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RICHMOND HIGHWAY CORRIDOR AREA 
 
 
CONCEPT FOR FUTURE DEVELOPMENT 
 

The Richmond Highway Corridor is envisioned to contain six Community Business Centers 
which provide community-serving retail, residential, and mixed uses as well as serving as focal 
points in the corridor. From north to south, the Community Business Centers are: North Gateway, 
Penn Daw, Beacon/Groveton, Hybla Valley/Gum Springs, South County Center, and Woodlawn.  
Areas between these Community Business Centers are classified as Suburban Neighborhoods.  
Densities in the site specific recommendations which follow (especially the CBC’s) reflect the 
recognition that medium density and intensity development provides an opportunity to achieve a 
high standard of urban design, and to integrate office, residential, hotel, and retail uses.  
Throughout the Community Business Centers, provision of space for small business, particularly 
in the ground floor of multifamily residential or office buildings is encouraged.  Along Richmond 
Highway, uses in Suburban Neighborhood areas shall include predominantly residential use, but 
may also include neighborhood-serving retail and mixed-uses among others.  Specific 
recommendations for each Land Unit or Area defined within the Community Business Centers and 
Suburban Neighborhoods are contained in the site-specific language.  Within the Beacon/Groveton 
and the Penn Daw CBCs, core areas have been identified that may be developed with high intensity 
uses if conditions specified in the Plan are met.  The intent of recommending these levels of 
development is to foster revitalization, redevelopment and the creation of distinctive urban 
environments that are economically sound and offer attractive opportunities to live, work and shop.   
 
 
PLANNING OBJECTIVES FOR THE RICHMOND HIGHWAY CORRIDOR 
 

The following objectives are intended to guide general land use decisions for the portion of 
the Richmond Highway Corridor within the Mount Vernon Planning District: 
 
Land Use 
 

• Plan for quality development, which may include office, retail, residential, mixed-use 
and institutional uses in six Community Business Centers along Richmond Highway: 
North Gateway, Penn Daw, Beacon/Groveton, Hybla Valley/Gum Springs, South 
County Center and Woodlawn.  Core areas within these Community Business Centers 
that are appropriate for higher intensity have been identified. 

 
• Encourage development which fosters home ownership to improve the variety of 

available housing. 
 

• Plan for primarily residential (except for garden-style apartments), institutional and 
open space uses in areas outside and between the Community Business Centers. 

 
• Strongly discourage fast food, car washes and pawn shops as they are not consistent 

with quality revitalization. 
 
• Mini-warehouses are not appropriate uses in the Richmond Highway Corridor. 
 
• Encourage substantial consolidation of contiguous parcels starting at the Richmond 

Highway frontage back to the existing stable residential neighborhoods to provide for 
projects that function in a well-designed, efficient manner and for the redevelopment 
of unconsolidated parcels in conformance with the Area Plan. 
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• In cases where desired consolidation with other parcels is not feasible, consider interim 

land uses which result in significant public benefits, improvements in circulation or 
access, parking, landscaping, site design or building design and that provide public 
benefits which outweigh any adverse effects of the change in use. 

 
• Reduce adverse impacts, such as noise, glare and incompatible building forms, on 

adjacent residential communities by establishing effective transitions, buffering and 
screening, and by designing buildings of appropriate scale and height.  Within 
designated Community Business Centers, mid-rise buildings are generally appropriate 
as long as there is no other site-specific Plan language regarding height limits.  In the 
core areas of the Community Business Centers, high-rise buildings may be appropriate 
in order to create an urban environment.  Building heights should taper down to 
adjacent residential neighborhoods and special care should be given to screening and 
buffering these neighborhoods. 

 
• Strongly discourage freestanding uses with drive-through facilities and uses that create 

high traffic volumes to and from and along the corridor and that contribute to the 
strip-commercial character of Richmond Highway. 

 
• Encourage clustered auto-oriented uses within well-designed and integrated complexes 

with efficient internal circulation patterns to minimize and consolidate access points 
and to provide efficient internal circulation patterns. 

 
• Encourage better access and functional amenities through improvements to and 

integration of the pedestrian, bicycle and vehicular traffic systems by visually 
enhancing intersections, reducing curb cuts and providing better signage and access to 
commercial facilities and adjacent, non-commercial uses.  Provide for a safe, 
harmonious, barrier-free network of appropriately-sized pedestrian connections 
between existing and new uses and leading to bus/transit stops and covered waiting 
areas.  This pedestrian network should provide traffic-sheltered, well-identified and 
pleasant-to-use access to shopping, employment, and transit opportunities for residents 
living in close proximity to Richmond Highway as well as for adjacent communities. 

 
• Encourage aesthetic and design excellence in all public and private improvements and 

developments.  Detailed guidance regarding aesthetic and design excellence is found 
in the urban design recommendations located at the end of this Plan.  In addition, the 
provision of landscaping/open space which exceeds by more than 5% of that required 
in the Zoning Ordinance shall be considered highly desirable. 

 
 

• Encourage revitalization and redevelopment of the Richmond Highway Corridor to 
create more attractive, commercially-viable, and functionally-efficient business centers 
and community focal points. 

 
• Provide incentives such as tax abatement to attract reinvestment in the Richmond 

Highway Corridor which will seek help to correct deteriorating property conditions. 
 
• Provide expanded employment opportunities and improve the economic condition of 

residents in the Richmond Highway Corridor. 
 
• Encourage development approaches that serve to reduce imperviousness and achieve 

better control over stormwater runoff in the Richmond Highway Corridor.   Encourage 
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the application of low impact development practices of stormwater management (e.g., 
bioretention facilities; vegetated swales) toward this end.  Consideration should be 
given to reducing the impervious footprints of redevelopment sites and to integrating 
LID practices within landscaping strategies. 

 
Transportation 
 

The following objectives are intended to guide general transportation decisions in the 
Richmond Highway Corridor:  
 

• Provide improved traffic circulation and traffic safety during both peak and non-peak 
hours;  

 
• Maximize the efficiency of existing highway facilities to move people and goods; 
 
• Promote the increased use of ridesharing and public transportation to reduce reliance 

on automobiles; and  
 
• Minimize the impact of highway widenings, new roadway alignments, and new 

development projects on adjacent residential communities and the water quality and 
ecological conditions of streams within the district. 

 
Service drive construction should not generally be required where interparcel access can be 

provided between adjacent development areas.  Existing service drives should be replaced 
wherever possible.  Highway right-of-way dedication or the “reservation” of right-of-way will be 
required where necessary. 

 
The Virginia Department of Transportation completed an extensive study of the Richmond 

Highway Corridor from the Beltway through Prince William County in 1997.  The study 
incorporated current land use recommendations and revitalization goals.  The Board endorsed the 
general recommendations of the VDOT study in September, 1997.  After further studies regarding 
road location and the cost effectiveness of including HOV, implementation of this plan should be 
highly desirable and will be a major public investment that could facilitate significant reinvestment 
in the area.   

 
Urban Design 
 

Five urban design objectives are identified for the Richmond Highway Corridor to implement 
the overall goal of improving the visual image and efficiency of the Richmond Highway Corridor.  
These objectives are supplemented by urban design recommendations that are found at the end of 
the Richmond Highway Corridor Plan text and provide specific recommendations. 

The following objectives are the policy framework for the urban design recommendations.  
Together, the objectives and recommendations support the creation of a unifying and consistent 
identity for Richmond Highway.  In order to achieve these objectives, adherence to the urban 
design recommendations is strongly encouraged in all public infrastructure and private 
development activity that occurs along Richmond Highway.   

 
The urban design objectives are intended to: 

  
• Establish Visual Continuity - Provide a uniform right-of-way and a consistent or 

compatible highway edge treatment to create a unified, attractive visual appearance 
along the corridor.  Place utilities underground in conjunction with all public and 
private development projects being carried out in the Richmond Highway Area.  Place 
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emphasis on signage, including block numbers and cross streets, landscaping, 
intersection and service drive definition.  

 
• Provide User Orientation - Provide a sense of orientation through the use of 

landmarks, public facilities, open space and design centers.  Improve street and 
transportation identification to orient shoppers and visitors within the corridor. 

 
• Establish a Clear Corridor Image - Develop two well-defined vehicular entry point 

"gateways" to the corridor at the Occoquan River and the Capital Beltway to establish 
a strong overall image and help define the corridor. 

 
• Improve Access and Functional Amenities -  Provide visual improvements to 

pedestrian and vehicular traffic systems to enhance intersections and safety, reduce 
curb cuts, and provide better signage including block numbering and cross streets and 
access to commercial facilities and adjacent, non-commercial uses. 

 
• Reduce Impact on Adjacent Residential Communities - Mitigate adverse impacts of 

commercial activity such as noise, glare and incompatible building forms on adjacent 
residential and non-commercial uses by effective buffering and screening and by 
designing buildings of appropriate scale and height. 

 
Revitalization Consideration 
 

Richmond Highway was originally designated as a Commercial Revitalization Area in 1986 
by the Fairfax County Board of Supervisors.  This land use plan has been designed to facilitate 
revitalization.  Quality development and redevelopment projects, particularly those with parcel 
consolidation are encouraged.  In addition, special tools (i.e., tax abatement, low cost loans) should 
be utilized to encourage economic development in designated Revitalization Areas. 

  
On October 12, 1998, the Board of Supervisors adopted a commercial revitalization district 

zoning ordinance which applies to certain properties located within the Richmond Highway 
Corridor in furtherance of the county’s commitment to revitalization.  The ordinance creates a 
unique set of regulations which provide flexibility in the development or redevelopment of these 
properties.  In addition, it is the policy of the Board of Supervisors to extend other initiatives to 
this area to generate investment activity.  These include services such as facilitated review of 
development proposals and amendments to the Comprehensive Plan. 
 

Additionally, several other efforts have been initiated in an effort to upgrade Richmond 
Highway. For example, the county has allocated funds for commercial revitalization projects such 
as utility improvements, sidewalks, lighting and public open space.  Projects to beautify, improve 
the image and identity; improve pedestrian and vehicular circulation; and implement infrastructure 
improvements are also underway.  In conjunction with these endeavors, urban design 
recommendations are provided in a following section. 

 
The Richmond Highway Corridor between Fort Belvoir and the Capital Beltway is a 

designated highway corridor zoning overlay district.  The highway corridor overlay district 
imposes additional regulations on certain automobile-oriented, fast-service or quick turn-over uses 
along the highway in an effort to prevent or reduce traffic congestion and associated dangers.  The 
overlay district has increased the county's control over the further construction of drive-in banks, 
fast-food restaurants, quick-service food stores and service stations within a thousand feet of either 
side of the centerline of Richmond Highway. 
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The Southeast Fairfax Development Corporation (SFDC) is supported by the Fairfax County 
Board of Supervisors to promote, facilitate and monitor development, redevelopment and 
revitalization along Richmond Highway, and as such, is an active participant in the public and 
private revitalization efforts.  SFDC provides assistance with marketing of the corridor as well as 
a variety of on-site and referral services. 

 
 
RECOMMENDATIONS 
 
Land Use 
 

The Community Business Centers (CBC) located along the Richmond Highway Corridor 
have unique features which distinguish and identify their individual character within the 
surrounding community.  Accordingly, the specific land uses within the boundaries of these centers 
seek to reflect the needs and character of each CBC. 

 
Where substantial parcel consolidation is specified, it is intended that such consolidations 

will provide for projects that function in a well-designed and efficient manner and provide for the 
development of unconsolidated parcels in conformance with the Area Plan. 

 
Where the Comprehensive Plan envisions a substantial change in land use that is expected to 

come about in conjunction with redevelopment, but existing uses do not strictly conform with the 
long-term recommendations of the Comprehensive Plan, the guidelines for Interim Improvements 
of Commercial Establishments found in the Land Use Section of the Policy Plan should be 
considered. 

 
Throughout the Richmond Highway Corridor Area, mixed-use development is encouraged.  

Where the Plan recommends mixed-use development at an overall intensity (FAR), it is intended 
that the FAR be calculated over the entire development site to include all residential and 
nonresidential gross floor area.  In some places, the Plan includes land use recommendations for 
mixed-use development that provide for both intensity in terms of FAR for the commercial portion 
and densities in terms of dwelling units per acre for the residential portion of the mixed-use 
development.  In these cases, it is intended that the nonresidential intensity and residential density 
be calculated separately based on the respective percentages of the total land area recommended 
for each use. 

 
Protecting adjacent neighborhoods from visual and other impacts of nearby commercial 

development is a primary objective along Richmond Highway.  Development plans for 
redevelopment or revitalization projects should provide for compatible heights and mitigate 
impacts on adjacent neighborhoods.  The determination of compatible building heights along the 
Richmond Highway Corridor is guided by provisions in the Policy Plan, (specifically Land Use 
Objectives 8 and 14), the Concept for Future Development, the Richmond Highway Corridor Land 
Use and Urban Design Objectives and site-specific conditions, such as building style, tapering of 
building heights, building orientation, and screening and buffering requirements. 
 

The following parcel specific recommendations read from north to south and discuss land 
uses within the Community Business Centers and in Suburban Neighborhood areas between the 
nodes.  Corresponding maps are provided which depict specific land units and sub-units. 
 


