County Board Agenda Item
Meeting of September 25, 2010

DATE: September 23, 2010
SUBJECTS: A. Adoption of the Crystal City Sector Plan;

B. GP-320-10-1 Adoption of General Land Use Plan (GLUP)
Amendments for the Crystal City Metro Station Area; and

C. Adoption of Master Transportation Plan (MTP) Amendments for the
Crystal City Metro Station Area, including the Street Typology Map,
Bike and Trail Network Map, and Transit Network Map.

C. M. RECOMMENDATIONS:

1. Adopt the attached resolution (Attachment 1) to adopt the Crystal City Sector
Plan);

2. Adopt the attached resolution (Attachment 2) to approve the General Land
Use Plan Amendments for the Crystal City Metro Station Area; and

3. Adopt the attached resolution (Attachment 3) to approve the Master
Transportation Plan Amendments for the Crystal City Metro Station Area,
including the Street Typology Map, Bike and Trail Network Map, and Transit
Network Map.

ISSUES: Based on discussions subsequent to the County Board’s authorization to advertise,
documentation attached to the end of the report depicts the final proposed changes to the draft
2.0 of the Crystal City Sector Plan. If adopted, these final proposed changes would be
incorporated into a final published version of the Crystal City Sector Plan. While a number of
editorial revisions are suggested throughout, the primary remaining areas for discussion and
review include transportation and traffic concerns (including the Crystal City Potomac Yard
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Transitway and Route 1 Corridor Streetcar); public open space, infrastructure financing plan;
affordable housing; assurances on the timing of community improvements; triggers for
community services; community benefits associated with bonus density; and flexibility on
building heights for a few sites with major height reductions.

SUMMARY: The Crystal City Sector Plan establishes an overall future vision for Crystal City
and provides a planning framework that will enable the neighborhood to thrive in a post-BRAC
(Base Realignment and Closure Commission) era. With a planning horizon of 2050, the Sector
Plan addresses future land use (including housing affordability and diversity); transportation;
public open space; urban form and character; parking; sustainability; infrastructure financing;
and other components to guide public and private reinvestment in Crystal City’s built
environment. The Sector Plan builds upon and is consistent with the Policy Framework and
[llustrative Concept Plan that the County Board adopted for this plan in December 2008, and
includes supporting narrative and guidance to form a complete, long range planning document.
The Sector Plan includes key strategies to:

e improve neighborhood form with guidelines for build-to parameters and enhanced
sustainable urban design;

¢ mix land uses and create active street life to increase safety and walkability;

e improve accessibility, circulation, and wayfinding via a comprehensive and multimodal
transportation network;

e create new and/or improve existing public open spaces as part of a network of diverse,
usable, accessible and high-quality parks and plazas; and

e finance and implement improvements to the public infrastructure networks of streets,
transit, and public open spaces needed to support future growth in Crystal City.

In more fully articulating the details surrounding the above strategies, this Crystal City Sector
Plan will serve as a long range planning guide for the community to reference when considering
future reinvestment and development proposals in Crystal City. Adoption of the Sector Plan
would not in and of itself modify any entitlements or development rights that exist at the time of
Plan adoption; rather, it communicates a preferred vision for the type of development the County
would like to see achieved through future phased development site plans and final site plans. In
combination with this Sector Plan, subsequent Zoning Ordinance amendments implemented post
plan-adoption will be needed to allow for much of the envisioned growth. Such amendments
would include provisions for how increased density above 2008 maximum planned densities
anticipated by the General Land Use Plan may be achieved, to fulfill the vision of the Sector
Plan. The Sector Plan communicates the types of improvements that are envisioned both at a
site-specific and area-wide level; as appropriate, specific site plan conditions for future
development projects will address the timing of those improvements.

The proposed General Land Use Plan and Master Transportation Plan amendments are consistent
with the proposed Sector Plan recommendations. If the County Board adopts the Sector Plan,
these General Land Use Plan and Master Transportation Plan amendments would also be
recommended for adoption in order to implement the Sector Plan’s land use and transportation

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
PLA-5692

o2



recommendations. As currently proposed, the General Land Use Plan amendments include
changes to the map and booklet, and the Master Transportation Plan amendments include
changes to the street typology, bike and trail network, and transit network maps. Based on
citizen and stakeholder comments received since the authorization to advertise public hearings
on the Sector Plan, this report includes exhibits that document these comments and provide
proposed changes to the Sector Plan where applicable.

In this report, staff is recommending the County Board take three specific actions. First, staff
recommends that the County Board adopt the resolution (Attachment 1) to adopt the Crystal City
Sector Plan (Exhibit 1-A), inclusive of proposed changes detailed in Exhibit 1-B. Second, staff
recommends that the County Board adopt the resolution (Attachment 2) to approve the proposed
General Land Use Plan amendments for the Crystal City Metro Station Area (Exhibits 2-A and
2-B). Third, staff recommends that the County Board adopt the resolution (Attachment 3) to
approve the proposed Master Transportation Plan amendments for the Crystal City Metro Station
Area, which includes amendments to the Street Typology map (Exhibits 3-A through 3-D), Bike
and Trail Network map (Exhibits 3-E and 3-F), and Transit Network map (Exhibit 3-G).

BACKGROUND: To date, development in Crystal City has largely been guided by the
County’s General Land Use Plan and several Jefferson Davis Corridor policy, land use and
zoning plans and studies completed in the 1960s and 1970s. Since the area’s first site plan was
approved in 1961, more than 85 site plan buildings and nearly 25 million square feet of
development have been built in the Crystal City Metro Station area.

Today, Crystal City is a mixed-use, high density neighborhood that includes Arlington’s largest
commercial office district and hotel sector. Given its proximity to the Pentagon, much of its
office space has historically been leased to the General Services Administration and occupied by
federal government workers in various agencies, as well as to contractors that support these
agencies. With its many multifamily residential buildings, the area is also home to more than
8,000 residents, who enjoy convenient access to the region provided by its robust multimodal
transportation network. Much of existing Crystal City reflects a “towers in the park” form with
groupings of buildings rising from a one-story podium base, linked with internal pedestrian
corridors and retail services. In many areas the streets, sidewalks, and public realm do not
effectively create a vibrant and attractive urban environment. Recent changes to create new and
improved street-fronting retail and streetscape environments, as well as the diversified efforts of
the Crystal City Business Improvement District (created in 2006) have brought significant visible
benefits to the neighborhood, creating much-needed momentum for continued improvements.

In 2005, the Base Realignment and Closure Commission developed recommendations, which
ultimately became law, that will lead to the vacation of approximately 3.2 million square feet of
office space in Crystal City, as a result of the relocation of approximately 13,000 Department of
Defense (DoD) jobs by September 2011. These relocations are expected to reduce demand for
leased office space in Crystal City, which reduction could be compounded by the loss of any
Arlington-based contractors that choose to relocate to follow their contract work. With the
pending decrease in employment, the local economy may also witness a reduced demand for
hotel rooms, a weakening retail market, and a potential decline in associated tax revenues.
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Arlington responded to these recommendations through a County Base Realignment and Closure
Commission Transition Task Force that recommended initiating a community process to develop
a plan for Crystal City.

The principal objective of this Crystal City planning effort is to develop a plan that advocates a
future vision for Crystal City while helping to expand upon Crystal City’s role in supporting the
County’s overall economic health. In April 2006, the County Board appointed a community
Task Force to guide the work of the staff and consultant team. The Task Force included
residents of Crystal City and representatives of the Aurora Highlands Civic Association (an
invitation for a seat on the Task Force was declined by the Arlington Ridge Civic Association);
local retail and office tenants; commercial property owners and developers; representatives from
the Planning, Transportation, Economic Development and Park & Recreation Commissions and
Commission for the Arts. The Task Force was charged with reviewing and commenting on the
development of a Policy Framework and Illustrative Concept Plan, which was adopted by the
County Board in December 2008.

The adopted Policy Framework and [llustrative Concept Plan provided the foundation for the
subsequent preparation of a complete Crystal City Sector Plan document. The Sector Plan was
drafted to be consistent with the elements adopted in December 2008, and to include supporting
information as needed. The Long Range Planning Committee (LRPC) of the Planning
Commission held a series of meetings to provide feedback on components of the draft Sector
Plan. These discussions included former Crystal City Task Force members and representatives of
other interested stakeholders, including residents of Arlington Ridge Civic Association, the
Housing Commission, and Environment and Energy Conservation Commission. Feedback from
these discussions helped to refine the final draft Crystal City Sector Plan, including proposed
amendments to the General Land Use Plan and Master Transportation Plan.

DISCUSSION: Collectively, the proposed General Land Use Plan amendments, Master
Transportation Plan amendments, and Crystal City Sector Plan communicate a comprehensive
future vision for Crystal City and provide a policy and planning framework to implement this
vision. Below is an overview of the major chapters of the Sector Plan and the areas of continued
stakeholder and staff discussion and review directed towards achieving greater consensus on the
Sector Plan, followed by discussion of the associated General Land Use Plan amendments and
Master Transportation Plan amendments.

A. Crystal City Sector Plan:
The Crystal City Sector Plan provides a preferred future vision for Crystal City as a
complete, urban community. This vision includes a high-quality public realm with
connected, accessible, and diversely programmed public open spaces, and a thorough mix of
uses that will provide Crystal City with neighborhood activity 18 hours a day. The Sector
Plan will serve as a policy guide for both short- and long-term revitalization and
redevelopment efforts in the Crystal City area. The Sector Plan includes planning
recommendations that address aspects such as land use; transportation; public open spaces;
building form and architectural character; and infrastructure. The Sector Plan identifies
action steps needed to achieve the vision through a series of specific implementation actions.
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The proposed Crystal City Sector Plan is primarily based upon the Policy Framework and
[llustrative Concept Plan, adopted by the County Board in December 2008. The adopted
items include a vision statement, goals and objectives, policy directives, and illustrative
concept plan, which were developed with guidance and input from the Crystal City Planning
Task Force. In adopting these elements and establishing the fundamental recommendations
of the Sector Plan, the County Board directed staff to create a complete Sector Plan
document consistent with and supportive of the policy framework. This Sector Plan has been
developed with additional community input, and represents the culmination of this planning
effort for Crystal City.

The proposed Crystal City Sector Plan is presented in four chapters, organized according to
the elements outlined below. Appendices to the Sector Plan include additional supporting
information of a more technical nature.

Understanding Existing Conditions: The first chapter of the Sector Plan discusses the
history of Crystal City and the surrounding area, anticipated growth in the region, analysis
of the site vicinity, existing planning and zoning framework, and the current planning
process for Crystal City. Crystal City is a multimodal transportation-oriented mixed-use
area located near the center of a thriving Greater Washington Metropolitan Region.
Current projections anticipate the addition of 1.2 million new jobs and 1.6 million new
residents to this Region by 2030. As an area that already has existing infrastructure and is
widely accessible through a variety of transportation options, it was recognized early on
that this planning process for Crystal City provided Arlington with an opportunity to
respond to its responsibility to accommodate a portion of the Region’s future growth. It
was also recognized that if executed wisely and strategically, this planning effort could
help realize an array of rewards that would accompany the enhancement of Crystal City.

Policy Framework: The Policy Framework detailed in the second chapter of the
Sector Plan consists of three distinct elements: the vision statement, goals and
objectives, and policy directives. The adopted Policy Framework served as the
foundation for preparing the complete Sector Plan document. The vision statement
describes a future Crystal City that is a complete urban community; a place with high
quality public open spaces; pedestrian friendly streets edged by street-level retail;
unparalleled multi-modal transportation options; and a thorough mix of land and
building uses for vibrant daytime and nighttime activity. The goals and objectives
give further expression to the vision statement through the articulation of seven goals
and supporting objectives. Finally, the policy directives comprise a series of text and
graphics that serve as the major recommendations underlying the Sector Plan, each
directed at helping to achieve the preferred vision for Crystal City.

Crystal City Master Plan: The third chapter of the Sector Plan is titled the Crystal
City Master Plan, which details the envisioned future of Crystal City and its preferred
physical parameters. Through an iterative process, the master plan was developed to
establish the planning parameters needed to guide future development so that it
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matches the spirit of the adopted illustrative concept plan. Specific recommendations
pertaining to land use; transportation; public open space; sustainability and green
building practices; density and built form; infrastructure; affordable housing; and
other related topics are all addressed as part of the master plan. This chapter also
includes design guidelines that communicate general objectives relating to preferred
streetscape and building design and massing characteristics of the future built
environment of Crystal City.

Implementation: The final chapter of the Sector Plan encompasses the future action
items related to implementation, and details the proposed recommendations; time
frames for accomplishment; agency or agencies responsible for implementation; the
mechanism or mechanisms to help achieve the recommendation; and potential
funding sources where applicable. The focus of this chapter is the identification of
the more tangible actions that need to be undertaken to implement the Sector Plan,
without repeating every recommendation outlined elsewhere in the Sector Plan. The
array of recommended implementation actions span the areas of land use and zoning;
transportation; public open space; affordable housing; community building;
environmental sustainability; and economic development.

Areas for Discussion and Review

The proposed Sector Plan has been prepared as part of an open, community process with
feedback and input from a planning Task Force, a variety of advisory groups (as discussed
later in this report), and other stakeholders and the general public. Listed below are brief
synopses of the more substantive items raised most recently in the process, in particular at the
July 13, 2010, County Board meeting, along with discussions on how they’ve been
addressed. A complete list of comments and associated staff responses and proposed
changes to the Sector Plan can be found in Exhibit 1-B.

Transportation and Traffic Concerns: A comprehensive multimodal transportation study was
conducted for the development forecasted in the Sector Plan. The study inventoried existing
conditions, projected future trip generation, and identified recommended improvements to
the overall transportation network. Concerns regarding additional traffic for areas within and
surrounding Crystal City were frequently raised throughout the process. However, the
transportation study projected that with targeted infrastructure improvements and careful
management of trip demands, the area’s transportation infrastructure would accommodate the
planned growth. In addition, the transportation modeling and analysis was done on an
earlier, more robust version of the plan that assumed 43.3 million square feet of development
by 2050 instead of the current plan that envisions 38.3 million square feet by 2050.

Residents in the area are concerned that the growth envisioned in the Sector Plan would
create additional traffic congestion and overwhelm the transportation network. However, the
overall findings of the transportation study contrast markedly with this concern. The
transportation strategies integral to the study focus on balancing projected increases in
demand among all modes. As an example, a key element of balancing future trips will
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involve the management of the share of single occupancy vehicle commuting trips for office
employees, and to reduce this share from 40% today to around 33% in 2030, which is a
realistic target based on current and anticipated trends. Additionally, the travel demand
forecasting indicates that no street will have over a five percent increase in daily traffic
through 2030, since the majority of new trips will be accommodated through transit
(Metrorail, streetcar, commuter rail and bus), walking, bicycling, and carpool/van pool
arrangements. Expanded telework options (based on current trends) will also reduce the need
for travel at peak periods. Achieving this balanced distribution of trips by mode will be
possible through continued application of transportation demand management policies,
strategies and programs for all new site plan development (this is in contrast to most of the
development in Crystal City today that predates the County’s transportation demand
management (TDM) policy and therefore lacks any TDM program). Additionally, future
improvements to the Crystal City streets will include facilities that promote walking, biking
and transit, which will help achieve the necessary mode split. Significant investments in a
surface transitway that will connect the areas between the Pentagon City Metro Station and
the Braddock Road Metro Station in Alexandria will also be critical to providing a balanced
transportation system.

Evidence of Successful Transportation and Land Use Connections: In Arlington, different
development types and building forms can have dramatically different outcomes regarding
site-based vehicle trip generation. Arlington’s transit-oriented multi-family housing in the
Metro Corridors has been shown to produce very few home-based vehicle trips during a
typical 24-hour weekday period. Households in the Metro Corridors made between 2.2 and
2.7 total vehicle trips in a 24 hour period (the Jefferson Davis Corridor was at the lower end
of the range). Approximately 50% of those trips were home-based, or 1.1 to 1.35 in a 24-
hour weekday period. Average housing unit size is assumed to be 1,000 square feet
including common areas. For office development, Crystal City had the lowest single
occupant vehicle commute share in Arlington at between 40 and 41%. Assuming 4 office
workers per 1,000 sf of space and a 90% daily attendence (due to vacations, holidays and
telework), 1,000 sf of occupied office space yielded 1.4 — 1.5 commuting vehicle trips. The
Crystal City Plan calls for the gradual reduction of vehicle trips for both residential and
office uses based on transportation demand management plans/services, parking management
and investments in infrastructure.

At the other end of the vehicle trip production spectrum, auto-oriented retail service uses
have exponentially higher site-based vehicle trip impacts. An auto-oriented fast food
restaurant with drive through window can yield 500 or more vehicle trips per 1,000 square
feet of development in a 24 hour period. Auto-oriented convenience stores (ex. 7-11), and
multi-pump gas stations can have similar or greater site-based vehicle trip production
impacts. Of particular relevance to the Crystal City Sector Plan study area is that all three of
the above-referenced uses are presently located between South Eads Street and Jefferson
Davis Highway south of 23rd Street.

Alexandria’s North Potomac Yard Small Area Plan: The May 2010 approval of the North
Potomac Yard Small Area Plan by the Alexandria City Council has generated discussion
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around additional traffic concerns. The City’s plan for the area approved, with phasing
limitations, up to 7.5 million square feet of mixed-use development for Land Bay F, which is
currently occupied by the retail development at Potomac Yard Center. Although the
transportation study for Crystal City was conducted prior to the adoption of Alexandria’s
plan for North Potomac Yard, as noted previously, the traffic analysis for the Sector Plan was
based upon a higher density than the current plan before the Board. Future efforts to plan
and design the Route 1 Corridor Streetcar will require an updated comprehensive traffic
analysis for purposes of project environmental documentation, which will account for the
full development potential now envisioned for Land Bay F. Furthermore, much of the
development envisioned in the City’s plan for Land Bay F is predicated on the assumption
that a new infill Metrorail station will be built to serve the neighborhood, and in fact, without
this Metrorail station, the full 7.5 million square feet of development cannot be realized. To
ensure that the necessary transit infrastructure will be in place to serve the planned
development, specific limitations on future development phasing stipulate that only two
million square feet of development (including the approximately 600,000 square feet of
existing retail on-site) can be approved preceding the Metrorail station, and the remaining 5.5
million square feet of development can only be approved for construction after the bond for
the station has been issued and station construction has begun.

Monitoring of Traffic Conditions and Potential Mitigation: With further regard to the
potential traffic concerns introduced above, the Sector Plan directs traffic to major roads and
avoids street designs that increase cut-through traffic into adjacent single-family
neighborhoods to prevent or limit any resulting notable changes in traffic patterns. However,
to ensure adequate protection from potentially adverse traffic impacts, the County will
continue to regularly monitor trip growth in Crystal City and the surrounding neighborhoods,
and implement mitigation measures as needed. Periodic monitoring of vehicular traffic
volumes, speeds, and accidents in Crystal City and adjacent neighborhoods will be continued
into the future as part of the County’s regular traffic data collection program to monitor any
potential changes in travel patterns that may occur over time, and will be incorporated into
the proposed biennial tracking report on community improvements and performance. In
instances where traffic patterns change significantly as a result of development in Crystal
City, mitigation and other necessary improvements will be considered for implementation.
The County will use the guidelines within the Neighborhood Traffic Calming (NTC) Manual
for any possible traffic calming projects on neighborhood streets.

Crystal City Potomac Yard Transitway and Route 1 Corridor Streetcar: The primary issues
raised regarding future transit in Crystal City involve clarifying the timing and transition
between an interim busway and ultimate streetcar, and providing the most current
information on coordination efforts with the City of Alexandria on these projects. The
proposed Crystal City Sector Plan includes a recommendation to build a Route 1 Corridor
Streetcar system to provide high-capacity, frequent, surface transit to serve development in
the Jefferson Davis Corridor. Prior to the construction of the streetcar, County efforts are
currently underway to implement the interim Crystal City Potomac Yard Transitway as a
high-frequency bus system with an initial operable segment serving Crystal City and the
County’s Potomac Yard neighborhood. It is currently anticipated that this initial segment
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could be operational by 2012. At the same time, the County is beginning to undertake the
planning and design of a streetcar system, and in September 2010 issued a request for
proposals for environmental and transportation planning work related to the streetcar. In the
spirit of continuing the joint County-City nature of the transitway project, the request for
proposals was issued with the option to include the Alexandria portion of the area to be
served by the Crystal City/Potomac Yard Transitway as part of the streetcar project area and
scope. While the Alexandria City Council has not yet formally voted to transition to
streetcar, there is strong interest to do so. Given these circumstances, Alexandria city staff
will participate in the County’s request for proposal process. As both projects move forward,
it is anticipated that Arlington’s portion of the interim transitway will be in service for a few
years prior to the operation of the streetcar. Based on the funds allocated in the adopted
Capital Improvement Plan for FY2011-16 as adopted by the County Board in June 2010, it is
currently anticipated that the streetcar will begin operation in the 2017 or 2018 timeframe.

Public Open Space: The primary concerns regarding public open space include the position
that the amount provided in the Sector Plan is inadequate, questioning of the methods used to
quantify existing and proposed public open space, and interest in ensuring a balanced phasing
approach where new open space is being created as existing spaces are lost. In the proposed
Sector Plan, the focus regarding public open space is on achieving quality spaces that are
highly accessible, visible, and programmed and managed for human activity, and part of a
planned system of diverse parks and plazas that are connected by enhanced streetscapes and
other attractive linkages, in contrast to the existing collection of open spaces that exist today.
Early in the planning process an existing conditions inventory was conducted with the Task
Force to quantify the amount of public open space in Crystal City today. Through that effort,
it became clear that almost all of the perceived open spaces in Crystal City are privately
owned, even though some may be publicly accessible. (The only public open space owned by
the County in Crystal Clty today is a 1,700 square foot corner pocket park at the corner of
South Eads Street and 23" Street S. ) Because the County neither owns nor has dedicated
public access or use easements for these spaces (with exception of one temporary public
access easement), the County has minimal exclusive ability to make desired improvements to
or redesign and reprogram such spaces. The ability of the County to guarantee public access
to such spaces through previous site plan approvals may also be limited. Regardless of
ownership, a number of areas were inventoried as perceived public open space if they met the
criteria above regarding accessibility, visibility, and usability. In total, approximately 10.6
acres were quantified as privately owned, public open space within the planning area.

At full build out, the Sector Plan would provide a minimum of approximately 11.8 acres of
public open space comprising at least 26 parks and plazas throughout Crystal City. This
figure does not include the 28-acre Long Bridge Park, a new community park being
constructed immediately adjacent to and directly accessible from the Crystal City Planning
Area. Upon completion of its first phase of construction, Long Bridge Park will provide the
community with outdoor park facilities consisting of four full-size lighted synthetic turf
athletic fields, a %-acre rain garden, picnic areas, a %4-mile long esplanade with a direct
connection to Crystal City, and other walking trails. An aquatic and fitness facility with a
50-meter pool, play pool, therapy pool, cardio and fitness space, multi-activity center and
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indoor track, and climbing wall will be constructed as a second phase. With future
implementation of the proposed Plan, the County will have an effective tool to achieve
greater levels of public control of existing privately owned publicly used open spaces
retained under the plan, while ensuring ownership of or dedicated public access to newly
created public open spaces. This increased level of public control and access to such spaces
will provide important protections and opportunities not currently in place for the majority of
existing open spaces in Crystal City. Finally, the Sector Plan also calls for continually
looking for achieving additional amounts of open space, public or otherwise, wherever
possible in the review of individual development proposals.

Infrastructure Financing Plan: Capital Improvement Plan and Tax Increment Financing: The
primary concern regarding the infrastructure financing plan is having certain and secure
funding to implement the necessary infrastructure improvements when needed. The success
of Crystal City as a more vibrant urban place is contingent upon the implementation of
significant improvements to its public infrastructure, namely the streets, transit systems, and
public open spaces. Given the transformational nature of the planned improvements and the
significant associated costs, efforts have focused on developing a viable and reliable funding
mechanism and commitment in place to pay for the costs of the necessary infrastructure
improvements. Progress has already been made towards outlining a plan to secure initial
funding in the near-term, as well as exploring creative funding mechanisms to provide
funding support in later phases.

With the adoption of the Fiscal Years 2011-2016 Capital Improvements Plan (CIP) at their
June 15, 2010, meeting, the County Board took the first step in putting into place the funding
that can be used to support the infrastructure, by planning for approximately $91 million to
cover infrastructure costs during the first CIP cycle. Accordingly, work is already underway
to initiate some of the near-term planning for street work recommended by the Plan, some of
which is needed to accommodate the future planned streetcar project. For costs beyond
2016, staff is developing a proposal to use Tax Increment Financing to fund projects in later
phases that would take an increment of the additional tax revenue from increased property
values within a defined area, and reinvest those resources back into the defined area to fund
identified infrastructure projects. The details of this recommendation are still evolving, and
are anticipated to be shared with the County Board by October 2010.

Affordable Housing: The proposed Sector Plan includes a number of recommendations
addressing housing mix and affordability. The primary housing issue that has received much
discussion in this planning effort is the number of committed affordable units that should be
added to Crystal City over the life of this plan, and how those units could be achieved. One
of the Plan’s 2008 policy directives sets as a goal that an amount of committed affordable
units (CAFs) of up to 20 percent of the bonus density envisioned in the Plan be achieved in
Crystal City. Assuming complete fulfillment of this goal, the policy directives suggest the
addition of between 550 to 1,200 CAFs by 2050. In the context of this Sector Plan, the high-
end goals of 1,200 CAFs is intended to be met through a combination of: application of the
Affordable Housing Ordinance; additional negotiated developer contributions that developers
choose to use to achieve higher density allowed within the Zoning Ordinance; and additional
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resources and varied tools available to the County such as such as Low Income Housing Tax
Credits (LIHTC) and Affordable Housing Investment Fund (AHIF) funding.

For purposes of analysis, applying the affordable housing ordinance to all development
envisioned in the Sector Plan, staff estimates a resulting affordable housing contribution of
up to 334 on-site units plus approximately $116 million to $230 million in a cash
contribution over the life of the Plan. The high-end of 334 units assumes all residential
projects (including residential portion of mixed-use projects) contribute units instead of cash.
The high end of $230 million in cash assumes all projects (commercial, residential and
mixed-use) contribute cash only. In the unlikely cash-only contribution scenario, $230
million added to the County’s Affordable Housing Investment Fund (AHIF) would also
significantly advance affordable housing goals in Crystal City. As described in the
Implementation Section, these funds would be prioritized for use within the Plan area (i.e.
could be used to buy down rents of existing units or as loans to ‘produce’ new committed
affordable units).

The second available tool intended to help advance the affordable housing goals of the Sector
Plan include voluntary community benefits in exchange for increased density pursuant to the
Zoning Ordinance, that could include additional affordable housing beyond what is required
by the Affordable Housing Ordinance in lieu of other benefits, to be determined and
negotiated for each project as set forth in the Zoning Ordinance. A system like the one in C-
O-Rosslyn is envisioned, where developers could choose to increase density through
provision of additional benefits. To the extent that future projects are approved with the
provision of additional affordable housing units instead of other benefits as part of the
negotiations associated with increased density, these resources would supplement that which
can be achieved through the Affordable Housing Ordinance requirements.

In a situation where application of the Affordable Housing Ordinance requirement and
additional negotiated affordable housing contributions associated with the approval of
additional density under the Zoning Ordinance fall short of meeting the highest Plan goal of
creating 1,200 additional CAFs in Crystal City and its vicinity, it is anticipated that continued
County efforts will seek to achieve this goal in combination with a variety of additional tools
including public funding.

Proposed Technical Revisions to Policy Directive H4 Language: As part of the adopted
Policy Framework, there are five Housing Mix and Affordability directives. During the
December 2008 County Board meeting deliberations, the Board modified some of the
directives language. While most of the revisions strengthened or further clarified the intent
of the Plan, the text changes to Policy Directive H4 instead created some confusion regarding
its intent. Below is the original text that was proposed in the staff report for that meeting,
followed by the modified text approved during Board deliberations for Policy Directive H4:

Text recommended in staff report for Dec, 13, 2008 meeting:
“Apply the Affordable Housing Ordinance and create special provisions for bonus density
that achieve up to 20 percent of Gross Floor Area (GFA) above the GLUP to increase Crystal

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
PLA-5692

-11 -



City’s affordable housing stock, and allow affordable dwelling units to be provided in new or
existing buildings.”

Text adjusted verbally at Dec, 13, 2008 meeting, and adopted by the Board:

“Apply the Affordable Housing Ordinance and create special provisions for bonus density of
up to 20 percent of Gross Floor Area (GFA) above the base densities per the 2008 GLUP in
response to developers’ meeting or exceeding the target for affordable dwelling units
available in both new and existing buildings.”

While the text in both of the above paragraphs look similar, there is a critical nuance
regarding the difference between the meaning of these two directives. Namely, the text from
the staff report for the December 13, 2008 County Board meeting suggests that special
provisions should be created whereby up to 20 percent of all bonus density (above the 2008
GLUP levels) approved in Crystal City should be provided as affordable housing, while the
text from the meeting suggests that special provisions should be created so that bonus density
of up to 20 percent of the GFA above the GLUP could be achieved when developers meet or
exceed the target for affordable dwelling units. As presented in the policy framework, the
intent was to set a goal of up to 20 percent of the achievable bonus density to be sought as
committed affordable housing, not to limit the bonus density to up to 20 percent of the GFA
above the GLUP (in exchange for projects meeting targets for affordable housing). Given
the lack of Board discussion on this particular text change during the meeting itself and the
subtle nuanced difference between the two, staff proposes that the original language for this
Policy Directive replace the current language for Policy Directive H4 in the Plan, in order to
eliminate any future confusion that may come up regarding the meaning of this specific
directive. Furthermore, to further clarify its meaning, staff is proposing a slight text edit to
the original directive language as follows:

“Apply the Affordable Housing Ordinance and create special provisions for increased Zoning
Ordinance density that achieve up to 20 percent of Gross Floor Area (GFA) above the 2008
GLUP as committed affordable dwelling units, to increase Crystal City’s affordable housing
stock, and allow affordable dwelling units to be provided in new or existing buildings.”

Assurances for Community Improvements: An issue raised at the July 13, 2010, County
Board meeting was a request to ensure that the Sector Plan includes a mechanism for the
follow-up of the overall objectives of the plan, with the primary purpose of making sure that
the envisioned community improvements in the Sector Plan are not continually deferred until
the next development proposal. In response, staff recommends the addition of a new action
item in Chapter 4 that involves a performance report that tracks progress made towards the
Plan’s associated goals, benefits, potential impacts, and achievements. Given the
extraordinary complexities involved in the phasing and scale of redevelopment envisioned in
the Plan and the considerable public improvements and resources directed to improve the
area’s infrastructure and public spaces, including this type of mechanism as an
implementation of the particular Plan is critically important. As suggested in the Plan, this
performance report could be prepared on a biennial basis to help inform the preparation of
the proposed two-year Capital Improvement Plan (although its not intended to be included as
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part of the CIP itself) and so that the information stays current enough to be useful for the
review of development proposals as they come up. This action includes the idea of
establishing an advisory working group that could be established to assist staff with
determining the criteria that should be measured (largely based upon the goals and objectives
and policy directives of the plan), and to provide a first line of review for the generation of
the biennial reports.

Triggers for Community Services:

Another topic discussed at the July 2010 County Board meeting and in other venues involved
the matter of community-oriented services, and whether specific thresholds or triggers could
be set to pre-determine the actual and certain achievement of these services and facilities.
Setting specific thresholds for this type of Plan that involves incremental redevelopment in a
neighborhood that already has nearly 25 million square feet of development presents
significant challenges, and is distinctly different from a long-range development plan for a
green field or vacant site. To try to best address this issue, the proposed mechanism of the
biennial performance tracking report could be used in tandem with the Phased Development
Site Plan review process in order to most effectively and prudently plan for and implement
the desired community-oriented services, in addition to the guidance provided in the Plan and
any relevant studies or analyses conducted in the areas of interest, particularly for those
services provided for directly by the County.

Community Benefit Framework: Generally, special exception site plan projects in Arlington
can achieve density levels up to the maximum densities allowable by site plan per the Zoning
Ordinance by providing various features, design elements, uses, services, and amenities as
part of the project; these are often established through site plan conditions, generally
identified in Administrative Regulation 4.1, though they inevitably are tailored, to a degree,
to each individual project. Some zoning districts may also provide for additional density
where additional community benefits, negotiated between the County and applicant, are
provided not only to offset the impacts from the heightened intensity of uses but also in
return for being allowed to achieve the higher density levels. As part of the Sector Plan’s
adopted policy framework, Policy Directive D2 calls for optional increases in density for
Crystal City developments in return for extraordinary community benefits. Additionally,
Policy Directive D3 would recommend the use of a tear-down credit or similar mechanisms
to encourage redevelopment consistent with the Sector Plan while retaining overall economic
feasibility of individual projects. Staff continues to examine the economic structure of
Crystal City and methods of encouraging redevelopment through the site plan process that
will achieve plan goals and at the same time provide for development of economically
feasible projects.

Redevelopment of existing buildings is a key element of the Sector Plan’s stated vision, and
this second generation of redevelopment in Crystal City must, and will, generate significant
and various types of community benefits if the Crystal City Sector Plan ultimately is to be
successful. First and foremost, realization of the urban form envisioned in the plan,
including movement of buildings that will allow for public investments in infrastructure,
transit, and public open space, as well as private investments in architecture and built form,
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green building and energy efficiency, and transportation demand management programs are
all consistent with plan goals — without redevelopment, many of the plan’s goals will go
unmet. Second, for an area that is the most heavily impacted area in the nation in terms of
BRAC, redevelopment consistent with the plan will allow for the protection of the near- and
long-term tax base of an area that for decades has been Arlington’s most important, sustained
economic driver. Additionally, developments that receive bonus density not anticipated in
the General Land Use Plan have often contributed extraordinary community benefits above
those generally set forth in Administrative Regulation 4.1, particularly in recent years. In
Crystal City, it is envisioned that through a Zoning Ordinance mechanism, projects may
receive increased density when they provide negotiated extraordinary community benefits.
However, the appropriate and feasible level and type of community benefits must be viewed
within the context of overall project feasibility, especially given that many Crystal City
projects will require tearing down existing assets with significant market value while also
needing to reach a market-feasible land basis. In light of the aforementioned considerations,
future Zoning Ordinance amendments adopted to implement the vision for Crystal City will
need to recognize the economic realities of redevelopment for certain sites in Crystal City in
determining the appropriate level of community benefits provided by some site plans in
return for increased density above, particularly in the early stages of the revitalization
process.

Defined Flexibility for Building Heights on Select Sites: A proposed revision to the Sector
Plan before the July 2010 County Board meeting added language on potential flexibility for
maximum building heights for three specific sites. The candidate sites would be existing site
plans with buildings that greatly exceed the Sector Plan’s maximum buildings heights for
those areas, and would include the Holiday Inn, Crystal Houses, and Crystal Towers
properties. The Sector Plan includes a tapering pattern with varied and reduced heights for
large areas along Crystal City’s edge, including these sites, to establish better transitions to
adjacent neighborhoods. However, concerns were raised by property owners that greatly
reduced building heights could pose economic feasibility challenges for redevelopment
consistent with Plan objectives for improving the transition between the western edge of
Crystal City and surrounding neighborhoods. Economic development and the demands for
revitalization in an area like Crystal City provided the rationale for the consideration of
limited building height flexibility at only these locations. In a May 12, 2010 meeting with
Aurora Highlands to discuss this issue, members generally remarked that given the small
footprint of the hotel property, it would merit an exception, but such an exception would
have to be subject to many constraints in order to avoid setting a precedent for the entire
Crystal City Sector Plan. Meeting attendees remarked that the Crystal Towers and Crystal
Houses properties would not merit consideration of an exception, in their opinion. In a May
20, 2010, meeting with Arlington Ridge on the same topic, the civic association generally
agreed not to support any exceptions to increase heights documented in the Plan until some
of their other concerns about density were addressed. No votes were taken on this item at
either of these meetings. In testimony given at the latest Planning Commission hearing,
representatives from both civic associations stated a combined community position that the
Holiday Inn exemption be removed, just as the flexibility for Crystal Houses and Crystal
Towers block has been removed through revisions prior to the commission meeting.
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Based on subsequent discussions, staff proposes to revise this section of the Sector Plan in
several ways. First, the proposed revisions would reinforce that the recommended maximum
building heights included in the Sector Plan (shown in Figure 3.8.5) are reflective of the
preferred vision for the future Crystal City. Second, the revised text would recognize that in
order to encourage redevelopment, there may need to be flexibility regarding building
heights specifically for existing site plan buildings that exceed recommended plan heights,
examined on a case by case basis. Finally, the revisions would emphasize that this flexibility
would only be warranted in instances where the resulting redevelopment would provide for a
project that is consistent with the plan and helps achieve stated plan goals, such as an
improved transition between Crystal City and surrounding single family residential
neighborhoods, and where such development would not be achievable unless such flexibility
were allowed. In comparison to the language advertised in the draft Sector Plan, the revised
text would not reference any candidate site in particular, nor would it reference any defined
ranges of additional height to be considered as part of that flexibility. The associated
revisions to this effect are reflected in the comments and response table in Exhibit 1-B;
Comment #3.8.3.

B. General Land Use Plan (GLUP) Amendments:
If the County Board adopts the proposed Sector Plan, the proposed General Land Use Plan
amendments would guide the revitalization of Crystal City as a complete, urban community,
consistent with the Sector Plan’s general vision. These amendments include: the addition of
a new General Land Use Plan map Note, revised land use category designations, general
locations for open space, a revised boundary of the Crystal City Metro Station Area, and
revised text on the back of the General Land Use Plan map and in the General Land Use Plan
booklet (See Exhibits 2-A and 2-B). The following is an outline of the key elements of each
proposed amendment, numbered according to their identifier in Exhibit 2-A.

1. A new Note 1 is proposed in order to establish a mechanism within the General Land Use
Plan for implementing the future vision for Crystal City. (Note 1 was removed from the
General Land Use Plan map on February 25, 2006, and this new Note 1 would fill that
vacancy rather than adding a new note to the end of the list.) New Note 1 would
establish the “Crystal City Coordinated Redevelopment District” (CCCRD), consistent
with the study area for the Sector Plan. All properties within the boundaries of this
district would be eligible for special regulations and incentives recommended in the
Crystal City Sector Plan and would be subject to special design guidelines.
Correspondingly, a paragraph would also be added under Special Planning Areas on the
General Land Use Plan describing the vision, goals, and objectives for the proposed
district. Therefore, staff recommends that Note 1 be created as follows:

1. This area was designated the “Crystal City Coordinated Redevelopment
District” on 09/28/10, to permit heights and densities called for in the
Crystal City Sector Plan where Sector Plan goals are otherwise generally
met,
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2. The proposed General Land Use Plan amendment redesignates the area east of Crystal
Drive between 12" Street S. and the Airport Viaduct (Virginia Route 233) from 1/3
“Medium” Residential and 2/3 “Low” Office-Apartment-Hotel to “Low” Office-
Apartment-Hotel. The land use mix recommendations in the Sector Plan make the
striping pattern unnecessary.

3. The proposed General Land Use Plan amendment redesignates the area bounded by
Jefferson Davis Highway, Crystal Drive, 12" Street S., and the Airport Viaduct from 4/7
“High” Residential and 3/7 “High” Office-Apartment-Hotel to “High” Office-Apartment-
Hotel. The land use mix recommendations in the Sector Plan make the striping pattern
unnecessary.

4. The proposed General Land Use Plan amendment redesignates the area bounded by
Jefferson Davis Highway, Crystal Drive, the Airport Viaduct, and property just south of
27" Street from 5/7 “High” Residential and 2/7 “High” Office-Apartment-Hotel to
“High” Office-Apartment-Hotel. The land use mix recommendations in the Sector Plan
make the striping pattern unnecessary.

5. The proposed General Land Use Plan amendment redesignates the area bounded by
Jefferson Davis Highway, S. Eads St., Army Navy Dr., and a line approximately 150 feet
north of 27" Street S. from “High” Residential and “Public” to “High” Office-Apartment-
Hotel. This amendment would allow for a greater mix of uses, including office,
consistent with the Sector Plan. The property currently designated “Public” is the federal
government-owned land underlying the Airport Viaduct access ramps serving the
southbound lanes of Jefferson Davis Highway.

6. General Location for Open Space symbols indicate the recommended public open space
locations proposed in the Sector Plan. The twenty-six locations are generally depicted on
Exhibit 2-B.

7. The proposed General Land Use Plan amendment revises the boundary of the Crystal
City Metro Station Area depicted on the back of the General Land Use Plan map. The
proposed revisions expand the boundary to include the properties that front the south side
of the 500 block of 23" Street S. (between S. Eads St. and S. Fern St.), given their
inclusion within the Sector Plan study area.

8. The proposed General Land Use Plan amendment specifies several modifications to the
General Land Use Plan text, including: text changes to the Jefferson Davis Corridor
summary on the back of the General Land Use Plan map; text changes to the description
in both the Crystal City/Crystal Park box on the back of the General Land Use Plan map
and in the Crystal City/Crystal Park narrative in the General Land Use Plan booklet,
within the section on special planning areas. The proposed amendment, which reflects the
most current thinking for the subject area of the Sector Plan, would change the current
General Land Use Plan text with the following additions and deletions:
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Proposed Changes to Jefferson Davis Corridor summary (back of GLUP map):

Jefferson Davis Corridor
(Add the following new text after the last paragraph in the summary that ends “...will
take approximately 15 to 20 years. ")

“1n 2005, the Base Realignment and Closure Commission (BRAC) called for the
relocation of 17,000 U.S. Department of Defense jobs and the vacation of the associated
4.2 million square feet of office space out of Arlington onto nearby military spaces. As
the largest impact in Arlington would be in Crystal City. a formal planning process for
the revitalization of Crystal City was initiated. As a result of this multi-vear planning
process a comprehensive vision and goals for future gsrowth in Crystal City were
established and in 2010 the County Board adopted the Crystal City Sector Plan. At this
time, the General Land Use Plan was amended to show the boundaries of the Crystal City
Coordinated Redevelopment District, in which densities up to those called for in the
Sector Plan would be permitted where Sector Plan goals are otherwise generally met.
The area east of Crysta] Drive from 12" Street South to the Airport Viaduct that was
previously a mix of “Medium” Residential and “Low” Office-Apartment-Hotel was
changed to all “Low” Office-Apartment-Hotel. The area east of Jefferson Davis
Highway and west of Crystal Drive previously striped “High” Residential and “High™
Office-Apartment-Hotel was revised to all “High” Office-Apartment-Hotel. Lastly. the
area bounded by Jetferson Davis Highway, South Eads Street, Army Navy Drive and a
line level with the northeast corner of Eads Park that was previously a mix of “High”
Residential and “Public” was amended to all “High” Office-Apartment-Hotel. West of
Eads Street no changes were made to the GLUP designations, but the Metro Station Area
boundary was expanded to include the pro;*;erties; between South Eads Street and South
Fern Street that front the south side of 23" Street South. Previously the striping on the
General Land Use Plan indicated the preferred percentages of land uses. However. as of
2010, the adopted Sector Plan provides guidance on the desired use mix.”

Proposed Changes to Crystal City/Crystal Park Text Box (back of GLUP map):

Crystal City/Ceystal Park

Adopted Plan :
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RTINS l.i%}uk iil\/!kt EEA Ch® Lk iy XL 3K \Jv\swih.)itj FRLTENE AW SW) 35 S 5 48 08 N W 3 A2 AN } EEAVI B R Ay TEAOGTWTHOTITL RO TTO
vl e E v 230 {"S“Y“f‘lj‘] AT el 1o Ao PR %Y W% e oy sortrviant hotal amd R IRIT
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Mlan (2010).
%ﬁé@ﬁ&%%%%%@d&k— Crystal City Sector Plan (2

Station Area Concept
levelopment-and-s
existing multimodal r zmbportamm network will provide enhanced access and mobility
with improved surface transit service and a more pedestrian-friendly urban street
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network: streets and public spaces are lined with active retail and civic spaces; upper
story uses provide a Class A office environment and expanded array of residential
offerings: and its sense of place will be strengthened through high-quality architecture,
open spaces, streetscape treatments, and public art,

Plan Features:
% A ,1’,:& @] l iq,fi. § e t .

ated-davtime population-o£-46:500-n

Create a high quality public realm that strengthens the sense of place.
° Provide a mix of uses by balancing otfice. residential, retail, cultural and civic
uses among several defined neighborhood centers.
Relate architectural and urban design to the human scale.
Enhance multimodal access and connectivity.

° Incorporate sustainable and green building principles into all urban and
architectural design.
° Preserve the integrity of the single-family neighborhood to the west.

Ensure Crystal City’s long-term economic sustainability.

Special Planning Districts: Nese Crystal City Coordinated Redevelopment District.

Neighborhood Conservation Plan Areas: Aurora Highlands (Plan accepted 1970 and
updated 2008); Arlington Ridge (Plan accepted 1973).

Proposed Changes to Crystal City/Crystal Park Narrative (in the GLUP booklet):

Crystal City/Cevstal-Park

Between 1968 and 1977, a series of plans and studies were developed in an effort to
provide a unified long-range planning approach to redevelopment in the Jefferson Davis
Corridor for Crystal City and Pentagon City. These plans included the Jefferson Davis
Corridor Policy Plan (1968), the Five Year Plan for the Jefferson Davis Corridor (1973),
and the Jefferson Davis Corridor: Recommended General Land Use Plan (1977)_and the
Crystal City Sector Plan (2010).

Sinee In 1974, striping patterns have-been were placed on the General Land Use Plan for
this corridor with the width of stripes indicating percentage of uses. The area east of
Jefferson Davis Highway and north of the Airport Viaduct has-beer was designated for
four sevenths "High" Residential and three-sevenths "High" Office Apartment Hotel
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development. South of the Airport Viaduct, the pattern indicateds five-sevenths "High"
Residential and two sevenths "High" Office Apartment Hotel use.

In 2003, the Base Realignment and Closure Commission (BRAC) called for the
relocation of 17,000 U.S. Department of Defense jobs out of Arlington onto nearby
military spaces and the vacation of the associated 4.2 million square feet of office space.
As the largest impact of Base Realignment and Closure in Arlington would be in Crystal
City. a formal planning process for the revitalization of Crystal City was initiated. As a
result of this multi-vear planning process a comprehensive vision and goals for future
growth in Crystal City were established and in 2010 the County Board adopted the
Crystal City Sector Plan. At this time, the General Land Use Plan was amended to show
the boundaries of the Crystal City Coordinated Redevelopment District. In addition to
the special district, the General Land Use Plan for the area east of Crystal Drive from 12"
Street South to the Airport Viaduct was changed to “Low” Office-Apartment-Hotel: the
area east of Jefferson Davis Highway and west of Crystal Drive was changed to “High”
Office-Apartment-Hotel; and lastly, the area bounded by Jefferson Davis Hishway, South
Eads Street, Army Navy Drive and a line level with the northeast corner of Fads Park
was changed to “High” Office-Apartment-Hotel. Previously the striping on the General
Land Use Plan indicated the preferred percentages of land uses. However, as of 2010, the
adopted Sector Plan provides guidance on the desired use mix.

Vision;

With its close proximity to the Potomac River overlooking the nation’s monuments,
Crystal City today offers an established office, hotel, residential, and retail mixed-use
environment accessible via its extraordinary transportation network comprised of: rail
and bus transit; streets and sidewalks; interior public walkways connecting to transit (and
in targeted areas, lined with restaurants, local retailers, and neighborhood services):
bicvcle trails; regional connectors: and National Airport. [n the future, as Crystal City
grows along with the region it will be enhanced with improved surface transit service and
a more functional and pedestrian-friendly urban street network lined with active retail and
civie spaces. Crystal City’s future physical character will include enhanced upper-story
uses that provide a Class A office environment and expand the array of residential
offerings in the neighborhood. Crystal City’s “sense of place” will be strengthened by
providing additional attractive and safe civic, cultural, retail, recreational, and community
uses and by defining distinct neighborhoods through high-quality architecture, open
spaces, streetscape designs, and public art. Residents, visitors, and workers, alike will all
benefit from Crystal City’s smart growth policies. improved land use and transportation
connections, and enhanced quality of life.

Goals:
® Create a high quality public realm (and open spaces) that strengthens the sense of
place.
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@ Provide a mix of uses by balancing office, residential, retail, cultural and civic
uses among several defined neishborhood centers,

» Relate architectural and urban design to the human scale.
Enhance multimodal access and connectivity,

s Incorporate sustainable and green building principles into all urban and
architectural design.

® Preserve the inteerity of the single-family neighborhoods to the west.

® Ensure Crystal City’s long-term economic sustainability.

Crystal Citv Coordinated Redevelopment District

On September 25. 2010. the County Board established the "Crystal City Coordinated
Redevelopment District.” The purposes of this district are to encourage the physical
redevelopment of Crystal City in a way that transforms the neighborhood into a vibrant
mixed-use area with a greatly enhanced public realm. and to allow the area to thriveina
post-Base Realignment and Closure era. Many of Crystal City’s earliest buildings are
approaching 40 to 50 vears in age. and a time will soon come when their owners will
need to choose between renovating and redeveloping these properties to stay competitive
in the regional market. The guidance provided in the Crystal City Sector Plan clearly
nrefers gradual redevelopment, with the integration of new high-quality mixed-use
development to foster the transformation of the neighborhood’s streets, sidewalks, and
public open spaces.

Through the special exception process, site plan development in Crystal City typically
may be allowed up to density levels consistent with those depicted on the General Land
Use Plan. In many locations, the Sector Plan envisions densities above and beyond the
maximum planned densities associated with the office-apartment-hotel and residential
designations on the General Land Use Plan. The establishment of the Crystal City
Coordinated Redevelopment District communicates the General Land Use Plan’s vision
for additional density within the District, consistent with the general parameters in the
Sector Plan. All properties within the boundaries of this District would be eligible tor
special regulations and incentives recommended in the Crystal City Sector Plan and
would be subject to special design guidelines. Following adoption of the Sector Plan,
future amendments to the Zoning Ordinance will provide an additional implementation
tool allowing the physical build out of additional density within the Crystal City
Coordinated Redevelopment District,

C. Master Transportation Plan (MTP) Amendments:
The Master Transportation Plan promotes effective travel and accessibility for the County’s
residents, workers, and visitors, and it provides a policy framework to guide the development
of projects and programs, advance the County’s goals and objectives, and help direct
transportation investments. The proposed amendments will ensure consistency between the
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Master Transportation Plan and the Crystal City Sector Plan regarding the future
transportation infrastructure and conditions envisioned in the area. The Master
Transportation Plan amendments include: changes to the network and typology of street
segments shown on the Street Typology map; changes to the Bike and Trail Network map;
and changes to the Transit Network map (See Exhibits 3-A through 3-G).

Master Transportation Plan, Street Network

The street network is where most transportation modes interface with one another and where
every element of transportation must be addressed and accommodated — pedestrians, transit,
bicycles, passenger vehicles, trucks and parking. Streets are where the public and private
realms interface. The Master Transportation Plan map, when it was adopted in December
2007, envisioned that new streets would be added in Crystal City and designated most of
Crystal City as an “area planned for new streets”, without identifying specific streets on the
map. The proposed transportation network for Crystal City will divide the existing
superblocks into a series of smaller blocks by introducing new east/west streets at strategic
locations.

To help accommodate planned growth in Crystal City, Master Transportation Plan
amendments are proposed to incorporate the reconfigured street network envisioned in the
Sector Plan. Amendments to the Street Typology Map are recommended to reflect the
desired street network that would result from various actions: creation of new street
segments, relocation of existing street segments, or removal of existing street segments. A
complete list of the proposed Master Transportation Plan amendments relating to the street
network is listed in Exhibit 3-A. The proposed amendments annotated on the existing Master
Transportation Plan map base depicted in Exhibit 3-B are illustrated graphically in the Street
Typology Map (Figure 3.6.6) of the proposed Sector Plan. If adopted, these proposed
amendments would be reflected in the next updates of the Master Transportation Plan map.

The proposed amendments will help accomplish several goals of the Sector Plan. Street
relocations, as in the case of Clark-Bell Street between 20™ and 27" Streets, will allow for a
more uniform street grid network, normalized intersections with more regular spacing, and
better wayfinding. The addition of new street segments will improve connectivity,
circulation and accessibility throughout the area, breaking down the pattern of superblocks
that have evolved in Crystal City over the decades and moving towards a more refined scale
of buildings and blocks. As several of the street network improvements will require the
relocation of existing buildings that will only be achieved with redevelopment, interim street
alignments not depicted in the Sector Plan are anticipated and will be accommodated. Also,
several new street segments created out of existing service driveways will help achieve the
goal of strengthening the integrity of the public realm. Finally, the removal of underutilized
and unnecessary existing street segments, such as the elevated portions of Clark-Bell Street,
and other facilities will simplify the urban grid and allow for the creation of new building
development sites at strategic locations.
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Master Transportation Plan, Street Typology

The street typology gives physical form to urban places. It bounds the private realm
(buildings and other development) while at the same time defining spaces for pedestrians,
bicycles, transit, landscaping and vehicles, both parked and moving. In the overall street
system of a city or neighborhood, streets perform different functions and all travel modes can
be accommodated. In 2007, the Master Transportation Plan was updated to establish a new
arterial street typology to further define the existing functional classification system. The
purpose of the new typology is to better address the type of street function, such as framing
building lots, setting block lengths, providing public space, and accommodating public
transit, bicycle and pedestrian travel. For additional detail on the impact of the re-designations
proposed below, please refer to the Arlington County Master Transportation Plan.

There are a number of locations where the existing street typology does not match the
typology recommended in the Sector Plan, and therefore their typologies should be
redesignated for consistency. A complete list of proposed Master Transportation Plan
amendments relating to street typology is detailed in Exhibit 3-C. The proposed
amendments annotated on the existing Master Transportation Plan map base depicted in
Exhibit 3-D are illustrated graphically in the Street Typology Map (Figure 3.6.6) of the
proposed Sector Plan. If adopted, these proposed amendments would be reflected in the next
round of updates to the Master Transportation Plan map.

Master Transportation Plan, Bike and Trail Network

Crystal City has an existing bike and trail network to Reagan National Airport. In addition,
Crystal City is well-served by the regional bikeway and trail network. The Mount Vernon
Trail runs east of Crystal City along the George Washington Memorial Parkway and the Four
Mile Run Trail is south of Crystal City along the Four Mile Run stream. To improve
accommodations for pedestrians and bicyclists as Crystal City develops over the planning
horizon of the Sector Plan, a number of new and improved facilities are recommended. A
complete list of the proposed Master Transportation Plan amendments relating to the Bike
and Trail Network is illustrated in Exhibit 3-E and 3-F.

Master Transportation Plan, Transit Network

Public transit facilities and services have long been a cornerstone of the Arlington County
transportation network. An effective transit system is critical to meet the mobility needs of
Arlington’s population, facilitate continued development and support a high quality of life.
The Sector Plan embraces the need to invest in transit projects that make the most efficient
use of its transportation network. Crystal City is well positioned in the metropolitan area with
regard to transit connectivity and services. The area has easy access to Virginia Railway
Express (VRE), Metrorail and bus services and in the future will benefit from the completion
of the Crystal City/Potomac Yard Transitway and Streetcar. The development of the
transitway and streetcar will extend the reach of Metro and Virginia Railway Express
services and will improve local mobility.

The Crystal City/Potomac Yard Transitway is a joint project by Arlington County and the
City of Alexandria with the goal of providing a high capacity and high quality surface transit
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system in the five mile corridor between the Pentagon and Pentagon City and the Braddock
Road Metrorail Station. The transitway will operate initially with buses, with planned
conversion to streetcar service, at least within Arlington County. The proposed system
would connect with the Columbia Pike streetcar in Pentagon City area via 12" Street.

The existing transit options within Crystal City will be maintained and enhanced via this
Sector Plan. Transit options should include commuter-oriented services, off-peak services,
and cross-county connections. The connections between transit services within Crystal City
and throughout the County as well as connections to other modes of transportation should be
convenient, easily understandable, and efficient. To support future travel demand growth
within Crystal City and maintain a high level of transit service the Sector Plan recommends a
comprehensive set of additional services and recommendations, including the proposal for a
intermodal facility located at 18™ Street and Clark-Bell Street. A complete list of the
proposed Master Transportation Plan amendments relating to the Transit Network is
illustrated in Exhibit 3-G.

Community Process:

The Crystal City Sector Plan process included extensive community input, beginning with the
first Crystal City Planning Task Force meeting in October 2006. In total, 35 task force meetings
were convened, including a weeklong design charrette and two community forums. Also, more
than 40 meetings and discussions with other advisory commissions and stakeholder groups
garnered additional feedback. After the adoption of the Policy Framework and Illustrative
Concept Plan, the Long Range Planning Committee of the Planning Commission, including other
participants, led the review of the first Sector Plan draft in 2009. Substantive feedback from
these meetings was considered in revisions made to the Plan, which resulted in the Draft 2.0
Crystal City Sector Plan, for which at their July 2010 meeting the County Board authorized
advertisement of public hearings to consider its adoption in September 2010. Furthermore, two
open house sessions on the proposed Crystal City Sector Plan were held on September 8 and 11,
2010. Listed below are the various advisory commissions and civic associations who have been
involved in the most recent discussions regarding the development and refinement of the
proposed Sector Plan over the past year, along with a synopsis of the most salient points from
those discussions.

e Urban Forestry Commission: Staff presented project briefings to the Urban Forestry
Commission on September 25, 2008 and March 25, 2010. Feedback from the March 25,
2010, commission meeting involved the ideas of planting more street trees and using
green roofs as effective stormwater management strategies, both of which are consistent
with and supported by recommendations set forth in the Sector Plan.

» Energy and Environmental Conservation Commission: Staff presented project briefings
to the Energy and Environmental Conservation Commission on October 27, 2008 and
March 22, 2010. The commission also had a representative who participated in the Long
Range Planning Committee discussions on the draft plan. At their latest meeting on
March 22, 2010, among other points, the commission recognized the ongoing efforts on
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the County’s Community Energy Plan project and emphasized the need to ensure the
Sector Plan appropriately acknowledges this project and leaves the opportunity open for
the Sector Plan to defer to any recommendations that might come out of the energy plan
project pertaining to Crystal City. The commission is scheduled to discuss the Sector
Plan as an agenda item at their September 27, 2010 meeting,

e Park and Recreation Commission: The Park and Recreation Commission was briefed on
September 25, 2007, September 23, 2008, November 18, 2008, March 23, 2010, and
August 24, 2010. The commission had a representative on the Crystal City Planning
Task Force, who continued to participate in Long Range Planning Committee discussions
on the draft Sector Plan. Generally, at their latest meeting on August 24, 2010, their
discussion focused in part on the amount of public open space provided for under the
Sector Plan, and the configuration of several proposed open spaces. In a September 17,
2010, letter to the County Board Chairman, the commission offered their support of the
Crystal City Sector Plan, and acknowledged how refinements to the Plan, within
prescribed limits, have responded in large part to concerns raised by the commission
throughout the duration of the planning process.

e Economic Development Commission: The Economic Development Commission was
briefed on July 10, 2007, September 9, 2008, and March 9, 2010. Two commissioners
served on the Crystal City Planning Task Force (one was the Task Force chair), and one
continued to participate in several of the Long Range Planning Committee discussions on
the draft Sector Plan. In a March 9, 2010, letter to the County Board, the commission
suggested the Board adopt a local funding district and prioritize Crystal City public
infrastructure projects in the Capital Improvement Plan in order to provide certainty on
the timing and availability of resources to implement necessary public improvements.

e Transportation Commission: The Transportation Commission was briefed on August 30,
2007, October 2, 2008, November 24, 2008, June 24, 2010, and September 9, 2010. The
commission had a representative on the Crystal City Planning Task Force. At their latest
meeting on September 9, 2010, they voted unanimously to recommend that the County
Board adopt the Crystal City Sector Plan, General Land Use Plan amendments, and
Master Transportation Plan amendments. In that action they also included three specific
recommendations to: encourage staff to work with the surrounding neighborhoods to
develop a more detailed vision and guidelines for what a good urban edge condition
would look like at this location; to add a specific recommendation from the Multimodal
Transportation Study on educating and marketing to residents relating to the unbundling
of parking, and an additional text reference in the transit discussion that identifies a
potential circulator bus option to better serve all of Crystal City be considered among the
possibilities when the County next reviews potential transit improvements in the next few
months.

o Aurora Highlands and Arlington Ridge Civic Associations: Aurora Highlands and
Arlington Ridge Civic Associations comprise the primarily low density, single-family
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neighborhoods immediately west of Crystal City, although they also include some of the
property within Crystal City and Pentagon City. Aurora Highlands had a representative
on the Crystal City Planning Task Force, whereas Arlington Ridge leadership declined an
invitation to assign a representative to the Task Force. Both civic associations had
representatives that participated in Long Range Planning Committee meetings to discuss
the draft Sector Plan. As a result of Aurora Highlands’s representation, the Sector Plan
has been shaped to include features that respond to a number of neighborhood concerns,
including: the decision to not add more street connections between the neighborhoods
and Crystal City, adjusting maximum building heights west of Jefferson Davis Highway
to provide a much more dramatic taper down to the neighborhood; protecting the low-rise
scale of the 500 block of 23™ Street S.; and documenting the neighborhood’s strong
desire for the inclusion of retail parking in nearby site plan projects as a community
benefit to support 23™ Street retailers.

In more recent discussions, these civic associations have raised a number of concerns and
issues regarding the Plan, beyond their concerns regarding potential flexibility on
building heights for the three sites discussed previously. Also, in a letter dated August
26, 2010, the presidents of these civic associations wrote the County Board Chairman
requesting the deferral of Plan adoption, pending the completion of a recommendation on
a Tax Increment Financing mechanism that would be used as a tool to fund needed public
infrastructure improvements, as well as pending the conducting of a mediated forum
between County and community representatives aimed at resolving fundamental
differences regarding a number of aspects of the Plan. Following that letter, the County
Manager, with staff, met with leadership from the civic associations to discuss their
remaining primary issues and concerns on September 8, 2010. Generally speaking,
recently stated neighborhood concerns include: potential traffic impacts and proposed
mitigation strategies; an interest in commencing an edge development plan or study that
further articulates the preferred vision for the transition between Crystal City and
neighborhoods; neighborhood involvement in ongoing monitoring of impacts and plan
performance; the maximum building height of 110 feet at the corner of 22™ Street and
Eads Street; and retention of green space, such as Cheerios Park.

e Housing Commission: The Housing Commission was briefed on October 6, 2008,
December 4, 2008, and June 24, 2010. The Housing Commission had a representative
who participated in the Long Range Planning Committee meetings to review and discuss
the draft Sector Plan. The Housing Commission discussed the Sector Plan again at their
September 16, 2010 meeting, and voted 8-1 to recommend supporting the staff
recommendation, and adding the language put forth by the Planning Commission
pertaining to a new action step to continue the planning process to develop a
comprehensive housing plan for Crystal City that supports the County’s mixed income
housing vision.

¢ Planning Commission: The Planning Commission, or its Long Range Planning
Committee, has been briefed at 15 meetings since July 2007. The Planning Commission
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had a representative who served as vice-chair of the Crystal City Planning Task Force.
The Planning Commission was last briefed on the Sector Plan at their June 28, 2010
meeting; the Commission used that meeting to frame the agenda for a subsequent Long
Range Planning Committee meeting on the Sector Plan. The Planning Commission held
a public hearing on September 15, 2010. There were 13 public speakers on this item. The
Planning Commission voted unanimously, 11-0, to support a motion to recommend the
County Board adopt the subject Sector Plan with those modifications described in the
staff report dated September 10, 2010, and supplemental Attachment 13, Part Two, dated
September 14, 2010, subject to ten conditions. The following table specifies the
conditions included in the motion, along with pertinent staff responses. Where responses
indicate proposed changes, such changes are reflected in the updated version of Exhibit
1-B.

1) Add a new action step under Public Open Space (as a Staff concurs. Staff had previously proposed
replacement to the staff’s proposed addition to Action revising Action 20 by adding more concise yet
20 described on page 14 of the staff report dated similar language to the end of that original action
September 10, 2010) which reads: statement, but agrees with creating a new action

step consisting of the language recommended by
“Continually explore opportunities that arise through the Commission.
individual site plans, phased development site plans, and
redesign of other public and private spaces to provide See revised comment 4.18, Exhibit 1-B.

additional green park spaces and other public open
spaces, including public access to rooftops, beyond
those identified on the public open space map. In
addition, consider enhanced treatments to pedestrian
connections linking [park] spaces.”

2) Establish a new category in the Implementation Matrix | Jtem No. XX: Staff concurs. Staff had previously

[and also in Chapter 4 itself] that reads: proposed adding an ongoing monitoring and
evaluation process to ensure achievement of Plan
On-going Monitoring and Evaluation of Plan objectives in September 10, 2010, draft staff
Implementation report, comment 4.4 of Attachment 14, but
Item No. XX: Working with a new County Board- or concurs with the language recommended by the

County Manager-established Review Council for Crystal | Commission and its inclusion in a new category.
City, comprised of both residents of Crystal City and
representatives of business owners, commercial property | See revised comment 4.4, Exhibit 1-B.
owners, and adjacent civic associations, implement an
on-going monitoring and evaluation process to ensure the
achievement of Plan objectives and identify areas that
may require modification. Components of this process
would include:

a) Outlining the format and data required for a biennial
report to the County Board on progress on
implementation actions, any areas of nonconformance
with the Plan resulting from by-right development or
negotiated through site plan, adverse impacts of Plan
implementation, changes in occupancy rates of office
space and hotel rooms, traffic counts on roads within or
connecting to the Plan area, achievement of community
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services, parks, and other community amenities, and
other elements identified by the Review Council, County
Board, or staff.

b)Establishing and implementing a meeting schedule for
the Review Council that provides for interim progress
reports by staff and for review of the biennial report
developed by staff.

Item No. YY: Working with representatives of the adjacent
civic associations and representatives from the Review
Council and Planning Commission, develop additional
urban design guidelines addressing the transition area
between Crystal City and the single-family home
neighborhoods.

Item No. YY: Staff concurs. Staff had previously
proposed adding an edge development
plan/guidelines in September 10, 2010 draft staff
report, comment 4.29, but will also incorporate
the language recommended by the Commission.
It should be noted that this item will need to be
scheduled into the approved work plan of the
Planning Division, in CPHD.

See revised comment 4.29, Exhibit 1-B,

3) That prior to Plan adoption or through a County Board
established process initiated immediately following
Plan adoption:

. County staff strengthen and refine the building design
guidelines included in the Plan to ensure architectural
excellence and building massing that results in a
varied and active skyline and that provides additional
parameters that potentially include maximum
achievable density levels based upon such possible
characteristics as building location, degree of
tapering, maximum size of floor plates relative to
building height, relationship to adjacent buildings and
adjacent open space, and overall design quality, and to
ensure that the building massing and design guidelines
are coordinated with and supportive of the County’s
sustainability goals and current planning initiatives.

Staff contends that the Sector Plan already
includes a variety of tools and design guidelines
to achieve the goals stated by the Commission,
which would be enhanced with the proposed
addition of maximum tower floor plate sizes
intended to ensure reasonable scale to tower
elements of new buildings.

See comment 3.8.1, Exhibit 1-B.

4A) That prior to Plan adoption:

. County staff review the block structure to determine
how the Plan’s framework can be further modified to
break up the super-blocks east of the re-aligned
Jefferson Davis Highway with new streets and, where
appropriate, pedestrian passageways to improve
walkability. This should be addressed through an
enhanced pedestrian network overlay map or
implementation language recommending such a
network.

Staff concurs, and will include a proposed change
to the Plan that adds implementation language in
Chapter 4 that recommends exploring future
opportunities to break up superblocks.

See comment 4.31, Exhibit 1-B.

4B) That prior to Plan adoption:

¢ That County staff review the Plan for opportunities to
improve accessibility and visitability for those with
mobility limitations, including the elimination of the
specification that residences have ground floors that
are 24 inches above grade.

Building from specific language in the Goals and
Objectives and Policy Directives, the Plan fully
supports the enhancement of accessibility and
visitability for all, and achievement of these
objectives will be implemented through the
Phased Development Site Plan and final site plan
process. Staff does not believe any changes are
needed.
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5) Add a new action step in Implementation Matrix under

Public Open Space, after item 26 which reads:

» “Implement a master park planning process that
creates an area-wide park plan, first identifying the
purpose of each park and subsequently creating
design parameters (including connections to
adjacent and nearby open spaces and parks, the
underground walkway, and retail frontages) and
identifying appropriate programming. The resulting
plan could include temporary uses of “found” open
space during transitional phases.”

Staff believes that for a Sector Plan level of work,
the plan document provides sufficient guidance
on the general purpose and envisioned use of
each park or plaza. The plan guidance will be
used as a basis when it becomes time to engage in
a public process on the detailed design of each
public open space nearing the time when an
individual space is to be built. Staff
recommends against providing significant levels
of detail on all spaces at this time as the planis a
40 year plan and the timing, final configuration or
size of open space may differ from the plan as
individual site plans are filed. The current park
concepts shown in the plan will allow planning
flexibility if the recreation needs or desires
change over time from what is currently
anticipated in the Plan.

6)Add a new action step in the affordable housing

implementation section that reads:

= Continue the planning process to develop a
comprehensive housing plan that establishes numeric
goals that support the County’s mixed income
housing vision beyond what may be generated
through community benefits associated with the
proposed redevelopment in Crystal City, taking into
account other tools that may be available or created.

Staff recommends working with the Housing
Commission and other interested stakeholders to
consider numeric goals and options for using
other financing resources or tools that may be
available or created.

See comment 4.30, Exhibit 1-B.

7) The County take steps to include language for a
strategy to identify future historic resources.

As part of this planning effort, staff did an
assessment to determine the presence of historic
buildings in Crystal City, and found that no
buildings are prioritized as historic in Crystal
City. As part of standard practice, over time staff
will continue to monitor/assess historic resources
as projects come forward.

8) Post-adoption of the Plan, staff establish additional
language clarifying the process for initiating PDSPs to
ensure site plans are not developed and submitted
without the necessary PDSP guidance.

Staff concurs, and will address this item post-
Sector Plan adoption. Current language in the
Plan on page 134 describes some of the broader
considerations on PDSPs, but staff expects
subsequent discussions better defining the
parameters comprising PDSP submissions within
Crystal City.

9) The County Board direct the County Manager to
develop a work plan and identify staff resources to
implement the various processes that the Planning
Commission, staff and the County Board have identified
going forward to ensure that we have appropriate
monitoring, review, and refinement of the guidelines in
the Plan, including that the next comprehensive five
year plan includes the ongoing planned resources for
Crystal City.

Staff will assess next steps post-plan adoption,
such as the ongoing evaluation and monitoring
process and the edge development study, and add
such items to the Planning Division work plan,
with priorities established through normal
processes.

10) A] The County Board direct the County Manager to
modify the County's park planning process to include

Park Master plans involve several major
commissions that are familiar with park elements
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parks; and

Planning Commission review of all new plans for parks
within the metro corridors, as well as major county-wide

and issues: Park & Recreation Commission,
Urban Forestry Commission, Arts Commission
and Sports Commission. Many other
commissions, stakeholder groups, and
neighborhoods are also involved extensively in
the park planning process. These robust planning
processes are either done through County Board /
County Manager appointed task forces or work
groups (used for more challenging projects) or
“open to all” planning where broad public input is
encouraged at every meeting. These “open”
meetings are advertised through a wide variety of
means. A Planning Commission member is
sometimes appointed to the task force or working
group and Planning Commission members have
frequently chosen to participate in the “open to
all” processes. When these park master plans
come to the Board for adoption, even difficult
ones like the dog parks, there has been little or no
controversy because all interested groups have
been included. Consideration can be given in
future park master planning processes for
including a Planning Commission member when
there is an appointed group or notify the Planning
Commission specifically so they can participate
in the “open to all” processes.

10 B] The County Board direct the County Manager to
present the financing plan and community benefits plan
to the Planning Commission for review and comment.

Staff expects that the establishment of a Tax
Increment Finance (TIF) district will be presented
to the Board in October, with a financing plan 1)
already having been laid out in the CIP for the
first 6 years, and 2) future financing to be
determined as required by future infrastructure
costs; staff can present the TIF district proposal to
the Planning Commission prior to County Board
action in October. The community benefits
framework, as generally put forth in the plan, will
be further discussed through future Zoning
Ordinance amendments to create a new district
for Crystal City.

The Planning Commission also voted unanimously to support motions for the County Board to
adopt the relevant resolutions to approve the proposed General Land Use Plan amendments and
Master Transportation Plan amendments for the Crystal City Metro Station Area, without any

added conditions.

Housing Commission: The Housing Commission met on September 16, 2010, and 8-1 to
recommend supporting the staff recommendation and adding language put forth by the Planning

Commission, detailed as item #6 in the table above.
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CONCLUSION: Given the pending loss of jobs and office tenants resulting from forthcoming
Base Realignment and Closure Commission relocations, the proposed Crystal City Sector Plan
has been developed through a community planning process to establish a new vision and future
direction for Crystal City. The Sector Plan would provide a comprehensive framework for
revitalization that encourages redevelopment of aging buildings in Crystal City to accommodate
key public infrastructure improvements and guide the gradual transformation of the area into a
complete, improved urban community. Through implementation of the Sector Plan, Crystal City
would attract new office tenants, additional residents, and other visitors that would collectively
activate the neighborhood for extended periods of the day. Furthermore, improvements in public
infrastructure in Crystal City outlined in the Sector Plan will support significant private
investment in redevelopment, resulting in considerable additional tax revenues that will increase
the County’s ability to support other countywide initiatives. Therefore, staff recommends that
the County Board adopt the Crystal City Sector Plan and its accompanying General Land Use
Plan and Master Transportation Plan amendments.
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ATTACHMENT 1

RESOLUTION TO ADOPT CRYSTAL CITY SECTOR PLAN

WHEREAS, the County Board of Arlington County has been presented with a proposed Crystal City
Sector Plan to serve as a long range planning guide for the redevelopment and revitalization of Crystal
City over the next forty years; and

WHEREAS, due to 2005 Base Realignment and Closure (BRAC) Commission recommendations and
subsequent federal law, approximately 13,000 jobs are projected to leave Crystal City, resulting in the
vacancy of more than 3 million square feet of commercial office space in a very compressed timeline,
making it one of the areas in the country most heavily impacted by BRAC; and

WHEREAS, Crystal City is home to Arlington’s largest commercial office district and largest hotel
sector and is a significant economic engine for the County, the vitality of which may be greatly effected
by job relocations required by and associated with BRAC; and

WHEREAS, to maintain and enhance the economic sustainability of Crystal City, the proposed Sector
Plan includes an array of revitalization planning strategies to encourage private and public investment
into Crystal City, inclusive of proposed phased development site plans, redevelopment site plans and
capital improvement projects; and

WHEREAS, the proposed Sector Plan communicates a preferred vision for Crystal City as a complete,
urban community, and a vibrant and attractive urban village, with new and improved public open spaces,
streets, and streetcar facilities along with other plan improvements of high-quality; and

WHEREAS, redevelopment of existing assets is needed to achieve the vision of the plan, including
achieving specific public infrastructure elements, enhancing Crystal City’s qualities as a great urban
place, and ensuring its future success and optimal performance as an attractive and healthy multimodal,
transportation-oriented, mixed-use, urban core, and in many instances, redevelopment will require the
demolition of existing major buildings with significant market value; and

WHEREAS, the fulfillment of the plan’s goals will help collectively transform Crystal City’s public
realm, and will provide the County with the ability to positively and proactively respond to the pending
impacts from BRAC in a way that brings significant beneficial value to the County; and

WHEREAS, the collective set of contextual conditions in Crystal City, including anticipated impacts
from BRAC and the intent to gradually transform the neighborhood’s public infrastructure, set it
distinctly apart from other high-density mixed use areas in the County and warrant implementation
strategies of special consideration.

NOW, THEREFORE, be it resolved that based on the aforementioned considerations,
deliberations, and all public comments, the County Board of Arlington County finds that the
proposed Crystal City Sector Plan set forth in Exhibits 1-A and 1-B should be, and is hereby,
approved.



EXHIBIT 1-A

CRYSTAL CITY SECTOR PLAN - DRAFT 2.0

(Separate Document)
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EXHIBIT 1-B

CRYSTAL CITY SECTOR PLAN - DRAFT 2.0
Community Comment and Response Matrix

(Separate Document)
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ATTACHMENT 2

GENERAL LAND USE PLAN RESOLUTION

WHEREAS, the County Board of Arlington County has been presented with proposed

amendments of the General Land Use Plan (“GLUP”), a part of the County’s Comprehensive
Plan, to:

Add new Note 1 to establish the “Crystal City Coordinated Redevelopment District”
(CCCRD) as a mechanism within the General Land Use Plan for implementing the future
vision for Crystal City;

Amend the General Land Use Plan map to redesignate the area east of Crystal Drive
between 12 Street S. and the Airport Viaduct (Virginia Route 233) to “Low” Office-
Apartment-Hotel;

Amend the General Land Use Plan map to redesignate the area bounded by Jefferson
Davis Highway, Crystal Drive, 12™ Street S., and the Airport Viaduct to “High” Office-
Apartment-Hotel;

Amend the General Land Use Plan map to redesignate the area bounded by Jefferson
Davis Highway, Crystal Drive, the Airport Viaduct, and property just south of 27" Street
S. to “High” Office-Apartment-Hotel;

Amend the General Land Use Plan to redesignate the area bounded by Jefferson Davis
Highway, S. Eads St., Army Navy Dr., and a line approximately 150 feet north of 270
Street S. to “High” Office-Apartment-Hotel;

Add general location for open space symbols to indicate the recommended public open
space locations proposed in the Sector Plan;

Amend the boundary of the Crystal City Metro Station Area depicted on the back of the
General Land Use Plan map, to expand the boundary to include the properties that front
the south side of the 500 block of 23™ Street S. (between S. Eads St. and S. Fern St.);

Amend the General Land Use Plan text, including: text changes to the Jefferson Davis
Corridor summary on the back of the General Land Use Plan map; text changes to the
description in both the Crystal City/Crystal Park box on the back of the General Land
Use Plan map and in the Crystal City/Crystal Park narrative in the General Land Use Plan
booklet, within the section on special planning areas.

WHEREAS, the County Manager has recommended that the proposed amendments be
; and
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WHEREAS, the Planning Commission has recommended of the Crystal
City Sector Plan and the associated GLUP and Master Transportation Plan amendments; and

WHEREAS, the County Board of Arlington County has considered the foregoing
recommendations and the purposes of the GLUP and the Comprehensive Plan as set forth in
these documents, the Arlington County Zoning Ordinance, and the Code of Virginia; and

WHEREAS, the County Board of Arlington County held a duly advertised public hearing
on the proposed amendments to the GLUP on September 28, 2010.

NOW, THEREFORE, be it resolved that, based on the aforementioned considerations,
deliberations and all public comments, the County Board of Arlington County finds that the
aforementioned proposed amendments to the GLUP set forth in Exhibit 2-A and Exhibit 2-B
should be , and hereby are, approved.
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EXHIBIT 2-A

PROPOSED GENERAL LAND USE PLAN (GLUP) AMENDMENTS

D LOCATION FROM TO NOTES
EXISTING PROPOSED
GLUP GLUP

1 | See map for boundary Establish Note 1 to designate the “Crystal City
Coordinated Redevelopment District”
(CCCRD).

2 | East of Crystal Dr., between | “Medium” “Low” O-A-H

12" St. and Airport Viaduct | Residential (1/3)
and “Low” O-A-H
(2/3)
3 | Bounded by Jefferson Davis | “High” Residential | “High” O-A-H
Hwy., Crystal Dr., 12" St., (4/7) and “High”
and Airport Viaduct 0-A-H (3/7)
4 | Bounded by Jefferson Davis | “High” Residential | “High” O-A-H
Hwy., Crystal Dr., Airport (5/7) and “High”
Viaduct, and property just O-A-H (2/7)
south of 27" St.
5 | Bounded by Jefferson Davis | “High” Residential | “High” O-A-H
Hwy., Eads St., Army Navy | and “Public”
Dr., and a line approx. 150
feet north of 27" St.

6 | See map for locations Add 26 triangle symbols to indicate general
locations of open space.

7 Change the boundary of the Crystal City Metro
Station Area on the back of the GLUP map to
include the properties between Eads St. and
Fern St. that front the south side of 23 Street
South.

8 Amend the Crystal City Metro Station Area

box on the back of the GLUP Map to reflect
new goals, objectives and policies and amend
the GLUP booklet to revise language
describing the purposes of the Crystal City
Coordinated Redevelopment District.
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General Land Use Plan Amendments
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ATTACHMENT 3

MASTER TRANSPORTATION PLAN RESOLUTION

WHEREAS, the County Board of Arlington County has been presented with proposed
amendments of the Master Transportation Plan (“MTP”), a part of the County’s Comprehensive
Plan, to:

» Amend the MTP — Street Typology Map to incorporate the proposed future street
network recommended in the Crystal City Sector Plan and depicted in the Policy
Framework and Illustrative Concept Plan adopted by the County Board in December,
2008, (See Exhibits 3-A and 3-B);

»  Amend the MTP — Street Typology Map to incorporate the proposed future street
typologies recommended in the Crystal City Sector Plan and depicted in the Policy
Framework and Illustrative Concept Plan adopted by the County Board in December,
2008, (See Exhibits 3-C and 3-D);

=  Amend the MTP — Bike and Trail Network Map to reflect and incorporate the proposed
bike and trail improvements recommended in the Crystal City Sector Plan, (See Exhibits
3-E and 3-F);

*  Amend the MTP — Transit Network Map to incorporate the Surface Transitway Map
(Streetcar) alignment recommended in the Crystal City Sector Plan and depicted in the
Policy Framework and Illustrative Concept Plan adopted by the County Board in
December, 2008, (See Exhibit 3-G).

WHEREAS, the County Manager has recommended that the proposed amendments be
approved; and

WHEREAS, the Planning Commission has recommended adoption of the Crystal City Sector
Plan and the associated GLUP and MTP amendments; and

WHEREAS, the County Board of Arlington County has considered the foregoing
recommendations and the purposes of the MTP and the Comprehensive Plan as set forth in these
documents, the Arlington County Zoning Ordinance, and the Code of Virginia; and

WHEREAS, the County Board of Arlington County held a duly advertised public hearing on
the proposed amendments to the MTP on September 28, 2010.

NOW, THEREFORE, be it resolved that, based on the aforementioned considerations,
deliberations and all public comments, the County Board of Arlington County finds that the
aforementioned proposed amendments to the MTP as set forth in the aforementioned attachments
should be, and hereby are, approved.

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
PLA-5692



EXHIBIT 3-A

PROPOSED MASTER TRANSPORTATION PLAN (MTP) —

STREET NETWORK AMENDMENTS TO THE STREET TYPOLOGY MAP

ID LOCATION PROPOSED MTP AMENDMENT
1 Between 10™ St. and 12 St. Create new segment of Ball St,
2 Block bounded by Army Navy Dr., 12" St., and Eads St. Remove segments of Eads St. and 11% St.
3 Between 14" St. and 15™ St. Reconfigure Clark-Bell St.
4 Between Crystal Dr. and Clark-Bell St. Reconfigure 15" St.
5 Between Clark-Bell St. and Crystal Dr. Remove 147 St.
6 At 15" St. and Jefferson Davis Hwy. Reconfigure interchange.
7 Between 127 St. and 20" St. Remove elevated portions of Clark St.
8 Between 20 St. and 27" St. Reconfigure Clark-Bell St.
9 Between 20 St. and 237 St. Create new loop road accessible from Clark-Bell St.
10 Between Crystal Dr. and Jefferson Davis Hwy. Create new 24" St.
11 Between 20” St. and 24" St. Create new loop roads accessible from Crystal Dr.
12 Between Airport Viaduct and Crystal Dr. Remove ramp segment.
13 At Airport Viaduct and Jefferson Davis Hwy. Reconfigure interchange.
14 Between Crystal Dr. and Jefferson Davis Hwy. Reconfigure 27" St.

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
PLA-5692
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EXHIBIT 3-C

PROPOSED MASTER TRANSPORTATION PLAN (MTP) -

STREET TYPOLOGY AMENDMENTS TO THE STREET TYPOLOGY MAP

ID LOCATION FROM EXISTING MTP TO PROPOSED MTP
1 | Ball Street S. between 10" St. and n/a Urban Center Local (non-arterial)
12" st.
2 | 12" Street S. between S. Eads Street | Urban Center Local (non-arterial) Type B-Primarily Urban Mixed-Use
and Army Navy Dr.
3 | 15" St. between Eads St. and Crystal | Type B-Primarily Urban Mixed-Use Type A-Primarily Retail Oriented Mixed-Use
Dr.
4 | 18™St. between Fads St. and Crystal | Type B-Primarily Urban Mixed-Use Type A-Primarily Retail Oriented Mixed-Use
Dr.
5 | 20" St. between Eads St. and Crystal | Type B-Primarily Urban Mixed-Use Type A-Primarily Retail Oriented Mixed-Use
Dr.
6 | Crystal Dr. between 20™ St. and 15" | Type B-Primarily Urban Mixed-Use Type A-Primarily Retail Oriented Mixed-Use
St.
7 | Crystal Dr. between 23™ St. and 26™ Type B-Primarily Urban Mixed-Use Type A-Primarily Retail Oriented Mixed-Use
St.
8 | S. Clark-Bell St. between 23% St. Urban Center Local (non-arterial) Type B-Primarily Urban Mixed-Use
and 27" St.
9 | 26" St. between Clark-Bell St. and Urban Center Local (non-arterial) Type B-Primarily Urban Mixed-Use
Crystal Dr.
10 | 27" St. between Jefferson Davis Urban Center Local (non-arterial) Type B-Primarily Urban Mixed-Use
Hwy. and Crystal Dr.
11 | Crystal Dr. between 27" St. and 33 | Urban Center Local (non-arterial) Type B-Primarily Urban Mixed-Use
St.
12 | Fern St. between 18" St. and 19™ St. Type B-Primarily Urban Mixed-Use Neighborhood Minor (non-arterial)
13 | (New) 24" St. between Jefferson n/a Urban Center Local
Davis Hwy. and Crystal Dr.
14 | (New) Loop road accessible from n/a Urban Center Local
Clark-Bell St. between 20" St. and
23 st.
15 | (New) Loop roads accessible from n/a Urban Center Local
Crystal Dr. between 20 St. and 24"
St.

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
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EXHIBIT 3-E

PROPOSED MASTER TRANSPORTATION PLAN (MTP) — BIKE AND TRAIL

NETWORK MAP AMENDMENTS

D

LOCATION

FROM EXISTING MTP

TO PROPOSED MTP

Clark-Bell St. between
27" St. and 12% St.

“Existing Bikeway” (partial segment)

“Planned Bike Lane”

Eads St. between 23 St.
and 15™ St.

“Existing Bikeway” (partial segment)

“Planned Bike Lane”

Eads St. between 157 St.
and Army Navy Dr.

n/a

“Planned Bikeway”

10™ St. and (New) Ball
St. from Old Jefferson
Davis Hwy. to 127 St,

n/a

“Planned Bikeway™

Long Bridge Park
Esplanade between 12
St. and Long Bridge
Park.

n/a

3%

“Planned Trail Project

12 St. between Clark-
Bell St. and Eads St.

n/a

“Planned Bikeway”

(New) 24" St. between
Clark-Bell St. and
Crystal Dr.

“Planned Bikeway”

Airport Viaduct
intersection with
Jefferson Davis Hwy.
with trail connection to
Eads St.

“Planned Trail Project” (partial segment)

>

“Planned Trail Project

Between Crystal City
Connector of the Mount
Vernon Trail and
Roaches Run

“Planned Trail Project”

Adoption of Crystal City Sector Plan, General Land Use Plan Amendments,
and Master Transportation Plan Amendments
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