CPHD Workshop with the

Form Based Code Advisory Working Group,
Planning Commission, Design Review Committee
(of the Historical Affairs and Landmark Review Board),
Columbia Pike Presidents Group, and
Columbia Pike Development Community
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Meeting Agenda

1. Introductions

2. Purpose of Study

3. What factors influence building design

4. Recap of survey results & previous architecture workshops
5. Proposed changesto FBC

6. Next Steps

7. Open Discussion & Feedback
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Purpose of Architectural Study

Purpose:
» Opportunity to assess the status of architecture along the Pike

* Ensure FBC buildings maintain a level of architectural diversity,
high quality designs, and durable materials into the future

Approach:

» Assess local & regional development

» Survey of development community

« Evaluate if any potential changes are warranted to FBC/N-FBC
(architectural standards or, to a lesser degree, BES)

Tonight’s Meeting: Provide feedback on staff’s proposed FBC changes

and assess whether the changes are generally heading in the right
direction.



What factors influence building design?

» Architectural trends

 Development team

» Characteristics of each site (i.e. topography, site configuration)

» Construction type (i.e. stick-built, concrete)

* Intended use of the building

 Economics (land value, development costs, other market forces)
* Proximity to transit

« Community input

« Affordable tax credits/State or Federal guidelines

» Zoning Ordinance (FBC Standards related to architecture;
other local standards for historic or urban design districts)




Survey results from development community

FBC Advantages:

 Review process is predictable and streamlined

 Minimum standards and intent statements help express the
community’s expectation for built environment

 QOpverall, FBC has been successful in achieving its main purpose

FBC Challenges:

* Prescriptive regulations are perceived as limiting and result in
homogeneous architecture

 Reduction in architectural standards could produce designs that
include multiple expressions and increase visual variety

» Flexibility should be expanded for style and detailing and to
encourage artistic expression



Recap of Previous Architecture Workshops

Stick-Built Construction (4-6 stories)

ldentifying development
in comparable markets:

L} 5] &
nty A2 - City of Falls Church A3 - Washington D.C. A4 - Arlington County A5 - Washington D.C.

« Approved between
2004 and 2016

« Height ranges:; 4-6 a ‘
stories (stick-built) or _— ” — =y B

7-9 stories (concrete)

* Mostly residential
projects with ground
floor retail uses

C1 - City of Alexandria C2 - Columbia Pike

2010 - 2011

 Over 60 local/regional
projects identified

D4 - City of Alexandria D5 - Montgomery County

D1 - Montgomery County D2 - Arlington County



Recap of Previous Architecture Workshops

Clarendon Crystal City

Route 1/Potomac Yard (Alexandria)
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What is Columbia Pike’s Visual Identity?

Adopted Vision: Vital Main Street with high quality architecture defined by mixed-use buildings
complementing existing amenities and eclectic mix of businesses along the Pike




What is Columbia Pike’s Visual Identity?
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Proposed Changes to the Form Based Code

THREE PRIMARY CATEGORIES:

1. Simplification of Architecture Standards
Reducing overly prescriptive regulations + Applying N-FBC format

2. Complete & Discrete Vertical Facade Composition
Improving effectiveness of these regulations

3. Intent Statements and Visual Examples
Clearer organization + introducing undesirable examples
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Proposed changes to the FBC

1. Simplification of Architectural Standards (Commercial FBC):

* Improve clarity with better organization and structure of standards

Columbia Pike Special Revitalieation District - Form Based Code

2. STANDARDS FOR ROOFS AND PARAPETS (WHERE CLEARLY VISISLE FROM THE STREET)

Materials: The following materials are permitted.

* Clay or concrete (faux clay)

+ Tile (barrel or flat roman)

+ Slate (equivalent syrthetic or better)

* Wetal (standing seam 5-v crimp, equivalent or better)

= Dirmensional Asphalt shingles

= Cornices and soffits may be a combination of wood, vinyl, andfor metal

Ce jons and I The follewing cor and techniques are permitted.

= Pitched Roofs
© The primary ridge beam shall run parallel to the STREET (except NEIGHEDRHOOD Sites).

« Pitch (exclusive of roofs behind ParaseT walls )
© Simple hip and gable roofs shall be symmetrically pitched between 6:12 and 12:12.
o Shed rooft, attached to the main structure, shall be pitched between 4:12 and 7:12,

® Overhang

o Eaves must overhang at least 24 inches on the primary structure.

© Rakes (gable end) must overhang at least 18 inches,

o Eaves and rakes on accessory buildings, Doamzrs, and other smaller structures miust overhang
at least § inches.

o Open eaves and simple traditional soffits and fascia are allowed.

o Soffts shall be placed perpendicular to the building wall, not sloping in plane with the roof
(except for gable end rakes).

o Timber eaves and Balcony brackets must be a minimum of 5.5 inches in dimension

+ PamareT Reofs (Corriice, Entablature, and Coping Standards)
o Allowed for Ma STREET and AvELE Sites, and LiseWor< Sites where the rocf material
is not visible from any adjacent STREET only.

* Cornices and Cther Features

o Buildings withoul and ove
requirement with
walls, For buildi
to 12 inches per

o Skylights and rof
or when shielded; .

o Overly  elaborate, odern “higf designs are  discouraged.
However, ornamentation which contributes to the character of the building is encouraged.
Consult the ADMMETRETTVE Revizw Tesv for appropriate configurations.

& Green racf technologies are encouraged. Vegetative cover should be considered for flat raofs
and solar panels should be considered for integration into pitched roof structures

s may satisfy the overhang
2Zinches beyond the building
ice projection shall increase an additional &

ite the primary ST2FFT or REL

ARLINGTON, VIRGINIA 65 ARCHITECTURAL STANDARDS

Example:

Roof
Standards

404. Roofs

A. Roof Types
For SMALL APARTMENT, TOWNHOUSE, and DETATHED BU/LDINSS, roof types shall be limited to gable, hip, and
gambrel, provided, however, that shed roofs are permitted on PORCHES, STOOFS, CANCFIES and BALCCMIES of
SMALL APARTIMENT, TOWIN HCL: ind DETACHED BUILDINGS.

B. Flat Roofs
Where flat roofs are permitted, they shall have a parapet around the entire parimeter of the building.

C. Pitched Roofs
All pitched reofs shall be as follows:

1. Raafs that cover the main body of a building shall have a slope of 1 less than 4:12 and no mors than 10:12,
The lower slape af a gambrel roof may have  pitch af up ta 24:12.

2. The roofs of PORCKHES, STGOPS, CANOP £S5, and 3ALEONES shall have a slope of na less than 2:12 and no
mare than 6:12.

3. Al ranfs, except shed roafs, shall be symmetrically slaped.

4. The end walls of a gable or sambrel roof may extend up above the reof line to form a parapet.

5. Gambral roofs are d only when the roof ridze llel to the front FATADE.

6. Pitched roofs, except thase on the FACAEE side of the building, may be "cut out” ta allow roof access for
terraces and mechanical squipment. The cut out area shall be neither within 18 inches of <ither end of the
individual building nor within 18 inches of the ridge,

7. Permitted roofing materials for all pitched roofs are: metal, metal shingle, slate, synthetic slate, and
composition shingles, provided, howsver, that cormuzatec metal roofs are prohibited,

8. Roof eaves shall averhang the walls below,

ColumbisPie Ne gnbomhazet Spacal Seislizsnen Dizmct At Howamkar 36, 262
] form tazac Code With Armend ments Tarzagh. une 18, 2016
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Proposed changes to the FBC

1. Simplification of Architectural Standards (Commercial FBC):

 Reduce overly-prescriptive regulations

Appropriate pitches, symmetry, Minimum overhang

Hepie materials, and key configurations dlme_-n5|ons; sl_<yl|ghts;
cornice details

Awnings/Canopies Materials & Configurations Min/max dimensions

Shopfronts Transparency Min/max glass dimensions

Min/max glass dimensions;
Windows & Doors Materials & Configurations Shutters; Light transmission
for upper story windows
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Proposed changes to the FBC

1. Simplification of Architectural Standards (FBC + N-FBC):

Update various permitted material lists

Reconcile vision for signage as it relates to the Pike

FBC Developments:
Minimal FBC regulations;
limited references to ACIO;
Comp Sign Plans w/
modifications
(Halstead, 55 Hundred,
Siena Park, Penrose Sqg.)

FBC Developments:
Clarified FBC regulations;
broader references to
ACILO; (4707, Gilliam
Place, Carver Homes,
Columbia Hills, Village
Center, 2400, Trove)

FBC Developments:
Increased FBC regulations;
some references to ACZO;

Comp Sign Plans w/

modifications
(Axumite Village, Columbia
Place, The Shell, Pike3400)

2016

2002 2004 2005

CPI Plan Update:
Mentions signage as
part of a gateway

amenity and in the
context of parking

Original CPI Plan:
Does not explicitly
mention signage

@ Zoning Ordinance Changes

@ rBC Redevelopments

2009

1t FBC Amendment:
New limits introduced
to prevent cluttering of
facades with excessive
number of signs

2012

2rd FBC Amendment:
Consistency between
FBC and revised
Section 34 of ACIO
(Sign Ordinance), limit
CB review while
expanding admin
approval of most signs

34 FBC Amendment:

Consistency with
case law and signs
regulating content;

no change to
quantity, size or
location of signs

13
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Proposed changes to the FBC

2a. Complete & Discrete Vertical Facade Composition Adjustments:

* Improve requirement for facade rhythm and pattern
 Expand average (max) length restrictions for facade compositions
* Limit excessive length of continuous building facades

* Ensure consistent intent, definition, and graphics are utilized

EO% 200(0 20% Complete and Discrete Vertical Facade Composition. A FACADE COMPOSITION that
snorfer  smaller  narrower includes similar and related building elements that are distinct from adjacent
|:| ] FACADE COMPOSITIONS in at least three of the following ways, in order to break
down the apparent scale of a large building into smaller apparent pieces in order to A B A
maintain a ‘human scale’ for the STREET-SPACE: 000 N J J J U 000
NORMAL L
] ‘é"y'_"éqgg'_y a. Different fenestration proportions of at least 20 percent in height or width nooloooooltoon
or height:width ratio. (See illustration b.); — - —
b. Different facade bay composition rhythm/pattern (i.e. “ABA” —“ABBA” — HH 1N @ H m HT U]
“BAAB” — “ABCBA”) (See illustration c.);
c. Change in wall material or color; ¢. lllustrative Intent
20% 20% 20% . a
taller  larger  wider d. Change in total fenestration percentage of 12 percent or more; and/or
b. lllustrative Intent e. Change in the height of the cornice or roof line by one story.
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Proposed changes to the FBC

2a. Complete & Discrete Vertical Facade Composition Adjustments:

I N NN

Max (average) length of each 60 ft Min Length: 30 ft.
complete & discrete vertical facade ' Max Length: 150 ft.

Different ground story condition Yes Yes

3 of the 5 elements below currently required to qualify as a change in facade composition *

1. Different window shape,

proportion, or grouping Yes (optional) Yes (required)
Different bay rhythm Yes (optional) Yes (required)
3. Different exterior materials Yes (optional) Yes (required)
: : Yes (optional) Yes (required)
0,
o CERES I WEEEEiem v (Min 12% change) (Min. 15% change)
5. Change in roofline elevation Yes (optional) No (removed)

* All 4 remaining elements would be required to demonstrate a change in facade composition

15
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Case Study: Pike 3400 (Glebe Road & Columbia Pike)

(! ; e fefcan Grillk|
\ Anita,l > i3 - ool . | e

'1.. ‘ 4 ) A

' 6-STORY
BUILDING




Case Study: Pike 3400 (Glebe Road & Columbia Pike)

Existing Regulations:
60 ft. max average

Complete & Di
Vertical Fa
Compositio
Required




Case SEudy: Pike 3400 (Glebe Road & Columbia Pike)

Proposed Regulations:
150 ft. max average




Proposed changes to the FBC

2a. Complete & Discrete Vertical Facade Composition Adjustments:

Average Building

Appovea ot ummary | suiding | et | 2ot
Frontage (ft.) | (stories)
Penrose Square (FBC) 175 6 Retall
Columbia Place (FBC) 100 5 Retall
Arlington Mill Residences (FBC) 300 5 Residential
Pike 3400 (FBC) 275 6 Retail
4707 Columbia Pike (FBC) 150 4 Retall
Gillilam Place (FBC) 230 6 Retall
Village Center (FBC) 150 6 Retall
The Trove (N-FBC) 160 6 Residential

* The above referenced projects represent stick-built construction examples only

(However, proposed changes would apply to all projects — regardless of construction method)
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Proposed changes to the FBC

2b. Complete & Discrete Vertical Facade
Composition (New Requirement)

* Interruption in the building wall
(if building face exceeds 150 ft.)

 Located along the RBL

« Spans entire height of facade

 Minimum width and depth TBD

* Improves detailing and transition
in materials when facade
compositions change

* Intent for this building “notch” is to
clearly exceed the current minor
projections of 2 feet along RBL

20



Proposed changes to the FBC
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Proposed changes to the FBC

22
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Proposed changes to the FBC

3. Advantages of Improving Intent Statements & Visual Examples:

« Remove references to any particular style (i.e. traditional)
o Streamline intent statements (similar to N-FBC format)
 Update appropriate examples (focus on successful FBC projects)

* Introduce undesirable examples (to reinforce vision)

(I 'l'lﬂﬁ
——

Bl

A number of local projects received negative feedback from community and are inconsistent with
the FBC vision for activating the streetscape environment or providing high quality architecture

23



Next Steps

September:
« FBC AWG (9/13)
« ZOCO (9/27)

October:
 Request to Advertise

November:
* Planning Commission
 County Board hearing

Dedicated webpage:

https://commissions.arlingtonva.us/form-based-codes-advisory-working-
group/assessment-architectural-standards/

Background

Study Approach

This analysis will be comprised of three phases:

1. Infermation Gathering:

2, Analysis:
a. Tabulation of feedback from stakeholders

3. Recommendations:
a. Regroup with stakeholders te share findings
b. Verify if any changes to the FBC are warranted

Meetings
Date Agenda & Summary
July 26 Assessment of local/regional development

(3rd werkshop)

May 24 Assessment of local/regional development
(2nd workshop)
March 22 Assessment of local/regional development
] (1st workshop)

Materials

Advisory Groups & Commissions

& Apply County Board Community Groups

Assessment of FBC Architectural Standards

County staff are in the process of assessing whether any changes are necessary to the
architectural standards in the Columbia Pike Form Based Codes. Staff will be engaging various
stakeholder groups over the next few menths in an effort to assess the status of architecture
along Celumbia Pike following the approval of 17 majer redevelopment projects since 2003,

a. Review of comparable development in the metropolitan D.C. area
b Review of other form based codes with approved/complete projects
. Survey of development community with previous experience with Columbia Pike FBC

b. Analysis of survey results from development community

Documents & Meeting

Search our websites E

Form Based Code

Advisory Working Group Home

Associated Committees

Z0CO
LRPC

Quick Links

Assessment of FBC Architectural Standards
Commercial FEC

Meighborhoods FBC

Columbia Pike Development Map
Neighborhoods Area Plan

CPI 2005 Update

Housing & Form Based Code Maps
Planning Resource Library

Columbia Pike Neighborhood Page
Projects & Planning Website

FBC AWG Public Meetings

No events

Full Calendar B8

Contact

Matt Mattauszek, Planner

2100 Clarendon Blvd., Suite 700
Arlington, VA 22201
703-228-0493 &

24




Group Discussion of Proposed FBC Changes
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