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Welcome/Meeting Overview

Proposed height and form approach

« Approaches and qualities incorporated from previous scenarios
 Structuring the approach

» Discussion

Building form management framework
* Framework measures
« Discussion

Next steps
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1. Meeting
overview

* Framing of tonight’s
presentation

» Key messages from
10/22 meeting input
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1. Meeting Overview

Subcommittee work

Building Heights and
Massing Subcommittee
Approach and General Work
Plan

a plan for a distinctive urban place

Confirm assumptions, goals, and
performance criteria

Meeting 1

Determine 3 alternative scenarios to
explore for analysis

Model 3 scenarios for review, discussion

Meeting 2

Continue review of 3 scenarios, with
expanded analysis

Meeting 3

Seek input to narrow 3 scenarios down to 1
(or towards a hybrid)

Present 1 preferred scenario for review,
discussion (and refinement)

Meeting 4

Draft design guidelines, regulatory
strategies
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1. Meeting Overview

Introduction

Presentation to focus on:

— Proposed form/massing model based on composite of
previous scenarios

— Initial working draft concepts for a potential regulatory
framework for future building height and massing in
the RCRD

« Does NOT reflect formal recommendations at this time,
but rather emerging concepts, strategies;

* Looking for early input before continued project team
vetting and refinement

* Input from will help shape the proposed building height
and massing recommendations in the first draft of the
Sector Plan Update

REN-IZE T GOODY CLANCY
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1. Meeting Overview

10/22 summary input on scenarios

« Establishing more specific standards and guidelines than exist today
could make a greater contribution to improving Rosslyn’s overall
future physical form

« At same time, need to understand and address relationship between
density, height, economics of redevelopment, and community benefit
expectations

e Several subcommittee members identified multiple advantages
associated with Scenario C;

« Afew other subcommittee members believed reduced density levels
on certain sites in Scenario C could be problematic (stall
redevelopment, Scenarios B or A preferred)
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1. Welcome

Discussion guestions (preview

* Does the proposed building form & height approach successfully
balance these general categories of goals?

— Providing each property owner feasible, desirable options
— Maximizing the collective value of development in the RCRD
— Maximizing benefits to, and minimizing any negative impacts on,
neighborhoods and parklands
* Are there ways this balance could be further improved?

 Does the proposed building form & height regulation approach
achieve these goals?

— Provide development standards that are clear
— Appropriately apply zoning requirements
— Appropriately applying design guidelines

REN-IZE m GOODY CLANCY
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2. Proposed
height and
form
approach
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* Approaches and
qualities from
previous scenarios

* Discussion
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2. Proposed approach

Goal: incorporate the qualities of Scenario C...

Criteria

Ground level view corridors
Observation deck priority views
Good views from all buildings
Good daylight access to buildings

Sensitive edge transitions (neighborhood,
park, river)

Sun/shade opportunities

Varied building heights / skyline

Great open space and additional
circulation opportunities

Marketable sites, multiple-use options

Land use mix

Composite

Scenario A Scenario B Scenario C
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2. Proposed approach

..with buildout closer to Scenarios A and B
New construction, RCRD (sf)

Average FAR: 9.5 9.5 8.8 9.2
16,000,000
14,000,000
I I —
]

12,000,000

10,000,000

8,000,000

Land use

Office 6,000,000
Hotel

Housing 4,000,000
Retail

Other 2,000,000

0

Scenario: proposed
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2. Proposed approach

...with buildout closer to Scenarios A and B
Overall development total, RCRD (sf)

25,000,000
20,000,000
.
]

15,000,000

Land use 10,000,000
Office
Hotel

Housing 5,000,000
Retail
Other

0

Scenario: A B c sroposed
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2. Proposed approach

Scenario C — sam
Example land use )g" §\
per building & y

footprint (share of
new development)

" Office (58%)

Housing (37%)

Hotel (5%)

No change
anticipated
“Average FAR 8.8 83\ Ianél uses } \
- rargresr PGS shotn are |
! average site elevation < : sl p l e é
| L outco rrfes ‘an

ASL = building height /\
| (in feet) above mean
- sea level '

“would not be ’
drrectly limited
under proposed

) ==
approach 1>

A\ 266 ASE
7 X\ 460 AsL




2. Proposed approach

Proposed — sample land USE
Example land use K y P\
per building 9.

footprint (share of
new development)

| Office (64%)

Housing (32%)

No change
anticipated

Average FAR 9.2 A\ise-288 Ase

. ' 7 459 AS
ASE = building height .\X £ p \

Ianf Uses / I \
shown ?re //
£ sample
\outconjes and
»’weuld not be
directly I|m1ted
y 4 /ﬂndervproposed |
approach -

(in feet) above
average site elevation £~

ASL = building height
(in feet) above mean
sea level



2. Proposed approach

Proposed approach does not directly limit FAR

Retains potential for up to FAR 10 within height limits and design guidelines

Number of properties in FAR ranges listed

Average FAR: 9.5 9.5 8.8 9.2
25
20
15
FAR range
8.0-8.9 10
9.0-9.7
B 98-10.0
| .
0 _

Scenario: proposed

m GOODY CLANCY
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2. Proposed approach

Scenario C — aerial view to northea
/v__ > ‘;m'

Existing

I NET ST S\
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Sites studied for ¢
redevelopment |



2. Proposed approach




2. Proposed approach




2. Proposed scenario

Scenario C — aerial view to southeast




2. Proposed scenario

Proposed scenario — aerial view to southeast




2. Proposed scenario

Proposed scenario — aerial view to southeast w/ 1or
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2. Proposed scenario

Scenario C —s
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2. Proposed scenario

Proposed scenario — s
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2. Proposed scenario

Proposed scenario — s
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2. Proposed scenario

Scenario C —s




2. Proposed scenario

Proposed scenario — skyline view
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2. Proposed scenario

Proposed scenario — skyline view w/ TDR
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2. Proposed scenario

Scenario C —s

LTI




2. Proposed scenario

Proposed scenario — skyline view
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2. Proposed scenario

Proposed scenario — skyline view w/ TDR

e UL L
|
|
l|'




2. Proposed scenario

Scenario C —s




2. Proposed scenario

Proposed scenario — skyline view
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2. Proposed scenario

Scenario C —s




2. Proposed scenario

Scenarios A-B-C: peaks and tapers

SCENARIO A
 Least height variation

* 470' ASL peaks
wherever public view
corridors allow

* On 2-tower sites,
lower tower limited to
75% height of taller
tower

a plan for a distinctive urban place

SCENARIO B SCENARIO C
* Moderate height * Most height variation
variation

« 470’ ASL peaks in
selected areas

e Other sites limited to
70% of (470’-grade)

« 470’ ASL peaks in
selected areas

e Other sites limited to
85% of (470’-grade)

m GOODY CLANCY

ARLINGTON
VIRGINIA



2. Proposed scenario

Proposed scenario: peaks and tapers

PROPOSED SCENARIO SCENARIO C
« Significant height variation * Most height variation

« 470’ ASL peaks permitted in selected areas (where « 470’ ASL peaks in
not blocking public observation deck view corridors) selected areas

* Heights on other sites generally limited to 70-80% of Oth tes limited t
nearby towers to achieve height variation (may be er sites limited 1o

taller to achieve at least FAR 8-9) 70% of (470"-grade)
- On multiple-tower sites, min. 40’ height differences (exceptions made to
among towers sought enable at least FAR 8)

m GOODY CLANCY
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2. Proposed scenario

Scenarios A-B-C: building layout

SCENARIO A

 1:1 height taper down
to zoning context

SCENARIO B

 1:1 height taper down
to zoning context

height height

2 towers where .1 or 2
possible or 2 towers.

- Longer building faces, * Mix of Scenaro A& C
toward approaches on

different sites

» Stepbacks applied
where most beneficial
to streets & views

neighborhoods, more
gradual height
transition

* More & deeper
stepbacks to enhance
streets & views

SCENARIO C

 1:1 height taper down
to zoning context
height

* 1 tower where offers
more FAR

 Thinner building faces
toward
neighborhoods,
steeper height
transition

 Fewer, shallower
stepbacks

*Note: Scenario parameters for modeling apply broadly across the study area, yet in select

instances sites may depart slightly to reach at least 8 FAR

RALZE ®

GOODY CLANCY
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2. Proposed scenario

Proposed scenario: building layout

PROPOSED SCENARIO SCENARIO C
« 1:1 height taper down to * 1:1 height taper down
zoning context height to zoning context
: height
« 2+ towers where possible

: L 1 tower where offers
* Thinner building faces _ more FAR

toward neighborhoods,
steeper height transition

» Stepback approach
organized by street
corridor

 Thinner building faces
toward
neighborhoods,
steeper height
transition

 Fewer, shallower
stepbacks

instances sites may depart slightly to reach at least 8 FAR
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2. Proposed scenario

Building

edge massing approach by street corridor

Ft. Myer, Lynn,
Kent

Pedestrian
ways (18,
Freedom Park)

Wilson east of
Oak

Wilson west of
Oak, Nash

Oak, Moore,
Clarendon,
Key, 19t

Arlington
Ridge, Key

No significant stepback
(streetwall definition
required)

No significant stepback
(streetwall definition
required)

Stepbacks applied on
south where FAR allows

Stepbacks and/or
Intervals of open space
applied

None, but more intervals
of open space or lower
buildings

More variation of building
height, facade edge

Stepbacks reserved for narrower and
east-west streets where they provide
greater impact

Stepbacks reserved for other streets
where they provide greater impact; focus
on active programming instead

Stepbacks enhance significant views to
east, daylight access

These narrower streets significantly
benefit from the added space for daylight,
street trees

While site geometry prevents stepbacks,
larger gaps between towers mitigate
canyon effect

Varied height facade placement reduce

“‘wall” effect at park edges =



2. Proposed scenario

Upper level views: height limits In priori

« Greatest potential :mm
he|ghts (approx) Cathedral :
accommodating

corridors

prime views to
landmarks beyond

TON RIDGE RD

RLING

A

o

. lwolJimal
PATlington]Nationalf
Cemetenyfand| emeual
YAirgkorcelMemorial,
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2. Proposed scenario

Proposed maximum buildin
Building Heights ‘Wi

(above average site
elevation)

<200’ ~ A ey
‘ (1% WC247 285 [ﬂ]
201'-240’ =\ Yalinseal

2417280
B 251320
B sis60
| S

Building base

© Heights nota ML_
- multiple of 10~ == | 280,
- reach’470”asl.\ |l27s 230 5 I
= giitding 20 = '
~footprints
depictsample |

BARE
wm



Building Heights = | | A F

(above mean sea level)

< 350’
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2. Proposed scenario

How are the “valleys” defined?

and preserve priority view corridors
Also to assist with edge transitions
Height limits are a balance of:

— Contrast with surrounding building
heights as measured from the
ground

— Contrast with surrounding building
heights as seen in the skyline

— Ensuring FAR of at least 8, and
preferably 9 or greater where
possible, in the modeled scenario

Resulting height differences from
peaks are generally at least 40°

— Reduced to 30’ in certain cases
like Commonwealth and Hyatt
buildings to achieve FAR 8)

_ p:
Located to create contrast with peaks, ==

lllllllllll



2. Proposed scenario
Discussion

* Does the proposed building form & height approach successfully
balance these general categories of goals?

— Providing each property owner feasible, desirable options for
redevelopment and/or maintaining existing property

— Maximizing the collective value of development.in the RCRD by
promoting a predictable development environment offering a variety of
good views from all properties, quality ‘address locations, walkable streets,
park and retail amenity, etc.

— Maximizing benefits to, and minimizing any negative impacts on,
neighborhoods and parklands adjoining the RCRD

* Are there ways this balance could be further improved?

s GOODY CLANCY WITH
KITTELSON & ASSOCIATES | RHODESIDE & HARWELL
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3. Building form ... i
5
management

framework

* Framework
measures
* Discussion

a plan for a distinctive urban place
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3. Building form framework

Proposed framework organization

1. Base

TOP OF THE
2. Tower BUILDING
3. Cap
Each category includes a variety of
anticipated requirements and MIDDLE OF

SRE - THE BUILDING

guidelines driven by one or more of TOWERS)

these factors:

Maximum building height map,
Informed by public and private
view corridors

« Street edge treatment, specific to
certain street corridors
BASE OF THE

« Other design considerations that BUILDING
are consistent for all sites

"“} GOODY CLANCY

a plan for a distinctive urban place ARLINGTON



3. Building form framework

The bullding base: measures

1A. Buildable areas Requirement  Map (location-specific)
1B. Street facade placement Guideline General
1C. Ground level use Requirement Map (location-specific)
1D. Ground level design Guideline Map (location-specific)
1E. Service & parking access  Guideline Map (location-specific)
1F. Grade transitions Guideline General
1G. Streetscape Guideline Map (location-specific)
1H. Neighborhood connections Guideline Map (location-specific)
11. Parking Guideline General

a plan for a distinctive urban place ARLLIGTON



3. Building form framework

1A. Buildable areas (requirement

 Indicated by
dashed lines

* New streets must
meet Sector Plan
Update
recommended
Cross-sections

« Any planned public
spaces should have
significant physical
and visual access
to adjacent streets
and sidewalks

N RIDGERD_————
166
o
Wt
(A o

RLINGTON RIDGE R

——

REN-IZE GOODY CLANCY
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3. Building form framework

1B. Street facade placement (quideline

* Over 90% of facade
length should meet
build-to line, except — (L
at publicly B 'r\‘q m
accessible open A v
space defined Iin
parks framework

* Min. 3 story
streetwall height

* Min. 16" ground
floor height at
Priority and
Secondary active
use frontage

N RIDGERD_————
166
o
Wt
(A o

RLINGTON RIDGE R

——

REN-IZE GOODY CLANCY
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3. Building form framework

1C. Ground level use (requirement

* Occupy Primary

active use edges with
retail

. LEE HWY
« Secondary active use

edges may include

arts, community use,

—

. ; o — ¢
child care, live/work / “/' ¥

» Other categories: D 1 ]
pedestrian-scale \ | L o] / %
design, frequent st J V& E é 3
visual access J% 3| J=L—=

ARLINGTON RIDGE RD

w

mmm Primary active use
(priority retail)

e
Secondary active use L= TR \ / /
(retail and/or alternative (\M
active uses)
—

mmm Office, hotel, and/or
residential address

\
\\
S
.
\
/L.,

Residential front doors or
secondary active use

Category updates anticipated per County retail plan

REN-IZE T GOODY CLANCY

a plan for a distinctive urban place ARLINGTON



3. Building form framework

1D. Ground level design (quideline

* Primary and
secondary active use
edges: min. 16’
height, min. 40’ depth, o
level access, min,
65% transparent,

max. 15’ opaque wall, ) o
zoned utilities ‘

1
« Frequent entrances, e \
min. 45% transparent

18TH ST
at other edges ng

mmm Primary active use —
(priority retail)

Secondary active use ) TR \ / /
(retail and/or alternative (\M \
active uses)

-

mmm Office, hotel, and/or
residential address

S
.
\

]

]

/ fm-\f J)

\
\
Jv

N MOORE ST
LYNN ST
1-66

FT.MYERDR

Q===

NASH ST

—

ARLINGTON RIDGE RD

w

Residential front doors or
secondary active use

Category updates anticipated per County retail plan

RALZE ®

GOODY CLANCY
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3. Building form framework

1E. Service & parking access (quideline

* Loading and Street Prioritization
parking Sh0u|d for driveways and loading access
be located off Service and Parking Alley/Drive
service alleys
wherever
possible

« Screen loading
from streets

« Parking/
service access g [
should be ‘
separated at =
least 100’ and gt B
max. 22’ wide s .

« Continuous
sidewalk
design across
curb cuts -

i
OAKST

a plan for a distinctive urban place ARLLIGTON



3. Building form framework

1F. Grade transitions (guideline

e At retail’ Retail edge precedents

— Step interior floor
where possible

— Maximize visual
access between
waist and eye
height

— Limit knee wall and
blank spandrel area

« At housing:
— Step interior floor
where possible
— Frequent entrances g
— Landscape |
transitions, high
guality materials

San Francis

m T GOODY CLANCY
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3. Building form framework

1G. Streetscape wdelme

« Coordinate sidewalk
Improvements/upkeep with
County and BID standards,
with attention to:

— Street trees
— Paving
— Lighting
— Seating
— Planters
— Public Art b1
— Wayfinding Signhage = g-g
— Other amenities S5 |
* Prioritize enhancementson | | E N r
sighature streets: Ft. Myer, i |
Lynn, 18" and Wilson g |5 | e )

REsz T GOODY CLANCY
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3. Building form framework

1H. Neighborhood connections (quideline

 Preserve/add

. . . 1:1 slope

circulation, view and P \

solar access corridors o

where prioritized u BN =——2uc

» Face neighborhoods
with housing or other
compatible use

* Minimize building

profiles facing Gaps
neighborhoods between
9 buildings for

« Create height
transitions

sky, sun,

oMl t\\W‘

REsz T GOODY CLANCY

ARLINGTON
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3. Building form framework

11. Parking (quideline

 Minimize need for new
off-street parking through
shared use of current
Inventory, TDM

New parking should be
below grade wherever
possible

« Any above grade parking
should be screened
behind occupied space,
except where lot widths
prohibitively narrow

* Any below grade parking
exposed due to grade
should be enclosed with
architectural facade
consistent with floors
above

Image courtesy Monday Properties

! | |

EXIT ONLY

m GOODY CLANCY
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3. Building form framework

The building tower: measures

2A. Tower height Requirement  Map (location-specific)
2B. Potential for TDR Requirement  Map (location-specific)
2C. Height variation Guideline General
2D. Tower orientation Guideline Map (location-specific)
2E. Tower size & spacing Guideline General
2F. Street scale transition Requirement Map (location-specific)
2G. Tower articulation Guideline General

a plan for a distinctive urban place ARLINGTON



2. Proposed scenario

2A. Max. tower h elevation

Building Heights ‘H"
(above average site "‘l ——

elevation)

<200’

201’-240’

2417280
B 251320
B sis60
| S

Building base

' Requirement, il
1 Heights'not a— ml=r=_ |
" multipleof 10 \ ll57s 230 2= S
"reach 470’ asl. ||| ==tV

footprints || |
~ depict sample -

LI

o= |
-
o
= 1
) :" |
Z
4:
1

e
SYERINMny
pipaaeasatas

BARE
s

Aitht~rAa M Aace



A - . a a ' )

Building Heights = ' [T 1

(above mean sea level)

< 350’

351’-390’

391’-430’

B 4317-470° [\“ T @%@

Building base

I L - ] G
: RequwemenL
431] (i :
BUIldIﬂg 470 391l ==
3 footprmts \D _—
1, depict sample A V70 405\ 419,
L_j,outcomes \ 11376 42? 418 _ .
o £ B % -

329




3. Building form framework

2B. Transfer of development rights (TDR) potential

Sites on which \ |
FAR 10 may be
reached within
dimensional
restrictions may
be considered as '\
receiving areas \
for development X VA
rights transferred E > e
from other i
parcels in the
RCRD

International
Place scenario
assumes density
Increase beyond
current FAR 5.3
limit

O =
ot
A

REALIZE
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3. Building form framework

2C. Height variation (quideline

« On sites with e
multiple towers,
tower heights should
differ by at least 40’
In height

« EXxception: where
four or more towers
are present, up to
one tower may be
exempted from this
variation
requirement

REN-IZE T GOODY CLANCY

ARLINGTON
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3. Building form framework

2D. Tower orientation (guideline

« Towers should be Recommended D S
oriented according to ~ °réntation P
recommendations at - g f;
right unless alternate P oy & B ﬁgﬁ% e
orientation achieves e g @it RS
comparable scale and == 8 ﬁc,::>
shadow impacts o g2

* Maintain required
view corridors . .

Required view ‘
between towers as corridors . & “
indicated between towers =

« Tower orientation "SR ol
should also be o WETH N[ -
informed by wind | \ T ’K ot
analysis “ |

REN-IZE T GOODY CLANCY
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3. Building form framework

2E. Tower size and spacing (quideline

 Dimensions Separations under 65’ in scenario C

— Tower width should not
exceed 120’ (60-90°
preferable for housing)

— Tower length should not
exceed 200" without vertical
facade break w/ plane shift of
at least 15’

e Spacing
— Towers should generally be

separated by an average of at
least 60°. Separation as little

as 45’ is acceptable for a M ~50’to 55’
distance no greater than the ~55' t0 65’
separation

— Design and program buildings
to optimize tower adjacencies

REsz T GOODY CLANCY
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3. Building form framework

2F. Street scale transition (requirement

* Provide minimum 1%’
step-back between
the 34 and 6™ story

* Provide minimum 15’
step-back OR view
corridor through site
between the 3 and
6t story where
resulting FAR not ke
below 8.0

|+ 1:1 height transition

« Along all other
corridor edges,
provide minimum 3’
stepback, cornice,
recess or other
prominent horizontal
break between the
third and sixth story

REN-IZE GOODY CLANCY
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3. Building form framework

2F. Street scale transition (requirement)

* Provide minimum 195’
step-back between
the 34 and 6™ story

Provide minimum 15’
step-back OR view
corridor through site
between the 3 and
6t story where
resulting FAR not b ree . A S SV NN | R
below 8.0 7 £ ane Stepback + view corridor
1:1 height transition

Along all other
corridor edges,
provide minimum 3’
stepback, cornice,
recess or other
prominent horizontal
break between the
third and sixth story

¥ /7 /4

R e v
B i ) S ) Y /i o
=" — ,w.'m'lp/'
4 7/
r/
//
% 2

sunl EEE] EEN
N8N ENN S8y

+ o ) i
= e

Hwae Sams Wawx YN/

Intermedlate cornice + materlal change
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3. Building form framework

2G. Tower articulation (gwdellne)

Tower facade composition R i Ei
should include a hierarchy H i o
of scale, distinction from
surrounding buildings,
and strong vertical lines
utilizing techniques such VOEER L R e SRR TN
— Changes in material, ATEeoZ g - |
color and/or texture

— Changes in plane
producing shadow
lines

— Distinctive shaping
such as tapered,
curved or stepped

"”"- 5 g:’_‘.u-xi-ddsﬁva

| I\ o XJ""“‘-‘-’
l\lD 1gl| n\’ \

i lll “
U (SN

- -
R

b

L3l Hierarchy of scale

S AT e W Om—
—
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3. Building form framework

2G. Tower articulation (gwdellne)

Tower facade composition R i Ei
should include a hierarchy H i o
of scale, distinction from
surrounding buildings,
and strong vertical lines
utilizing techniques such
as

— Changes in material,
color and/or texture

— Changes in plane
producing shadow

i3 '&‘—’5"‘"

lines } |
— Distinctive shaping - 1
such as tapered, 13
curved or stepped | iaf; \I I3 Prominent lines from
7|* i 13 Bl shadows, material
e B A BIRll changes, plane shifts
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3. Building form framework

The building cap: measures

3A. Context Guideline General

3B. Form Guideline General
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3. Building form framework

3A. Building cap: context
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3. Building form framework

3B. Building cap: form (guideline

* Encourage distinctive
building tops
— Distinguished in
shape, material,
color, lighting or
other means from
other buildings

— Require applicant
to show before/
after simulated
VIEWS In context

* Rosslyn height limits
tend to limit

opportunity for strong
vertical expression

IRNRUERESE
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3. Building form framework

Discussion

« Does the proposed building form & height regulation approach achieve
these goals?

— Provide development standards that are clear to the applicant, county
review staff/officials and general public?

— Appropriately apply requirements for those standards that should be
firmly enforced to ensure high quality, predictable development and public
spaces

— Appropriately applying design guidelines for those standards that are
best met through creative proposals by the applicant and its design team,
through dialogue with review entities?
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4. Next steps

» Develop Sector
Plan Update

1
!

document | =| .
* Process Panel ,L,-,‘ ‘
review .

« Adoption
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Land use

Near term potential use mix

Assumed near term...
redevelopment

2 1% sites shown in & sites based on building floor
(o] (0]

Future land use scenario
breakdown for near-term

Existing + approved
floor area

orange ... size (percentages indicate
il
13% ‘ s B i i 8 §: % shareofnew floorarea)
6% M = |
™ Office (52% of new,

approx. 65% of RCRD)

Land use

Office Housing (45% of new,
I Hotel approx. 20-25% of RCRD)
Housing

Retail
Other

Hotel (4% of new,
approx. 5% of RCRD)

No change anticipated
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3. Building form framework

Proposed framework organization

1. Base

TOP OF THE
2. Tower BUILDING
3. Cap
Each category includes a variety of
anticipated requirements and MIDDLE OF

SRE - THE BUILDING

guidelines driven by one or more of TOWERS)

these factors:

Maximum building height map,
Informed by public and private
view corridors

« Street edge treatment, specific to
certain street corridors
BASE OF THE

« Other design considerations that BUILDING
are consistent for all sites
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3. Building form framework

Discussion

« Does the proposed building form & height regulation approach achieve
these goals?

— Provide development standards that are clear to the applicant, county
review staff/officials and general public?

— Appropriately apply requirements for those standards that should be
firmly enforced to ensure high quality, predictable development and public
spaces

— Appropriately applying design guidelines for those standards that are
best met through creative proposals by the applicant and its design team,
through dialogue with review entities?
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