assemblage and land lease to developer, at below market rate if

necessary
--Tax exempt bond financing
--Lease of a portion of the space developed for government use

--Financing and development of site improvements, structured parking, etc.

--Tax abatement

--Other incentives if required to lower rent to market level

« Bl
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Given limited resources, the cost and benefit of active involvement in

development/redevelopment must be weighed against the cost and benefit of other

actions recommended in the previous section.
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VIII. WORK PROGRAM

EXHIBIT VIII-1 on the following pages presents the key components of the work
program that will be required over the next several years to implement the recommended

programs and actions. It also identifies recommended responsibilities and potential
funding sources. EXHIBIT VIII-2 shows the steps organized chronologically.
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APPENDIX



Veter Svcs
Veterinary Svcs. - Animal Special

Animal Spec Svcs
Pet Grooming

Agric Sves
Landscaping Services

Gn Bidg Contrt
Commercial/Office Contractor

Spec Trd Contr
Pumping/Heating/A/C Contractors
Tile/Marble Work
Roofing/Siding/Sheet Metal Work

Printing/Publs
Commercial Printing/Lithographic, Nec

Fabricat Metal
Etching & Engraving Plants

Mics Mfg Indus
Sign & Advertising Specialty Mfts

Passenger Trns
Local Rental Transport

Mail Tms
U.S. Postal Service

Transport Svcs
Travel Agencies
Transportation Ticket Offices

Whole-Durable
Automotive Supplies & Parts, Whis
Tile & Clay Prod. Whis

Telephone & Telegraphic Equipment Whis

Radio & Television Equip, Whis
Electronic Parts & Equip, Whis
Beauty Salon Barber Equip Supplies
Durable Good, Misc., Whis.

Whole-Non-Durable

Stationary & Greeting Cards, Whis.
Fish & Seafood, Whis.

Wine and Alcohol Beverages, Whis

EXHIBIT A-1

SIC Code GFA # of Bus
074200 12607 5
075299 3100 2
078102 11280 1
152101 300 1
171199 6480 1
174300 1168 1
176199 1100 1
8748 3

275299 5000 3
347901 9660 1
399399 1465 1
411901 3765 2
4311 7500 1
4724 2203 2
472901 1168 1
3371 3

501301 11192 3
503203 - 3320 1
506501 111702 2
506594 2000 1
506599 2000 1
508701 4200 2
509999 2000 1
136414 11

511202 10010 1
514600 2628 1
5182 7000 1
19638 3

Page 1



Bidg Supplies

Lumber/Building Materials, Nec, Retail
Paint Supplies, Retail

Hardware Stores, Nec.

Lawn & Garden Supplies, Retail

Mobil Home Dealers

General Merch
Departments Stores

Variety Stores

General Merchandise Stores

Food Stores

Convenience Store

Bakeries, Retail

Health & Dietetic Food Stores

Auto Dirs/Gas

Car & Truck Dealers

Auto & Truck Equipment Parts
Auto & Home Supply Stores
Gasoline Service Stations

Apparel Store

Clothing Stores, Specialty Woman's
Clothing Stores, Nec, Woman's
Shoe Stores, Nec

Apparel & Accessory Stores, Misc.

Home Fumiture

Beds & Accessories, retail

Furmniture Stores, Nec

Floor Covering Stores

Appliance Stores, Household Electric
Antennas, Retail

Eat/Drink Place

ice Cream And Soda Fountain Stands
Fast Food Restaurant Stands

Pizza Restaurants

Eating Places

EXHIBIT A-1

521199
523102
525199
526199
527100

531100
533100
539900

541199
546100
549901

551100
553101
5563199
554100

562101
562199
566199
569904

571201
571299
571300
572202
573101

581202
581203
581206
581299

Page 2

83023
18528
25000

9400
1600
137551

303762

11656
104936
420354

327413
13473
3114
344000

226503
52614
14539
23268

316924

1152
65041
1600
4250
72043

3555
53000
23045
10980

1269
91849

504
2643
6050

306584
315781
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Misc Retail

Drug Store and Proprietary Stores
Home Fumish & Appliances Uses
Antique Stores

Used Merchandise Stores, Nec
Water Sports Equipment

Sporting Goods & Bicycle Shops
Book Stores

Stationary Stores

Jewelry Stores

Hobby & Craft Supplies, Retail
Gifts & Novelties, Retail

Fabric Stores, retail

Bottled Gas Dealers

Florists, Retail

New Dealers & New Stands

Art & Architectural Supplies, Retail
Pets and Pet Supplies

Cosmetic & Beauty Supplies Store
Art, Picture Frame & Decoration
Retail Stores, Misc., Nec

Deposit Inst

Banks, National Commercial
Credit Unions

Deposit Banking Services

Insur Agents
Insurance Agents, Brokers & Services

Real Estate

Property Operators, Retail Establish
Apartment Building Operators

Real Estate Brokers & Agents

Real Estate Managers

Real Estate Agents & Managers, Nec.

Hotels/Lodging
Motels
Hotels Motels, Nec

Personal Svcs

Cleaner & Dryers

Laundries & Cleaners

Accessory Cleaning & Repair
Photographic Studios

Cosmetology & Personal Hygiene Salons

EXHIBIT A-1

5912 67914 6
593201 1200 1
593202 15896 1
593299 7732 3
594105 2000 1
594199 8874 2
5942 7507 4
594300 40000 2
594499 4200 2
594501 71500 2
594701 35003 18
594901 8500 1
598400 2653 2
599200 5000 3
5094 3047 2
599902 5524 1
599911 18850 1
599913 1200 1
599916 2620 2
599999 4000 1
313220 56

602100 39354 14
606100 30432 3
609999 5800 2
75586 19

641199 15887 6
651202 2525 1
651300 1593000 8
653101 11586 7
653102 4500 2
653199 3152 3
1614763 21

701101 138113 10
701199 345933 8
484046 18

721200 31986 13
721500 2000 1
721902 2000 1
722100 2000 1
723101 3968 4

Page 3



Beauty Shops, Nec
Barber Shops

Shoe Repair Services
Tax Retumn Preparation
Person Appearance Svcs

Business Svcs

Advertising Agencies

Adjustment and Collection Services
Photocopying and Duplicating Services
Home Cleaning and Maint. Equip., Rental
Home Appliances, Fumiture, Etc. Rental
Equipment Rental and Leasing, Misc.
Computer Related Services Nec
Security Systems Services

Film Development Services

Packaging and Label Services

Business Services, Misc.

Auto Repair

Automobile Rental

Automobile Repair Services

Auto Body Repair and Paint Shops
Automobile Repair Shops, General
Automotive Powetrain Components Repair
Automotive Break Services

Automotive Repair Shops, Nec

Car Washes

Customizing Services Auto, Nec
Automotive Svcs, Exc Repair & Carwash

Mics Repair

Home Entertainment Repair Services
Refrigeration and A/C Repair Shops
Upholstery Work

Welding Repairs

Waste Cleaning Services

Lock & Key Svcs.

Repair Shops & Related Services

Motion Picture
Motion Picture Theaters, Exc Drive-In
Video Tape Rental

EXHIBIT A-1

723199
724100
725101
729100
729901

7311

7322

733400
735901
735907
735999
737999
738200
738401
738912
738999

751400
753204
753299
753899
753902
753904
753999
754200
754902
754999

762203
762300
764101
769200
769904
769911
769999

783200
784100

Page 4

34685
3470
3582
3000
3360

90051

1168
10270
1650
1302
4200
21612
2320
2800
800
1737
1203
47859

8800
4500
1533
25878
1850
4170
12900
10880
2500
1584
74595

2852
4600
5742
2478
1001
1548
1998
20219

55093
10013
65106
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Amusement Svcs

Dance Instructors & School Services
Bowling Centers

Physical Fitness Clubs

Weight Reducing Clubs

Gold Services & Professionals
Table Sports Parlors

Instruction Schools, Camps, & Svcs.
Riding and Rodeo Services

Health Svcs

Medical Centers

Medical Insurance Associations
Physicians & Surgeons

Dental Clinics & Offices
Chiropractors

Legal Sves
Schools, Elementary & Secondary

Social Services
Rehabilitative Services
Social Services

Membership Org

Business Associations

Churches, Temples & Shrines
Organizations, Membership, Misc.

Engin/Arch/Account
Architectural Sves
Auditing Svcs
Accounting Sves

Exec/Gen Govt
Executive Offices, State & Local Govt.
Govemment, Nec

Human Resource
Administration Public Health Programs

Water Vessels & Port Reg. Agencies
Water Vessels & Port Reg. Agencies

National Security
National Security

TOTAL

EXHIBIT 4.

791102
7933

799101
799102
799902
799904
799911
799912

801102
801103
801105
802102
804100

811199

832204
839999

861199
866101
869999

871299
872101
872102

911102
919999

943100

962103

971100

Page 5

7376
38132
26152

1200

9375

6400

3200

1080
92915

1168
2000
5000

19800
6152

34120

1000

6152

8152

1700
37134
15665

—

54499

1800
1968
3142
6910

52420
37234
89654

4050
11100

4354
5024436
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Marketview Comparison Report (Page 1 of 11)

Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
Area 1 = Richmond Hwy A and B

Area 2 = Franconia

Attribute Area 1 Area 2
Population: 2001 Total......... 89194 47593
1996 Total......... 86940 42730
1990 Total......... 85533 36287
1980 Total......... 80820 25376
% Change 90-96..... 1.6 17.8
% Change 80-90..... 5.8 43.0
Households: 2001 Total......... 36568 18563
1996 Total......... 35394 16433
1990 Total......... 34374 13501
1980 Total......... 30181 8046
% Change 90-96..... 3.0 21.7
% Change 80-90..... 13.9 67.8
Av. HH Sige: 2001 .vee:sssss ovows 2.43 2.55
1996. .. ... 2.44 2.59
1990 s s o5 ba i s wiain 2.47 2.66
1996 Group Quarters Population.. 515 221
Families: 2001 Total......... 23630 12645
1996 Total......... 23206 11438
1990 Total......... 22981 9737
% Change 90-96..... 1.0 17.5
Housing
Units: 2001 Total......... 38517 19731
1996 Total......... 37306 17473
1990 Total......... 36208 14332
1996 Population by Race/Hispanic 86940 % 42730 %
White (not Hispanic).......... 57268 65.9 31315 73.3
Black (not Hispanic).......... 16294 18.7 4503 10.5
Asian (not Hispanic).......... 5620 6.5 3646 8.5
All Other (not Hispanic)...... 309 0.4 151 0.4
Hispanic Origin............... 7449 8.6 3115 7.3
1996 Pop. by Age: 86940 % 42730 %
Under 5 Years............oo.. 5700 6.6 2883 6.7
5 €0 9 Yel¥S.ov..isiasinncds 5639 6.5 2805 6.6
10 to 14 Years........covuuun. 4888 5.6 2320 5.4
15 B0 19 YeRTB ciwesrsisisnmas i 4187 4.8 1930 4.5
20 to 24 Years..........uun.. 5074 5.8 2522 5.9
25 to 29 YEATS. i osiosinimsmen 7674 8.8 4189 9.8
30 to 34 Years......ououueun... 7575 8.7 4450 10.4
35 Lo 39 Year€.iic.iiis s ammivms 8020 9.2 4534 10.6
40 to 44 Years..........cuu... 7903 9.1 4209 9.9
45 Lo 54 YQRATE . vinved 55« 0w immeme 12338 14.2 6061 14.2
55 to 64 Years. . ..., 7879 9.1 3544 8.3
65 to 74 Years.........0.u.... 6470 7.4 2253 5.3
75 to 84 Years................ 2879 3.3 849 2.0
85 Years and Over............. 714 0.8 181 0.4
Total Median Age (in Years)... 36.7 35.3

Male Median Age (in Years).... 35.9 35.0



Marketview Comparison Report (Page 2 of 11)

Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
Area 1 = Richmond Hwy A and B

Area 2 = Franconia

Attribute Area 1 Area 2
1996 Females by age: (see pp.9-10) 44884 % 21616 %
Under S years................ 2838 6.3 1398 6.5
5to 9years................ 2775 6.2 1355 6.3
10 to 14 years................ 2384 5.3 1146 5.3
15 tol19 years................ 2052 4.6 917 4.2
20 to 24 years................ 2545 5.7 1259 5.8
25 to 29 years................ 3870 8.6 2165 10.0
30 to 34 years................ 3936 8.8 2303 10.7
35 to39 years................ 4176 9.3 2332 10.8
40 to 44 years..........n. ... 4123 9.2 2116 9.8
45 to 54 years................ 6264 14.0 2990 13.8
55 to 64 vears................ 4165 9.3 1807 8.4
65 to 74 years................ 3575 8.0 1220 5.6
75 to 84 years................ 1666 3.7 473 2.2
85 years and over............. 515 1.1 135 0.6
Female Median age (in years).. 37.4 35.6
1996 White population by age:... 63744 % 34104 E
White wunder 5 years.......... 3551 5.6 2133 6.3
White 5 to 17 years.......... 8548 13.4 4659 13.7
White 18 to 44 years.......... 26338 41.3 16306 47.8
White 45 to 64 years.......... 16119 25.3 7992 23.4
White 65 years and over....... 9188 14.4 3014 8.8
1996 Black population by age:... 17003 % 4720 2
Black under 5 years.......... 1676 9.9 446 9.4
Black 5 to 17 years.......... 3684 21.7 1005 21.3
Black 18 to 44 years.......... 8419 49.5 2426 51.4
Black 45 to 64 years.......... 2694 15.8 761 16.1
Black 65 years and over....... 530 3.1 82 1.7
1996 Hispanic population by age: 7449 S 3115 %
Hispanic wunder 5 years....... 738 9.9 280 9.0
Hispanic 5 to 17 years....... 1517 20.4 599 19.2
Hispanic 18 to 44 years....... 3926 52.7 1668 53.5
Hispanic 45 to 64 years....... 1013 13.6 480 15.4
Hispanic 65 years and over.... 255 3.4 88 2.8
Per capita inc.: 1996........... $29036 $£30332
1989 (Census).. $23130 $22959
% Change 89-96. 25.5 32.1
Avg. hhld inc.: 1996........... $71219 $78652
1989 (Census).. $57481 $61394
% Change 89-96 23.9 28.1
Med. hhld inc.: 1996........... $58688 $69825
1989 (Census).. $48894 $55897
% Change 89-96. 20.0 24.9
Med. Family HH inc.: 1996....... $68856 $76094
1989 (Census).. $57671 $61234

% Change 89-96. 19.4 24.3
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Claritas Inc.

Sales (800)234-5973 Support (800)234-562Y
Area 1 = Richmond Hwy A and B

Area 2 = Franconia

Attribute Area 1 Area 2
1996 Average Household Wealth... $178602 $182826
1996 Median Household Wealth.... $80270 $98761
1996 Households by Hhld Income:. 35394 2 16433 £
(See pg.1l1l) Under $10,000....... 1508 4.3 363 2.2
$ 10,000 to $ 19,999........ 1997 5.6 507 3.1
$ 20,000 to $ 24,999........ 1429 4.0 473 2.9
$ 25,000 to § 29,999........ 1979 5.6 512 3.1
$ 30,000 to $ 34,999........ 1900 5.4 603 3.7
$ 35,000 to $§ 49,999........ 5690 16.1 1978 12.0
$ 50,000 to § 74,999........ 8880 25.1 4742 28.9
$ 75,000 to § 99,999........ 5471 15.5 3653 22.2
$100,000 to $149,999........ 4853 13.7 2898 17.6
$150,000 and Over........... 1687 4.8 704 4.3
1990 Hholds by 1989 hhld income: 34374 % 13501 %
Under $10,000....... 1696 4.9 344 2.5
$ 10,000 to § 19,999........ 2643 7.7 767 5.7
$ 20,000 to § 24,999........ 2323 6.8 8§33 3.9
$ 25,000 to § 29,999........ 2182 6.3 554 4.1
$ 30,000 to § 34,999........ 2451 7.1 712 5.3
$ 35,000 to $ 49,999........ 6306 18.3 2767 20.5
$ 50,000 to $§ 74,999........ 8596 25.0 4202 31.1
$ 75,000 to $ 99,999........ 4225 12.3 2146 15.9
$100,000 to $149,999........ 2839 8.3 1214 9.0
$150,000 and Over........... 1113 - 3.2 262 1.9
1996 Fam. HHs by Fam. Hhld Inc.: 23206 2 11438 %
Under $10,000....... 662 2.9 215 1.9
$ 10,000 to $ 19,999........ 1018 4.4 307 2.7
$ 20,000 to § 24,999........ 727 3.1 276 2.4
$ 25,000 to $ 29,999........ 1050 4.5 305 2.7
$ 30,000 to $ 34,999........ 923 4.0 300 2.6
$ 35,000 to $ 49,999........ 2845 12.3 1205 10.5
$ 50,000 to §& 74,999........ 5885 25.4 2991 26.1
$ 75,000 to $ 99,999........ 4223 18.2 2741 24.0
$100,000 to $149,999........ 4287 18.5 2452 21.4
$150,000 and Over........... 1586 6.8 646 5.6
1990 Fam. HH by 1989 Fam. HH Inc 22981 % 9737 %
Under $10,000....... 687 3.0 187 1.9
$ 10,000 to $ 19,999........ 1350 5.9 457 4.7
$ 20,000 to $ 24,999........ 1131 4.9 321 - 3.3
$ 25,000 to $ 29,999........ 1064 4.6 324, 3.3
$ 30,000 to $ 34,999........ 1209 5.3 399 4.1
$ 35,000 to $ 49,999........ 3637 15.8 1780 18.3
$ 50,000 to $ 74,999........ 6530 28.4 3102 31.9
$ 75,000 to $ 99,999........ 3704 16.1 1820 18.7
$100,000 to $149,999........ 2637 11.5 1123 11.5
$150,000 and Over........... 1032 4.5 224 2.3

NOTE: When median household wealth is < $25,000 it will be listed as $24,999.

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA
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Claritas Inc. :
Sales (800)234-5973 Support (800)234-5629
Area 1 = Richmond Hwy A and B

Area 2 = Franconia

Attribute Area 1 Area 2 .
1996 Households by Hhold Wealth: 35394 % 16433 %
Less than $25,000........... 12413 35.1 4862 29.6
$ 25,000 to § 49,999.......... 2774 7.8 1289 7.8
$ 50,000 to $ 99,999.......... 4146 11.7 2118 12.9
$100,000 to $249,999.......... 7772 22.0 4140 25.2
$250,000 to $499,999.......... 5088 14.4 2639 16.1
$500,000 and Over............. 3201 9.0 1385 8.4
1996 Householders by Age: 35394 % 16433 %
15 to 24 Years......oueuuun... 1543 4.4 670 4.1
25 to 34 Years......oouuunun... 7883 22.3 4143 25.2
35 tod4 Years......cuuuuun... 9102 25.7 4740 28.8
45 to 54 Years.........uuu.u... 7314 20.7 3474 21.1
55 to64d Years.......ouuuun... 4125 11.7 1788 10.9
65 to 74 Years.........uuu.n.. 3438 9.7 1131 6.9
75 Years and Over............. 1989 5.6 487 3.0
1996 Households by Hhold Inc:
Age of Hholder 25-44 Years: 16985 % 8883 E
Under $15,000............ 749 4.4 229 2.6
$ 15,000 to § 24,999.......... 1258 7.4 331 3.7
$ 25,000 to & 34,999.......... 2166 12.8 554 6.2
$ 35,000 to § 49,999.......... 3371 19.8 1176 13.2
$ 50,000 to § 74,999.......... 4815 28.3 2818 31.7
$ 75,000 to $ 99,999.......... 2459 14.5 2034 22.9
$100,000 and Over............. 2167 12.8 1741 19.6
Age of Hholder 45-64 Years: 11439 % 5262 %
Under $15,000.......... 438 3.8 131 2.5
$ 15,000 to $ 24,999.......... 527 4.6 175 3.3
$ 25,000 to $ 34,999.......... 803 7.0 247 4.7
$ 35,000 to § 49,999.......... 1356 11.9 469 8.9
$ 50,000 to $ 74,999.......... 2704 23.6 1351 25.7
$ 75,000 to § 99,999.......... 2129 18.6 1287 24.5
$100,000 and over............. 3482 30.4 1602 30.4
Age of Householder 65+ Years: 5427 % 1618 2
Under $15,000.......... 906 16.7 145 9.0
$ 15,000 to $ 24,999.......... 578 10.7 1%0 11.7
$ 25,000 to $ 34,999.......... 566 10.4 185 12.1
$ 35,000 to $ 49,999.......... 642 11.8 209 12.9
$ 50,000 to $ 74,999.......... 1115 20.5 429 26.5
$ 75,000 to $ 99,999.......... 782 14.4 237 14.6
$100,000 and Over............. 838 15.4 213 13.2
1990 Households by Hhold Type: 34399 % 13557 %
Male no Wife no child......... 630 1.8 191 1.4
Female no Husband no Cchild.... 1581 4.6 551 4.1
Married Couple Family......... 18493 53.8 8492 62.6
Other Family Hhold Own Child.. 2522 7.3 690 5.1
Non-Family............0.ouu.u... 11173 32.5 3633 26.8

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA



Marketview Comparison Report (Page

Claritas Inc.

Sales (800)234-5973

Area 1 = Richmond Hwy A and B

Area 2 = Franconia

Attribute

1990 Pop. 65+ Yr. by HH Type:
Living Alone..................
In Families...................

1990 Marital status:

For Population 15+ Years:
Never Married...............
Now Married (Exc. Separated)
Divorced or Separated.......
Widowed.........covuuvn....

For Females 15+ Years:
Never Married...............
Now Married (Exc. Separated)
Divorced or Separated.......
Widowed. ..........couvuuun..

1990 Educational Attainment for
Population 25+ Years:

Less than 9th Grade............
9th to 12th Grade, No Diploma..
High School Graduate...........
Some College, No Degree........
Associate Degree...............
Bachelor's Degree..............
Graduate or Prof. Degree.......

1990 Pop. Age 16+, In Labor Frc:
Civilian Employed Males.......
Civilian Employed Females.....
Persons in Armed Forces.......
Persons Unemployed............

1990 Occupat.-Employed pop. 16+:
Managerial/Prof. Spec.........
Exec/Admin/Managerial........
Professional Specialty.......
Tech./Sales/Admn. Support.....
Technician and Related.......
SBIBE, . » s & 2 3 % swaE e 3 8
Administrative Support.......
Service Occupation............
Private Household............

Other Service................
Farming/Forestry/Fishing......
Precision/Craft/Repair........
Operator/Fabricators/Laborer. .

Machine Op/Assem./Inspect....

Trans. & Material Moving.....

Handlers/Helpers/Laborers.. ..

Support (800)234-5629

5 of 11)

Area 1 Area 2
8091 - 2035 $
1853 22.9 330 16.2
5954 73.6 1672 82.2

116 1.4 33 1.6
168 2.1 0 0.0

69860 E 29423 %

19463 27.9 8188 27.8

38972 55.8 17466 59.4
8164 11.7 2739 9.3
3261 4.7 1030 3.5

36225 % 14800 3
8967 24.8 3744 25.3

19569 54.0 8545 57.7
4906 13.5 1572 10.6
2783 7.7 939 6.3

59037 % 24682 %
2639 4.5 813 3.3
4521 7.7 1593 6.5

13010 22.0 5421 22.0

11879 20.1 4931 20.0
3237 % 5.b 1441 5.8

13828 23.4 6474 26.2
9923 16.8 4009 16.2

52617 - 23611 %

25025 47.6 10819 45.8

23299 44.3 10391 44.0
2668 5.1 1906 8.1
1625 3.1 495 2.1

48322 $ 21211 %

20650 42.7 9546 45.0

10902 22.6 5203 24.5
9748 20.2 4343 20.5

15406 31.9 6862 32.4
2239 4.6 1029 4.9
4858 10.1 2154 10.2
8309 17.2 3679 17.3
5192 10.7 2085 9.8

237 0.5 64 0.3
946 2.0 549 2.6

4009 8.3 1472 6.9
345 0.7 108 0.5
3653 7.6 1476 7.0
3076 6.4 1134 5.3
773 1.6 286 1.3
1199 2.5 404 1.9
1104 2.3 444 2.1

oy
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Claritas Inc.-

Sales (800)234-5973 Support (800)234-5629
Area 1 = Richmond Hwy A and B .

Area 2 = Franconia

Attribute Area 1 Area 2
1990 Industry-Employed Pop. 16+: 48323 % 21207 %
Agriculture/Forestry/Fisheries 464 1.0 114 0.5
PREDIRNS w0 4 5 & % 8 5 S i 5 5 v s e 28 0.1 0 0.0
Construction.................. 3599 7.4 1416 6.7
Manufacturing-Nondurable Goods 1283 2.7 574 2.7
Manufacturing-Durable Goods... 1194 2.5 578 2.7
Transportation................ 1926 4.0 1095 5.2
Communications and Public Util 1378 2.9 497 2.3
Wholesales Trade.............. 1077 2.2 541 2.6
Retail Trade.................. 6529 13.5 2709 12.8
Finance/Insurance/Real Estate. 3791 7.8 1550 7.3
Business and Repair Services. . 3042 6.3 1492 7.0
Personal Services............. 1523 3.2 650 3.1
Entertainment/Recreation Serv. 666 1.4 212 1.0
Professional and Related Serv. 12796 26.5 5162 24.3
Public Administration......... 9027 18.7 4617 21.8
1990 Pop. by Travel Time to Work: 50349 % 22767 %
Travel in Under 10 Minutes... 4543 9.0 2153 9.5
Travel in 10 to 14 Minutes.... 3685 7.3 1444 6.3
Travel in 15 to 19 Minutes.... 4692 9.3 2270 10.0
Travel in 20 to 29 Minutes.... 9868 19.6 4517 19.8
Travel in 30 to 44 Minutes.... 15178 30.1 6998 30.7
Travel in 45 to 59 Minutes.... 7786 15.5 3405 15.0
Travel in 60 to 89 Minutes.... 4002 7.9 1803 7.9
Travel in 90 Minutes and Over. 595 1.2 177 0.8
1990 Pop. by Transport. to Work: 50347 % 22767 2
Travel by Driving Alone....... 32483 64.5 15353 67.4
Travel by Carpool............. 8085 16.1 4126 18.1
Travel by Public transport.... 7007 13.9 2247 9.9
Travel by Walking Only........ 1107 2.2 277 1.2
Travel by Other Means......... 417 0.8 188 0.8
Working at Home............... 1248 2.5 576 2.5
1990 Housing Units: 36215 % 14218 %
Owner-Occupied Housing Units. . 21526 59.4 9622 67.7
Renter-Occupied Housing Units. 12847 35.5 3803 26.7
Vacant Housing Units.......... 1841 5.1 793 5.6

1990 Specified Owner-oOcc.

Housing Units by value: 16659 % 8544 %
Under $ 20,000.............. 18 0.1 13 0.2
$20,000 to £39,999 . ....:.:5. 30 0.2 9 0.1
$40,000 to $49,999......... 18 0.1 9 0.1
$50,000 to $74,999......... 284 1.7 34 0.4
$75,000 to $99,999......... 843 5.1 109 1.3

$100,000 to $149,999......... 3291 19.8 1680 19.7
$150,000 to $199,999......... 3873 23.2 3539 41.4
$200,000 to $299,999......... 4918 29.5 2605 30.5
$300,000 to $499,999. . ....... 2759 16.6 509 6.0
$500,000 and Over............ 625 3.8 37 0.4

Median Housing Value......... 199596 183308



markKketview Comparison Report (Page
Claritas Inc.

Sales (800)234-5973

Area 1 = Richmond Hwy A and B
Area 2 = Franconia

Attribute

1990 Specified Renter-Occupied
Units by Gross Rent:

With Cash Rent...........cc.0...
Less than $100...............
$100 to $149...... i iinnnn.
$150 to $§199..:ui5emienainss s
$200 to $249...... ...
$250 G $29% . wiws s v s snidivie s v
$300 to $399. ... . iiiinnnnn
$400 to $499...... .t
$500 to $599. ..., i
$600 to $749. ... v v iinunnn..
$750 to $999. . ... ...
$1,000 or MOre.....cvvveeuun.

No Cash Rent.....eesisesvesess

1990 Households by Vehicles:
0 Vehicles.......voivviuinunn.
1 Vehicle Available..........
2 Vehicles Available.........
3 Vehicles Available.........
4 Vehicles Available.........
5+ Vehicles Available.........

1990 Housing Units by

Number of Units in Structure:
Single Detached Unit..........
Single Attached Unit..........
Structures with 2 Units.......
Structures w/ 3-4 Units.......
Structures w/ 5-9 Units.......
Structures w/ 10-19 Units.....
Structures w/ 20-49 Units.....
Structures w/ 50+ Units.......
Mcbile Homes/Trailers or Other

1990 Housing Units by Year Built:
Built 1989 to March 1990......
Built 1985 to 1988............
Built 1980 to 1984............
Built 1970 to 1979............
Built 1960 to 1969............
Built 1950 to 1959............
Built 1940 to 1949............
Built 1939 or Earlier

1990 HUs by Year Moved In:
Moved in 1989 to March 1990...
Moved in 1985 to 1988.........
Moved in 1980 to 1984.........
Moved in 1970 to 1979.........
Moved in 1969 or Earlier......

7 oL 1l)

Support (800)234-5629

36213
15696
5553
107
653
1941
6097

3560
1623

36216
452
2845
2934
8863
10603
6507
3163
849

34373
7918
11558
4666
5451
4780

ONNP_hOABNWOHRONIN

= Www
RWWwoon-d
b Wwhwo

S

#WNG\U‘H—'OU’!M#

(Y
. 0 B oo A4 5 % e %
NooJ0mihoWwww

NN
800 Wi
8 el e e N e
WdowunpRrwvw

23 .0
33.6
13.6
15.9
13.9

3796 %

2
28
6247 46.
2280 17
609 4
195 1
14218 2

6665 46.
4337 30.

0
371 2
608 4
1672 11.
371 2

0
0

VRO WOWWUM WY

126

14217 %
937 6.
3347 23.
2174 15.
2070 14.
2406 16.
2260 15.
837 5.
186 1.

WwowwwnWwum o

13424 3
3590 26.7
5042 37.6
1436 10.7
1658 12.4

1698 12.6
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Sales (800)234-5973

Area 1 = Richmond Hwy A and B
Area 2 = Franconia

Attribute

8 of 11)

Support (800)234-5629

1996 Expenditures by Selected Product
Categories(in thousands of dollars) : ($000s) Index

Food at Home

Food Away From Home

Alcoholic Beverages at Home
Alcoholic Beverages Away From Home
Personal Care Products

Personal Care Services
Nonprescription Drugs

Women's Apparel

Men's Apparel

Girls' Apparel

Boys' Apparel

Infants' Apparel
Footwear (Excl. Infants)

Housekeeping Supplies

Lawn/Garden Supplies (Incl. Plants)
Domestic Services

Household Textiles

Furniture

Floor Coverings

Major Appliances

Small Appliances & Houseware

TV, Radio & Sound Equipment

Other Entertainment Equip./Services
Transportation

1996 Expenditures by Selected Store
Type (in thousands of dollars):

Building Materials & Supply Stores
Hardware Stores
Retail Nursery/Lawn/Garden Supply

Auto Supply Stores
Gasoline/Service Stations
Grocery Stores

Drug and Proprietary Stores

Eating Places
Drinking Places

Department Stores (Excl. Leased)
Apparel Stores

Shoe Stores

Furniture

Home Furnishing Stores
Household Appliance Stores
Radio/TV/Computer /Music Stores

$134078
$116279
$10326
$8253
$15365
$13130
$5298

$33651
$19836
$2695
$3955
$3358
$14839

$17617
$3578
$26656
56711
$23409
$6331
$8787
$5532
$30992
$34292
$321863

U.s.

U.s.

($000s) Index

$16494
$2374
$3685

$16588
$73233
$147484
$27550

$115609
$5717

$77210
$31943

$8897
$21206
$11322

$4930
$18098

133

($000s) 1
$66311
$60691

$5159
$4463
$7966
$6495
$2608

$17776
$10982
$1507
$2160
$1809
$7735

$9144
$1901
$14935
$3597
$12964
$3813
$4573
$2969
$16573
$20320
$175214

U.s.
ndex

136

126
145
176
147
154
165
127
152
143
164
154

U.s.
{$000s) Index

$§73504
$13876

$60472
$3052

$41767
$17177
$4655
$11700
$6411
$2609
$9870

146

146
151
137
154
le1l
138
156
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Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
1996 Male and Female Population Comparison

Area 1 = Richmond Hwy A and B

Males Age Females

199 85+ f 515
1213 mm 75-84 fff 1666
2895 TOITHITITIn. 65-74 fEfEffff 3575
3714 TOITUITIITITTL 55-64 fEfEEEfEf 4165
6074 mMIIIMIITOIIITITIITTT 45-54 fEfEELELFELfeerf 6264
3780 buotiinningiinisiiod 40-44 fEfEfELff£erf 4123
3844 IO IO, 35-39 fELfEfEere 4176
3639 IIIMITITIITm 30-34 fEfEfeefest 3936
3804 IO T T, 25-29 fEfEEeefeesr 3870
2529 IOIOIONTIm 20-24 ffffff 2545
2135 TOITITInm 15-19 ffff 2052
2504 TorTImmm 10-14 fffff 2384
2864 TrIararnm 5-9 ffffff 2775
2862 TTITOITInm <5 ffffff 2838

Males Age Females

46 85+ 135
376 m 75-84 ff 473
1033 ToImm 65-74 fffff 1220
1737 bl 55-64 ffffffff 1807
3071 mOOOETITIOITIOIITUTI, 45-54 EEffffffffffef 2990
2093 boontingiin 40-44 fEffffffef 2116
2202 IO T, 35-39 fEEffEFEFESFE 2332
2147 boiidingieing g 30-34 fEfEffffffeee 2303
2024 IO 25-29 fEEfffrffef 2165
1263 IO 20-24 fEfEffff 1259
1013 mmmm 15-19 ffff 917
1174 mmmmm 10-14 fffff 1146
1450 T 5-9 ffEfff 1355
1485 IO <5 ffffff 1398

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA

. .
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Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
1996 Total Population Comparison (%)

Area 1 = Richmond Hwy A and B
Area 2 = Franconia
Area 1 Age Area 2
0.8 85+ 0.4
3.3 111| 75-84 |1 2.0
7.4 1111111 65-74 |11111 5.3
9.1 111111111 55-64 [11111111 8.3
14.2 111111111111111( 45-54 [11111111111111 14.2
9.1 111111111( 40-44 (111111111 9.9
9.2 111111111( 35-39 [1111111111 10.6
8.7 111111111( 30-34 (1111111111 10.4
8.8 111111111 25-29 111111111 9.8
5.8 111111 20-24 11111 5.9
4.8 11111 15-19 1111 4.5
5.6 11111 10-14 11111 5.4
6.5 111111 5-9 111111 6.6
6.6 111111 <5 111111 6.7

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA
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Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
1996 Households by Household Income (%) :
(income ranges in thousands of dollars)

Area 1 = Richmond Hwy A and B
Area 2 = Franconia
Area 1 HH inc Area 2
4.8 11 $150+ 11 4.3
13.7 11111111$100-%150|111111111 17.6
15.5 111111111 |$ 75-%100{11111111111 22.2
25.1 111111111111111|$ 50-% 75 11111111111111 28.9
16.1 111111111}% 35-$ 50 111111 12.0
5.4 111)$ 30-% 351 3.7
5.6 111|$ 25-$% 301 3.1
4.0 11]1$ 20-$ 25|11 2.9
5.6 111|$ 10-% 20]1 3.1
4.3 11 <$10 1 2.2

1996 estimates and 2001 projections Produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA
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Claritas Inc.

Sales (800)234-5973

Area 1 = USA

1 of 11)

Attribute Area 1
Population: 2001 Total......... 277957536
1996 Total......... 264992224
1990 Total......... 248709872
1980 Total......... 226545776
% Change 90-96..... 6.5
% Change 80-90..... 9.8
Households: 2001 Total......... 104288344
1996 Total......... 98935240
1990 Total......... 91947408
1980 Total......... 80389592
% Change 90-96..... 7.6
% Change 80-90..... 14.4
Av. HH Size: 2001.........00..... 2.60
19965 . 5 s sommnieiein & & 2.61
1990. ... iinnnnnn 2.63
1996 Group Quarters Population.. 6748841
Families: 2001 Total......... 71736792
1996 Total......... 68685584
1990 Total......... 64517948
% Change 90-96..... 6.5
Housing
Units: 2001 Total......... 116086664
1996 Total......... 110058256
1990 Total......... 102263680
1996 Population by Race/Hispanic 264992224 %
White (not Hispanic).......... 194193344 73.3
Black (not Hispanic).......... 31863414 12.0
Asian (not Hispanic).......... 8960911 3.4
All other (not Hispanic)...... 2181247 0.8
Hispanic Origin............... 27793304 10.5
1996 Pop. by Age: 264992224 %
Under S Years................ 19278326 7.3
Sto 9Years.........uiuuu... 19411544 7.3
10 £oild Yaars. . : i vowwnenis i 55 4 18566722 7.0
15 to 19 Years.........uvueu... 17022622 6.4
20 to 24 Years .. .. cuveeasscs 17634088 6.7
25 to 29 Years........o.ouu... 20556034 7.8
30 to 34 Years........cvuun... 20602642 7.8
35 to39 Years......u.uuun... 22039844 8.3
40 to 44 Years. . ......cuuuu... 20427410 7.7
45 to 54 Years........uuuun... 32382940 12.2
55 o 64 YeBYS .o v 53 s & 21884624 8.3
65 to 74 Years........ ... 19319574 7.3
75 to 84 Years.......c.oouun... 11705969 4.4
85 Years and Over............. 4159894 1.6
Total Median Age (in Years)... 34.9
Male Median Age (in Years).... 33.4

Support (800)234-5629



Marketview Comparison Report (Page 2 of 11)
Claritas Inc.

Sales (800)234-5973 Support (800)234-5629

Area 1 = USA
Attribute Area 1
1996 Females by age: (see pp.9-10) 135773472 %
Under 5 years................ 9492867 7.0
Sto 9years................ 9496837 7.0
10 Eo J4d YOarS. ...cewiwes s ua 9055687 6.7
15 tol19 years..........oc.... 8311478 6.1
20 Lo 24 VeBYS...iusewiasicsis 8507173 6.3
25 to 29 years........uuunnn. 10031430 7.4
30 to 34 YeATEB. .. avcvszicvin 10316561 7.6
35 to 3% years.........c...... 11190383 8.2
40 to 44 years................ 10396645 7.7
45 to 54 years................ 16536700 12.2
5 to 64 years................ 11485355 8.5
65 to 74 years................ 10712060 7.9
75 to 84 years...........c..... 7226040 5.3
85 years and over............. 3014235 2.2
Female Median age (in years).. 36.2
1996 White population by age:... 219533707 %
White under 5 years.......... 15084075 6.9
White 5 to 17 years.......... 38687180 17.6
White 18 to 44 years.......... 87605496 39.9
White 45 to 64 years.......... 46490320 21.2
White 65 years and over....... 31666636 14.4
1996 Black population by age:... 33477394 £
Black under S years.......... 3160685 9.4
Black 5 to 17 years.......... 7511052 22.4
Black 18 to 44 years.......... 14550138 43.5
Black 45 to 64 years.......... 5531742 16.5
Black 65 years and over....... 2723777 8.1
L996 Hispanic population by age: 27793304 %
Hispanic wunder 5 years....... 2957800 10.6
Hispanic 5 to 17 years....... 6613791 23.8
Hispanic 18 to 44 years....... 12585083 45.3
Hispanic 45 to 64 years....... 4072343 14.7
Hispanic 65 years and over.... 1564287 5.6
’er capita inc.: 1996........... $18415
1989 (Census).. $14396
% Change 89-96. 27.9
wg. hhld inc.: 1996........... $48762
1989 (Census).. $38499
% Change 89-96 26.7
led. hhld inc.: 1996........... $36625
1989 (Census).. $30097
% Change 89-96. 21.7
ed. Family HH inc.: 1996....... $43942
1989 (Census).. $35926
% Change 89-96. 22.3



Marketview Comparison Report (Page 3 of 11)

Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
Area 1 = USA -

Attribute Area 1
1996 Average Household Wealth... $132998
1996 Median Household Wealth.... $63860
1996 Households by Hhld Income:. 98935240 L
(See pg.11) Under $10,000....... 11951913 12.1
$ 10,000 to § 19,999........ 14280093 14.4
$ 20,000 to $ 24,999........ 7422092 7.5
$ 25,000 to $ 29,999........ 6978469 7.1
$ 30,000 to $ 34,999........ 6777709 6.9
$ 35,000 to § 49,999........ 17407132 17.6
$ 50,000 to § 74,999........ 18898264 19.1
$ 75,000 to § 99,999........ 8123279 8.2
$100,000 to $149,999........ 5078750 5.1
$150,000 and Over........... 2017541 2.0
1990 Hholds by 1989 hhld income: 91947408 %
Under $10,000....... 14161533 15.4
$ 10,000 to § 19,999........ 16208311 17.6
$ 20,000 to $ 24,999........ 8011915 8.7
$ 25,000 to $ 29,999........ 7433159 8.1
$ 30,000 to § 34,999........ 7142688 7.8
$ 35,000 to $ 49,999........ 16442610 17.9
$ 50,000 to $ 74,999........ 13794971 15.0
$ 75,000 to $ 99,999........ 4711357 5.1
$100,000 to $149,999........ 2597143 2.8
$150,000 and Over........... 1443723 1.6
1996 Fam. HHs by Fam. Hhld Inc.: 68685584 %
Under $10,000....... 5005469 7.3
$ 10,000 to $ 19,999........ 7467004 10.9
$ 20,000 to $ 24,999........ 4628208 6.7
$ 25,000 to $ 29,999........ 4548496 6.6
$ 30,000 to & 34,999........ 4687461 6.8
$ 35,000 to $ 49,999........ 13129546 19.1
$ 50,000 to $ 74,999........ 15819062 23.0
$ 75,000 to $ 99,999........ 7081757 10.3
$100,000 to $149,999........ 4489521 6.5
$150,000 and Over........... 1829061 2.7
1990 Fam. HH by 1989 Fam. HH Inc 64517948 3
Under $10,000....... 5704553 8.8
$ 10,000 to $ 19,999........ 9486027 14.7
$ 20,000 to $ 24,999........ 5375735 8.3
$ 25,000 to & 29,999........ 5322513 8.2
$ 30,000 to & 34,999........ 5370370 8.3
$ 35,000 to $§ 49,999........ 13400576 20.8
$ 50,000 to § 74,999........ 12044133 18.7
$ 75,000 to § 99,999........ 4212136 6.5
$100,000 to $149,999........ 2322406 3.6
$150,000 and Over........... 1279498 2.0

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA



Marketview Comparison Report (Page 4 of 11l)

Claritas Inc.
Sales (800)234-5973
Area 1 = USA

Attribute

1996 Households by Hhold Wealth:

Less than %25, 000
$ 25,000 to § 49,999
$ 50,000 to $§ 99,999
$100,000 to $249,999
$250,000 to $499,999

$500,000 and Over

...........

..........

..........

...........

1996 Householders by Age:

15 to 24 Years.....
25 to 34 Years.....
35 to 44 Years.....
45 to 54 Years.....
55 to 64 Years.....
65 to 74 Years.....

75 Years and Over

...........

...........

...........

1996 Households by Hhold Inc:
Age of Hholder 25-44 Years:

Under $15,000
$ 15,000 to $ 24,999

$ 25,000 to $ 34,
$ 35,000 to $ 49,
$

50,000 to $ 74,999
$ 75,000 to $ 99,999

$100,000 and Over

............

..........

..........

..........

Age of Hholder 45-64 Years:

Under $15,000
$ 15,000 to $ 24,999

$ 25,000 to $ 34,999
$ 35,000 to $ 49,999
$ 50,000 to § 74,999
$ 75,000 to $ 99,999

$100,000 and over

..........

..........

...........

Age of Householder 65+ Years:

Under $15,000
$ 15,000 to $ 24,999
$ 25,000
$ 35,000
$ 50,000
$ 75,000

$100, 000

..........

..........

..........

-990 Households by Hhold Type:
Male no Wife no Child.........
Female no Husband no Child....
Married Couple Family.........
Other Family Hhold Own child..

Non-Family

98935312
36206804

9113461
14961162
23127764
10742222

4783828

98935312

5233182
19080160
22374190
17807910
12333975
11881964
10223868

41454343
5276485
5465546
6206061
8686811
9325478
3733041
2760921

30141883
3958133
3430560
3667168
5336580
6906254
3406702
3436486

22105832
8144104
4348491
3015389
2678376
2227185

862022
830265

91993582
1674154
4516507

51718214
7140553

26944154

=
o
wWwounmooww

fary
~]
B WoudNbP

w
OO =
“ w
W oo Nw o

2

Support (800)234-5629

1996 estimates and 2001 projections produced by Claritas Inc.

Copyright 1996

Claritas Inc.

Arlington, VA



Marketview Comparison Report (Page

Claritas Inc.
Sales (800)234-5973
Area 1 = USA

Attribute

1990 Pop. 65+ Yr. by HH Type:
Living Alone..................
In. Pamilies.,..cuwwenavsssssis

1990 Marital status:

For Population 15+ Years:
Never Married...............
Now Married (Exc. Separated)
Divorced or Separated.......
Widowed.....................

For Females 15+ Years:
Never Married...............
Now Married (Exc. Separated)
Divorced or Separated.......
Widowed..........o0iuunnn..

1990 Educational Attainment for
Population 25+ Years:

Less than 9th Grade............
9th to 12th Grade, No Diploma..
High School Graduate...........
Some College, No Degree........
Associate Degree...............
Bachelor's Degree..............
Graduate or Prof. Degree.......

1990 Pop. Age 16+, In Labor Frc:
Civilian Employed Males.......
Civilian Employed Females.....
Persons in Armed Forces.......
Persons Unemployed............

1990 Occupat.-Employed pop. 16+:
Managerial/Prof. Spec.........
Exec/Admin/Managerial........
Professional Specialty.......
Tech./Sales/Admn. Support.....
Technician and Related.......
Sal@8: « s s wumrens § 55 3 5 SRR
Administrative Support.......
Service Occupation............
Private Household............

Other Service................
Farming/Forestry/Fishing......
Precision/Craft/Repair........
Operator/Fabricators/Laborer. .

Machine Op/Assem./Inspect....

Trans. & Material Moving.....

Handlers/Helpers/Laborers. ...

5 of 11)

31195275
8989250
19942889
532154
1730982

195167742
51634201
108390457
20704716
14438368

101424115
23434118
53744847
12117871
12127279

158868436
16502211
22841507
47642763
29779777

9791925
20832567
11477686

125182378
62704579
52976623

1708928
7792248

115681202
30533582
14227916
16305666
36718398

4257235
13634686
18826477
15295917

521154

1992852
12781911

2839010
13097963
17196332

7904197

4729001

4563134

23.1
53.0
11.9
12.0

o
VHOWOUWWUNOIUNNWOIIER W

1

Support (800)234-5629



Marketview Comparison Report (Page
Claritas Inc.

Sales (800)234-5973

Area 1 = USA

Attribute

1990 Industry-Employed Pop. 16+:
Agriculture/Forestry/Fisheries
Mining......ooeumemennnnnnnn
Construction..................
Manufacturing-Nondurable Goods
Manufacturing-Durable Goods...
Transportation................
Communications and Public Util
Wholesales Trade..............
Retail Trade.......couuvuuun...
Finance/Insurance/Real Estate.
Business and Repair Services..
Personal Services.............
Entertainment/Recreation Serv.
Professional and Related Serv.
Public Administration.........

1990 Pop. by Travel Time to Work:
Travel in Under 10 Minutes...
Travel in 10 to 14 Minutes....
Travel in 15 to 19 Minutes....
Travel in 20 to 29 Minutes....
Travel in 30 to 44 Minutes....
Travel in 45 to 59 Minutes....
Travel in 60 to 89 Minutes....
Travel in 90 Minutes and Over.

-990 Pop. by Transport. to Work:
Travel by Driving Alone.......
Travel by Carpool.............
Travel by Public transport....
Travel by Walking Only........
Travel by Other Means.........
Working at Home...............

.990 Housing Units:
Owner-Occupied Housing Units..
Renter-Occupied Housing Units.
Vacant Housing Units..........

990 Specified Owner-Occ.
lousing Units by Value:
Under $ 20,000.:.:05 005535454
$20,000 to $39,999.........
$40,000 to $49,999.........
$50,000 to $74,999.........
$75,000 to $99,999.........
$100,000 to $149,999.........
$150,000 to $199,999.........
$200,000 to $299,999.........
$300,000 to $499,999.........
$500,000 and Over............

6 of 11)

115681202
3115372
723423
7214763
8053234
12408844
5108003
3097059
5071026
19485666
7984870
5577462
3668696
1636460
26998247
5538077

115070274
21663946
17954128
19026053
22436930
20053109

7191455
4980662
1763991

115070274
84215298
15377634

6069589
4488886
1512842
3406025

102263678
59031378
32916032
10316268

44918008
1937962
5561246
3903314
9899666
7057792
6773257
4017162
3376901
1708156

682544
79097

%

=

fary

.
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=
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Support (800)234-5629



Marketview Comparison Report (Page 7 of 11)

Claritas Inc.

Sales (800)234-5973 Support (800)234-5629
Area 1 = USA 3

Attribute Area 1

1990 sSpecified Renter-Occupied

Units by Gross Rent: 32170036 %
With Cash Rent................ 30750693 95.6
Less than $100............... 541709 1.7
$100 to $149................. 1124987 3.5
$150 to $199..... ... ... .. ... 1148394 3.6
$200 o $249. ..t iunnnnnmnnn 1553000 4.8
$250 to $299........ ... 2183190 6.8
$300 to $399......uunnn ... 5879202 18.3
$400 to $499................. 5935049 18.4
$500 to $599................. 4406961 13.7
$600 to $749................. © 4064402 12.6
$750 to $999................. 2637755 8.2
$1,000 or More............... 1276044 4.0
NoCash Rent.................. 1419343 4.4
1990 Households by Vehicles: 91947410 %
0 Vehicles................... 10602297 11.5
1 Vehicle Available.......... 31038711 33.8
2 Vehicles Available......... 34361045 37.4
3 Vehicles Available......... 11504832 12.5
4 Vehicles Available......... 3263419 3.5
5+ Vehicles Available......... 1177106 1.3
1990 Housing Units by
" Number of Units in Structure: 102263678 %
Single Detached Unit.......... 60295750 59.0
Single Attached Unit.......... 5420726 5.3
Structures with 2 Units....... 4987392 4.9
Structures w/ 3-4 Units....... 4966604 4.9
Structures w/ 5-9 Units....... 4946639 4.8
Structures w/ 10-19 Units..... 4906383 4.8
Structures w/ 20-49 Units..... 3901980 3.8
Structures w/ 50+ Units....... 4442549 4.3
Mobile Homes/Trailers or Other 8395655 8.2
1990 Housing Units by Year Built: 102263678 %
Built 1989 to March 1990...... 2169436 2.1
Built 1985 to 1988............ 9024365 8.8
Built 1980 to 1984............ 9931917 9.7
Built 1970 to 1979............ 22291826 21.8
Built 1960 to 1969............ 16506410 16.1
Built 1950 to 1959............ 14831071 14.5
Built 1940 to 1949............ 8676155 8.5
Built 1939 or Earlier 18832498 18.4
1990 HUs by Year Moved In: 91947410 %
Moved in 1989 to March 1990... 19208023 20.9
Moved in 1985 to 1988......... 25963818 28.2
Moved in 1980 to 1984......... 12844781 14.0
Moved in 1970 to 1979......... 17102506 18.6
Moved in 1969 or Earlier...... 16828282 18.3



Marketview Comparison Report (Page 8 of 11)
Claritas Inc.

Sales (800)234-5973

Area 1 = USA

attribute Area 1

1996 Expenditures by Selected Product U.s.
Tategories(in thousands of dollars):($000s) Index
Food at Home $383121460 100
Food Away From Home $252623579 100
Alcoholic Beverages at Home $22974679 100
alcoholic Beverages Away From Home $16942050 100
Personal Care Products $35826573 100
Personal Care Services $29708524 100
Nonprescription Drugs $13800000 100
Aomen's Apparel $71840000 100
den's Apparel $39552999 100
3irls' Apparel $7443000 100
3oys' Apparel $10873996 100
[nfants' Apparel $8894330 100
Tootwear (Excl. Infants) $34340249 100
{ousekeeping Supplies $43685242 100
Lawn/Garden Supplies (Incl. Plants) $7911457 100
Jomestic Services $50971066 100
iousehold Textiles $14700000 100
furniture $50629632 100
"loor Coverings $13900000 100
fajor Appliances $21657958 100
small Appliances & Houseware $11760398 100
™V, Radio & Sound Equipment $69686835 100
ther Entertainment Equip./Services $74536833 100
’ransportation $687013138 100
.996 Expenditures by Selected Store U.s.
wpe (in thousands of dollars): ($000s) Index
luilding Materials & Supply Stores $41673120 100
lardware Stores $5670576 100
letail Nursery/Lawn/Garden Supply $8091399 100
wto Supply Stores $35777945 100
jasoline/Service Stations $174163352 100
irocery Stores $407137264 100
)rug and Proprietary Stores $68496114 100
:ating Places $250161166 100
rinking Places $11960319 100
)lepartment Stores (Excl. Leased) $§172553363 100
pparel Stores $68702918 100
hoe Stores $20493997 100
urniture $45771632 100
ome Furnishing Stores $23911220 100
ousehold Appliance Stores $11344316 100
adio/TV/Computer/Music Stores $38108988 100

Support (800)234-5629



Marketview Co

Claritas Inc.

Sales

(800)234-5973

1996 Male and Female Population Comparison

mparison Report ( Page

9 of 11)

Support (800) 234-56_29

Area 1 = UsA
Males Age Females
1145659 m 85+ ff 3014235
4479929 mmm| 75-84 fEfffe 7226040
8607513 mmmmmram | 65-74 TLLEffeer 10712060
10399267 mmrmmmmm | 55-64 TEfLTEFEeeer 11485355
15846239  mmmmmmrTmITMTIIMT 45-54 LILEFfEFELFff£fr 16536700
10030764 mmmmmmmm | 40-44 fEffffref 10396645
10849461 mmmmmmrnm | 35-39 333353534 11190383
10286081 Tmmmimmmmm | 30-34 Ifffefeeer 10316561
10524604 mnmmmrumm |0 25-29 LEffffeeef 10031430
9126914 mmmmmrnm | 20-24 fLfffeff 8507173
8711144 mmmmmm | 15-19 3333334 8311478
9511034 mniummmm | 10-14 LLffffrer 9055687
9914707 T 5-9 fEffffee 9496837
9785459 Tommmmromm <5 33333434 9492867

Projections produced by Claritas Inc.

Copyright 1996 Claritas Inc. Arlington, VA
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Claritas Inc. -

Sales (800)234-5973 Support (800)234-5629
1996 Total Population Comparison (%) T

Area 1 = USA

Area 1 Age Area 1
1.6 1 85+ 1 1.6
4.4 11111 75-84 11111 4.4
7.3 11111111 65-74 11111111 7.3
8.3 1111111111 55-64 1111111111 8.3

12.2 111111111111111 45-54 111111111111111 12.2
7.7 111111111 40-44 111111111 7.7
8.3 1111111111 35-39 1111111111 8.3
7.8 111111111 30-34 111111111 7.8
7.8 111111111 25-29 111111111 7.8
6.7 11111111 20-24 11111111 6.7
6.4 1111111 15-19 1111111 6.4
7.0 11111111 10-14 11111111 7.0
7.3 11111111 5-9 11111111 7.3
7.3 11111111 <5 11111111 7.3

====== == =

1996 estimates and 2001 projections produced by Claritas Inc.
Copyright 1996 Claritas Inc. Arlington, VA
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Claritas Inc.
Sales (800)234-5973 Support (800)234-5629

1996 Households by Household Income (%): 5
- (income ranges in thousands of dollars)

Area 1 = USA

- Area 1 HH inc Area 1
2.0 : $150+ 1 2.0
5.1 1111($100-$150(1111 5.1
- 8.2 111111{¢$ 75-$100|111111 8.2
19.1 111111111111111|$ 50-% 75{111111111111111 19.1
17.6 1111111111111|% 35-$ 50(1111111111111 17.6
6.9 11111)% 30-$ 35|11111 6.9
™1 7.1 11111]% 25-$ 30|11111 by B8 8
{ 7.5 11111($ 20-% 25|11111 7.5
14.4 11111111111}¢% 10-% 20(11111111111 14.4
12.1 111111111 <$10 111111111 12.1

1]
- 1996 estimates and 2001 projections produced by Claritas Inc.

Copyright 1996 Claritas Inc. Arlington, VA
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