ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
Meeting of April 19, 2008

DATE: April 10, 2008

SUBJECT: Amendments to the Arlington County Zoning Ordinance, Section 27. “C-3”
General Commercial Districts to modify the Special Exception Site Plan regulations for
properties designated “Medium Density Mixed-Use” and within the “Clarendon Revitalization
District” on the General Land Use Plan to change the maximum density from 4.0 FAR to 3.0
FAR; remove the 0.25 FAR density provision for building preservation and other density
allowances; introduce use mix requirements including a minimum percentage of commercial
uses on some blocks; modify the maximum building height regulations to include a maximum
building height (in feet) and a maximum number of floors for all blocks; maintain the existing
tapering regulations; introduce new stepback requirements for certain frontages when building
heights exceed 60 feet; modify coverage requirements; establish a minimum structural clear
height for retail uses of 15 feet; modify the standards for streetscapes; modify the parking
requirements with relief for small sites and for buildings identified for preservation; modify
urban design requirements; and ensure consistency with the goals and policies set forth in the
adopted 2006 Clarendon Sector Plan for the Clarendon Metro Station area.

C.M. RECOMMENDATION:
Adopt the attached ordinance to amend, reenact, and recodify the provisions in Section 27

of the Arlington County Zoning Ordinance to ensure consistency with the goals and
policies set forth in the adopted 2006 Clarendon Sector Plan for the Clarendon Metro area.

ISSUES: This is a zoning ordinance amendment to ensure consistency with the goals and
polices set forth in the adopted Clarendon Sector Plan.

SUMMARY:: On June 10, 2006, the County Board adopted the Part 1 of the 2006 Clarendon
Sector Plan with key policies, goals and objectives and on December 9, 2006, adopted Part 2
with the remaining policies integrated into the final document. In order to implement the
policies and other guidelines for development and redevelopment in Clarendon consistent with
the adopted Sector Plan, Zoning Ordinance amendments are proposed. Staff recommends that
the County Board adopt the attached ordinance to amend, reenact and recodify the provisions in
Section 27 of the Arlington County Zoning Ordinance. Also attached to this report are adopted
maps and tables from the Clarendon Sector Plan that are referenced in the proposed amendment.
The following information provides a summary of the proposed changes to the zoning
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ordinance:

“C-3” District (Special Exception Site Plan provisions):

e Change the density provisions from a maximum density of 4.0 FAR to 3.0 FAR,
consistent with the maximum number of floors and maximum height in feet as
designated in the Clarendon Sector Plan;

e Delete the 0.25 FAR building preservation bonus density provision and reference the
bonus density provisions provided in Section 36.H.8 of the zoning ordinance;

e Introduce new use mix requirements including the provision for a minimum
percentage of commercial uses on several blocks;

e Modify the maximum building height limits by establishing both an absolute
maximum building height (in feet) and maximum number of floors with limited
exceptions, retain the current taper provisions and introduce new step-back
regulations;

e Modify coverage requirements to eliminate the tiered coverage requirements and set a
single maximum with established parameters for increased coverage allowances;

e Modify the streetscape requirements to comply with standards in the Clarendon
Sector Plan;

e Modify the parking requirements to provide relief for preserved structures identified
in the Clarendon Sector Plan and for small sites; and

e Update the urban design standards including building frontage type design
requirements and establish a minimum structural clear height for ground floor retail
uses.

BACKGROUND: The process to update the Clarendon Sector Plan involved a comprehensive
study of land use, transportation, open space and building form and character issues. Envisioned
as an “urban village”, the Clarendon Metro Station area as laid out in the adopted 2006
Clarendon Sector Plan, will include: a mix of medium-density residential, office, hotel, and retail
uses concentrated in the core of Clarendon; lower levels of density and height closer to
surrounding neighborhoods; ground-floor retail along Clarendon’s main streets; a mix of old and
new structures including several of Clarendon’s original commercial buildings; attractive and
safe pedestrian walkways; quality open spaces; and improved streets with ample on-street
parking. Zoning ordinance amendments for the Clarendon area are necessary to achieve the
desired vision and implement the adopted Plan. The proposed amendment includes
modifications to the site plan provisions in Section 27. “C-3” General Commercial Districts of
the Arlington County Zoning Ordinance. Modifications to the by-right regulations for “C-3”
were adopted by the County Board in 2006 to improve the form of development by screening
parking and providing incentives for streetscapes and new streets. No additional changes to the
by-right regulations are proposed.

DISCUSSION: Amendments to the Special Exception Site Plan provisions of the “C-3” district
are proposed in order to implement the adopted Clarendon Sector Plan in areas designated
“Medium Density Mixed Use” in the “Clarendon Revitalization District” on the General Land
Use Plan. Modifications to existing tools are necessary to regulate development activities in a

Zoning Ordinance Amendment -2-
Section 27

PLA-4928



manner consistent with the pattern of development planned for Clarendon.

The “C-3” zoning district is the predominant zoning district in Clarendon. This commercial
zoning district permits the highest by-right commercial density of all zoning districts in
Arlington. Although the by-right regulations for “C-3” permit relatively high commercial
density, staff expects that most redevelopment will occur through use of the site plan process due
to the available relief from the parking requirements, adjustments to building setbacks, and the
ability to construct residential uses. In order to align the “C-3” district with the new policies and
urban design guidelines included in the adopted 2006 Clarendon Sector Plan, many changes are
necessary including modifications to the density, use mix, building height, streetscape, street,
parking, coverage, building preservation, and design regulations.

e Density. The proposed maximum density level for Special Exception Site Plan projects is
3.0 FAR. The optional 1.0 FAR for residential uses currently available would be removed
consistent with both the Clarendon Sector Plan and a change to the General Land Use Plan
(GLUP) approved by the County Board in 2006. The County Board may approve additional
density above 3.0 FAR to fulfill priority community objectives such as affordable housing,
preservation and open space, or to trigger the use of transfer of development rights to and
from sites within Clarendon. However, any additional density must be contained within the
maximum building envelope as described through the height regulations set forth in the
Clarendon Sector Plan.

e Incentives for Building Preservation. On June 10, 2006, Subsection 36.H. of the zoning
ordinance was amended to incorporate new density incentives for full and partial building
preservation within the “Clarendon Revitalization District” consistent with policies set forth
in the Clarendon Sector Plan. Therefore the proposed “C-3” amendment eliminates the 0.25
FAR increase in density for preservation of identified buildings and now references the
adopted density provisions in Subsection 36.H.8 for full and partial preservation of existing
buildings as identified in the Clarendon Sector Plan.

e Use Mix. In order to achieve the “urban village” vision with a mix of uses, the Clarendon
Sector Plan identifies specific land uses for some areas of Clarendon including: 1) a
minimum percentage of commercial uses for blocks designated as Prime Office sites; 2) a
minimum percentage of commercial uses for two blocks where obtaining or retaining
commercial uses would provide an incentive for building preservation; and 3) residential
uses across from existing low-density residential uses. The current “C-3” regulations permit
residential, office, retail and/or mixed-use development; however, neither a minimum nor
maximum amount of any specific land uses are specified. The proposed amendments
incorporate regulations to achieve the use mix recommendations included in the Clarendon
Sector Plan. Hotel uses would also be allowed under the proposed amendment.

e Building Height. The proposed amendments modify the height regulations pursuant to the
adopted Sector Plan where a maximum building height (in feet) and a maximum number of
floors are established. The County Board may approve modifications to the maximum
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number of floors in exchange for extraordinary community benefits as long as the maximum
building height is not exceeded, except for three areas designated as “Receiving Sites for
Additional Height” where heights up to 128 feet may be approved. The existing tapering
requirements allowing heights to increase at a ratio of 1:3 with some flexibility for the
County Board to modify the taper would be retained.

e Coverage. The proposed amendment eliminates the tiered coverage requirements based on
building heights in the current “C-3” regulations, however, it maintains the maximum
coverage provisions that limit coverage for a property (for buildings and paved surfaces) to
no more than 80 percent. While coverage requirements are not typically included in site plan
districts and the Clarendon Sector Plan does not include a recommendation that a maximum
coverage requirement be established, the proposed amendment maintains some requirements
based on community feedback, however, does not preclude modification of the coverage
requirement by the County Board. Relief from maximum coverage requirements in the
proposed amendment, would accommaodate preservation of designated buildings and
provision of streets identified in the Master Transportation Plan, guide open spaces toward
planned locations and support design standards set forth in the Clarendon Sector Plan.

e Building Line and Streetscapes. The proposed amendment provides for streetscapes
consistent with standards in the adopted 2006 Clarendon Sector Plan and establishes a build-
to line (building line) at the back of the planned streetscape.

e Parking. In order to provide incentive for site plan projects, parking requirements continue
to provide relief from by-right parking requirements. Parking requirements in the proposed
amendment are generally consistent with those provided in other site plan districts, with the
addition of provisions for the County Board to allow parking to be provided off-site for sites
smaller than 20,000 square feet and reductions in required parking for the preservation of
identified buildings. Specific approval by the County Board would be required for any off-
site parking, allowing site-specific concerns with such parking to be addressed on a case by
case basis. Provisions are also included for shared parking and additional short-term, high-
turnover parking.

e Preservation and Design Guidelines. Preservation would be required for those buildings
identified for full or partial preservation in the Clarendon Sector Plan. Where new
construction occurs around existing preserved structures, proposed guidelines seek to gain
compatibility with the preserved structures. This section also includes regulations that would
require building facades designed consistent with the Frontage Types specified in the
Clarendon Sector Plan. The regulations further specify where service and parking
entrances/exits would be located and how they would be designed. A minimum structural
clear height of 15 feet is proposed for ground floor retail space. Building step-backs are
included where part of a block exceeds 60 feet in height, requiring a single step-back of 20-
feet, to be implemented beginning on the third, fourth or fifth floor, along designated
frontages. The proposed step-back provisions include a reference to adopted provisions in
Subsection 36.H.8 which addresses step-backs related to preservation of facades and
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frontages, as well as review and comment by HALRB and consideration of such comments
by the County Board for proposals incorporating buildings identified for preservation in the
Clarendon Sector Plan.

e Maps. Eight maps from the 2006 Clarendon Sector Plan are referenced in the proposed
amendment, including Receiving Sites, Use Mix, Building Preservation, Maximum Height
Limits, Step-Backs, Build-to Lines, Frontage Types, and Streetscapes, as well as two tables
describing Parking Spaces Associated with Recommended Preservation Structures and
Sidewalk Design. These maps and tables include specific provisions for form and design
which further the goals and policies set forth in the Clarendon Sector Plan. Reference to
these maps and table within the proposed amendment would codify them along with the
zoning requirements.

Community Process: The proposed amendments were discussed by the Zoning Committee of
the Planning Commission (ZOCO) at meetings on September 25, 2007, November 14, 2007,
January 30, 2008 and February 19, 2008 with an update at the March 26, 2008 meeting following
authorization of the Request To Advertise. At the September meeting, ZOCO members
indicated that community members should participate in the process of drafting zoning ordinance
amendments related to the Clarendon Sector Plan in order to expedite the process and to help
focus future discussions at ZOCO. On January 23, 2008, staff met with members of the
Clarendon Working Group to review details of the proposed amendments. The Clarendon
Working Group included representation from the five civic associations in the Clarendon area,
landowner/developer interests, the Transportation Commission, the Planning Commission and
HALRB. Remaining issues related to density, coverage, parking and design were discussed at
the February ZOCO meeting and ZOCO members generally agreed with proposed revisions.

The proposed subsections addressing provisions for coverage and off-site parking generated
discussion by ZOCO and community members where multiple viewpoints were expressed,
however, these concerns were addressed prior to the Request to Advertise.

Planning Commission: The Planning Commission heard the proposed amendment on April 9,
2008. Concern was expressed that the review process staff used during preparation of the
proposed amendment did not appear to include HALRB or Historic Preservation staff. Staff
responded that modifications were made to the proposed amendment prior to advertising, based
on comments by an HALRB member who participated in the Clarendon Working Group review
during development of the amendment. However, commissioners remained concerned that one
person from a commission cannot represent the entire group. At that time, historic preservation
staff also reviewed and commented on the proposed amendment. Modifications subsequently
made, reinforced references in the proposed amendment to provisions in Section 36.H.8, which
were adopted in 2006 to address preservation in Clarendon as outlined in the Clarendon Sector
Plan as well as HALRB’s role in review of projects involving historic buildings. The proposed
amendment does not establish any new policy related to “C-3" zoning, rather it codifies policy in
the adopted 2006 Clarendon Sector Plan. The Planning Commission voted to recommend the
amendment as proposed in the staff report.
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CONCLUSION: Staff recommends that the County Board adopt the attached ordinance to
amend, reenact and recodify the provisions in Section 27 of the Arlington County Zoning
Ordinance to ensure consistency with the adopted policies set forth in the 2006 Clarendon Sector
Plan for the Clarendon Metro Station area in order to facilitate the creation of a convenient,
attractive and harmonious community; and for other reasons required by the public necessity,
convenience and general welfare and good zoning practice.
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AN ORDINANCE TO AMEND, REEANCT AND RECODIFY SECTION 27. “C-3”
GENERAL COMMERCIAL DISTRICTS OF THE ARLINGTON COUNTY ZONING
ORDINANCE TO ENSURE CONSISTENCY WITH THE ADOPTED POLICIES SET
FORTH IN THE 2006 CLARENDON SECTOR PLAN FOR THE CLARENDON METRO
STATION AREA.

Be it ordained that Section 27. “C-3” General Commercial Districts of the Arlington
County Zoning Ordinance is hereby amended, reenacted and recodified as follows in order to
reduce or prevent congestion in the streets; to facilitate the creation of a convenient, attractive
and harmonious community; and for other reasons required by the public necessity, convenience
and general welfare and good zoning practice:

* * %

SECTION 27. "C-3" GENERAL COMMERCIAL DISTRICTS

* % *
D. Special Exceptions.
* % *
2. In areas designated "Medium Density Mixed Use" and located within the “Clarendon

Revitalization District” as designated on the gGeneral-tLand sUse pPlan, where the
County Board finds that a development proposal furthers the goals, policies, and
recommendations identified in the Clarendon Sector Plan, it may in accordance with
subsection 36.H., modify the requirements of subsection 27.B. above and 27.E. below by
site plan. The following regulations shall apply unless otherW|se modified by the County
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a. Density Regulations:

(1) The County Board may approve a density of up to 3.0 F.A.R. subject to
the Maximum Number of Floors shown on the Maximum Height Limits
Map (Map 2.7) in the Clarendon Sector Plan.

(2) As provided in the Clarendon Sector Plan, the County Board may approve
optional increases in density above 3.0 F.A.R. pursuant to subsection
36.H, by approving additional floors subject to the Maximum Height
(feet) on the Maximum Height Limits Map (Map 2.7) and as described in
27.D.2.d. below. Density approved pursuant to Section 36.H.5.b shall
only be density transferred to or received from other sites within the
“Clarendon Revitalization District.”

b. Area Requirements: No minimum site area required.

C. Use Mix Regulations: The following, (1), (2) and (3) below, shall apply to
density of up to 3.0 F.A.R. as approved by the County Board. Any additional
density shall not be subject to these restrictions:

1) For sites designated as “Prime Office Sites” on the Use Mix Map (Map
2.5) in the Clarendon Sector Plan, at least sixty percent (60%) of the
density shall consist of commercial uses. For the purpose of this
calculation, hotel uses will be counted as non-commercial uses.

2) For sites designated “Residential, Commercial, Hotel, or Mixed Use -
Minimum 20% Commercial” on the Use Mix Map (Map 2.5) in the
Clarendon Sector Plan, at least twenty percent (20%) of the total density
shall consist of commercial uses. For the purpose of this calculation, hotel
uses will be counted as commercial uses.

3) For all sites in the “Clarendon Revitalization District” not covered by
subsection 27.D.2.c.1 and 27.D.2.c.2, residential, commercial, hotel, retail,
or a combination of those uses shall be permitted.

4) The following shall apply to all sites: ground-floor retail that substantially
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complies with the Frontage Type quidelines shall be provided where
Retail Frontages are designated on the Use Mix (Map 2.5) in the
Clarendon Sector Plan.

bd. Height Regulations:

(1) No building, except for penthouses, shall be erected to exceed fifty-five

(55) feet in height except as provided below.-exeeptthat-the-County-Board
: I - b he following:

(32)  When a structure is farther than one hundred sixty-five (165) feet from an
"R" or "RA" zoning district, the height may be increased by one (1) foot
for every three (3) feet beyond one hundred sixty-five (165) feet, up to a
maximum height of one hundred ten (110) feet.

(3) Where the Maximum Heights Limit Map (Map 2.7) in the Clarendon
Sector Plan shows heights greater than heights allowed in Subsections
27.D.2.d(1) and 27.D.2.d(2), the County Board may allow additional
height up to the maximum height shown on the Maximum Heights Limit
Map (Map 2.7) and may permit additional height for those sites designated
as “Receiving Sites for Additional Height” on the Receiving Sites Map
(Map 2.4) in the Clarendon Sector Plan.

Under no circumstances shall the County Board approve a site plan that exceeds

the overall height maX|mum as permltted |n thls subsectlon 27.D.2. d

€e Coverage Requirements: Lot coverage as calculated for the property that is the
subject of the special exception shall be no greater than eighty (80) percent unless
one of the foIIowmq applles AJ-l—bu#dmg&er—stmetu%es—memdmgaeeessepy
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(1) When a development preserves a building designated for preservation
according to the Building Preservation Map (Map 2.6) in the Clarendon
Sector Plan, and in accordance with the standards set forth in subsection
27.D.2.h.2, the area of the footprint of the structure being preserved may
be excluded from the coverage calculation; and

(2) The coverage may be increased by the amount of square footage of open
space provided off site in the “Clarendon Revitalization District” as
designated on the General Land Use Plan; and

(3) Where new streets are provided and dedicated as designated in the Master
Transportation Plan, coverage may be increased for the area of the street
from face of curb to face of curb; and

(4) Coverage may be increased on a site when the site plan meets other design
standards set forth in the Clarendon Sector Plan pursuant to Section

36.H.3.

df. Building Line and Streetscape Requwements
1) The periphery of any site fronting on public rights-of-way shall Any street
frontage, including any new street as designated in the Master
Transportation Plan, shall be improved with streetscapes consistent with
the Streetscapes Map (Map 3.3) and Sidewalk Design quidelines (Table
3.1) in the Clarendon Sector Plan unless otherW|se approved lee

FGVl—'E&l—I—Z&HGH—d&S%Fmt— The clear Walkwav zone shall be malntalned ata

width no less than six (6) feet.

(2)  Structures shall be built to the building line specified in the Build-To-
Lines Map (Map 3.1) in the Clarendon Sector Plan and shall be built to
not less than 75 percent of the building line for each street frontage along
the periphery of the site. The building line shall be located at the back of
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the required streetscape as set forth in 27.D.2.f.1 above. Facades of
structures along a building line shall be composed as a simple plane
(limited jogs less than 24 inches are considered a simple plane within this
requirement) interrupted only by porches, stoops, bay windows,
shopfronts, balconies, other entries to the building, café seating, or for
compatibility with a preserved structure.

All aerial utilities on and at the periphery of the site shall be placed
underground with redevelopment or new construction.

eg. Parking Requirements:
(€8] Except as set forth in (a), (b) and (¢) &2)=ard-(3) below, one (1)
parking space for each dwelling unit and one (1) parking space for each

five hundred eighty (580) square feet of gross floor area not part of a

dwelling unit, and ene{1)-parking-space-foreach-dwelling-unit seven-

tenths (0.7) parking space for each guest room. Fheratio-of compactto

el oi bil rall fif 15 : I

use:

(3a)  When buildings which have been identified as contributing
buildings eligible for preservation in the Clarendon Sector Plan an
adopted revitalization-district are preserved in accordance with the
standards set forth in subsection-B-a{2)-abeve, that Plan, the above
parklng requwement may be reduced as follows b%anelteareqeal
i If a building identified for full preservation is preserved,

the number of parking spaces provided for the gross floor
area preserved may equal the lesser of either the
“Estimated Parking Spaces” specified in Table 2.2 in the
Clarendon Sector Plan (“Parking Spaces Associated with
Structures Recommended for Preservation”) or the amount
otherwise required.

i If a building identified for partial preservation is preserved,
the number of parking spaces provided for the gross floor
area preserved shall equal the number of “Estimated
Parking Spaces” specified in Table 2.2. prorated by the
ratio between the floor area preserved and the floor area of
the original building.

iii If a building identified for partial preservation is preserved
beyond that identified in the Clarendon Sector Plan, the

Zoning Ordinance Amendment -11-
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(2b)

County Board may further reduce parking requirements for
the gross floor area preserved equal to the lesser of the pro-
rated amount based on the ratio between the floor area
preserved and the floor area of the original building or the
amount otherwise required.

iv. The County Board may further reduce parking
requirements for preserved structures where an applicant
demonstrates that the number of parking spaces specified in
Table 2.2 is greater than the number of spaces owned by
the preserved structure on December 31, 2006.

Parking for retail uses shall comply with the requirements set forth

above, or the requirements of Section 33, whichever are less

stringent. exeept—as-pmwded—méeeﬂen%& Ihe—paﬂemg—fer—lcetarl

The County Board may allow up to one hundred (100) percent of

parking requirements to be met off-site for sites smaller than
20,000 square feet if the County Board determines that on site
parking is not feasible due to site constraints, access limitations or
other factors, and required parking can be provided within 1,000
linear feet of the subject property with assurances that such
parking will remain available for the duration of the site plan.

(2)  Parking shall be provided as specified and regulated in Section 33, unless

otherwise provided for in Section 27.D.2.q (1) above.

(3)  To ensure the availability of short term and shared parking for use by

visitors, clients and retail patrons in the “Clarendon Revitalization

District,” a parking management plan (PMP) shall be required and shall

include provisions for shared parking consistent with recommendations in

the Clarendon Sector Plan. The allocation of shared spaces may be

provided out of the total building parking requirement if appropriate

provisions are made in the PMP for such shared use, on terms acceptable

to the County Board at the time of site plan approval

fh. Design Requirements: All site plans shall comply with the following design

requirements unless otherwise approved by the County Board:
[€9)] Buildings including, without limitation, facades and ground floor ceiling

heights, will be designed in a manner consistent with the Frontage Type

Zoning Ordinance Amendment
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(4)

guidelines set forth in the Clarendon Sector Plan, except for those

buildings designated for full or partial preservation.

When a site includes a structure identified for preservation in the

Clarendon Sector Plan, the structure shall be preserved in a manner

consistent with the Clarendon Sector Plan, other regulations set forth in

this District, and regulations set forth in Section 36.H.8. New
development within the site shall be compatible with the existing
structures in terms of material color and texture, size and orientation of
doors and windows, and cornice lines.

Off-street parking entrances/exits and loading areas are to be provided as

required in Section 33 except that these areas will be located only in areas

designated for Service frontages as designated on the Frontage Types Map

(Map 3.2) in the Clarendon Sector Plan. If a site does not include any site

area designated for Service frontage, the County Board may approve an

alternate location for service and/or parking entrances/exits that balances
the following considerations: a) the proposed location limits pedestrian
and vehicle conflicts; b) the project as designed maximizes the site’s
potential for pedestrian street activation along major pedestrian routes;
and c) the project is designed to maximize consolidation of loading and/or
vehicular entrances with other properties on the same block.

All equipment above the roofline shall be screened from view by walls of

equal height and materials similar to the facades of the building, set back a

distance exactly or at least equal to their height from the building edge and

height limit line and shall not exceed eighteen (18) feet.

Where retail space is located on the ground floor, such space shall be

designed and constructed with a Structural Clear Height of at least fifteen

(15) feet. “Structural Clear Height” is the distance between the top of one

slab or other structural portion of one floor, and the bottom of the next

slab or structural portion of a floor.

When a building exceeds 60-feet in height, a single step-back of at least

20-feet shall be implemented beginning on the third, fourth or fifth floor,

on frontages designated for step-backs on the Step-Backs Map (Map 2.8)

in the Clarendon Sector Plan, except as provided below.

(a) The County Board may approve modifications to the depth of the
step-back on sites smaller than 20,000 square feet if the County
Board determines that a 20-foot step-back is not feasible due to the
shape or configuration of the site.

(b) For projects that achieve full building preservation and for which
step-backs are otherwise required, the County Board may consider
and approve alternative step-back designs, pursuant to Section
36.H.8.

(c)  All projects in the “Clarendon Revitalization District” that include
facade or frontage preservation but not full building preservation,
shall be stepped back at least 10 feet for a facade and 20 feet for a

Zoning Ordinance Amendment -13-
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frontage, immediately above the preserved structure, unless
modified by the County Board pursuant to Section 36.H.8.

[€4)] Mezzanine space may be approved by the County Board when it finds
that: 1) a mezzanine is incidental to a retail or restaurant use with which it
is associated and will contribute to the marketability and viability of the
retail or restaurant use; and 2) the mezzanine will not adversely affect
transparency or fenestration as called for in the Clarendon Sector Plan or
reduce the open space between the floor and the ceiling of the ground-
floor space to less than twelve (12) feet. Mezzanines may be considered
“incidental” if the square footage of mezzanine is no more than two-thirds
(2/3) of the square footage of the ground-floor retail and/or restaurant use
to which it is incidental.

5 e firot floor of fice buildina.shal : ' |
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Attachments:
Maps and Tables from Clarendon Sector Plan referenced in the Proposed Zoning Ordinance
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CLARENDON SECTOR PLAN
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THE CLARENDON PLAN
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CLARENDON SECTOR PLAN

STEP-BACKS

Map 2.8
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URBAN DESIGN GUIDELINES
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CLARENDON SECTOR PLAN

STREETSCAPES
Map 3.3

Sidewalk VWidths

E 0
. 18
- 4

mumw 17

MNotes: These widihs indicate the antidgpated dimen-
sions from the curb face to the build-to line and
indude the vanous streetscape zones described In
this chapter Some modfication to the streetscape
condition, including widths, may be necessary
adjacent to buildings, frontages, and facades recom-
mended for preservation.

WASHINGTOH EI¥D.

The streetscape for 9th Road would have a continu-
ous landscape strip located at the back of curb

See recommended street cross sections in Chapter
2 for any adjustments to the streetscape dimensions
due to unique site condifions

10TH ST M -
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— The parking requirement for the floor area of
partial bullding preservation required by the
plan will be the amount of parking specified in
Table 22, pro-rated by the ratio between the
flocr area preserved and the floor area of the
original building

— The County Board may choose to reduce the
parking requirement for preservation of floor
area within the identified bulldings beyond the
partial preservation required in the plan. In
such case, the reduction may be equal to the
lesser of (1) the current ordimance requirement
o (2) the pro-rated amount based on the ratio
of the floor area preserved and the floor arez
of the original bullding.

PARKING SPACES ASSOCIATED WITH STRUCTURES RECOMMENDED

FOR PRESERVATION
Table 22

THE CLARENDON PLAN

Estimated Approximate
Block Building(s) Address Parking Parking Area
Spaces {sq. ft.)
i Meat Market Building 2719 Wilson Blvd. 27 6,500
1 Bike / Garden Shaop Bullding 2727-31 Wilsan Blvd 5 1,300
2 NTB Building 2825 Wilson Blvd. 35 14 750
3 All Buildings 2901-25 Wilsan Blvd 40 12,000
8 All Buildings 3125-41 Wilsan Blvd 30 5300
10 All Buildings 3165-35 Wilson Blvd 12 4,200
12 All Buildings 3201-25 Washington Blvd. 6 1150
18 Clarendon Citizens Hall Building 3271 Wilson Blvd. 5 2400
19 Kirby Garage Building 3237 Wilson Blvd 8 5700
24 USPS 1020 N Highland 5t 2 470
27 All Builldings 3016-28 Wilsen Blvd 0 0
30 Leadership Building 11017 N Highland St 0 0
MNates:

1. Existing sbaces as counted through 12/31/2006

2 The existing estimated parking sbaces may or may not confanm with existing zoning  n cases where existing shaces are non-conform-

ing, the existing abbraximate harking area may be used in determining the treferred number of sbaces within a canforming parking

layout as part of the probosed redevelopment”

Source: Field survey conducted by Arlington County DES
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CLARENDON SECTOR PLAN

SIDEWALK DESIGN

Table 3.1

Sidewall Design™ Type

Total Streetscape Width 20 18 i 12

Clear Walkway Zone (minimum width although pinch points ata i 12 8'

minimurn of & clear width will be permitted to accommodate building (may be reduced to 8' to {may be reduced to 6'to (may be reduced to 6' to &

preservation and café space, however at least 6' minimum clear width accommodate CafélShy accommodate Café/Shy accommodate Cafe/Shy

should be adjacent to preserved historic structures) Zore) Zone) Zone)

Tree and Furniture Zone (Includes 8" brick band, soldier course g g & g

between back of curb and tree pit, or other sutable matenal)

CafefShy Zone 6 6 2 See Stoopflandscape Zone

&' for Urban Residentil
Stoop/landscape Zone n'a n'a na Frontage Types
concrete w/ complimentary concrete w/ complirentary concrete w/ complimentary

Paving Material & Concrete Curb materials outside of Clear rmaterials outside of Clear materials outside of Clear c 5
Walkway Zone Walkway Zone Walkway Zone SsaLs

Tree Pit Sze 5' %12 min 5'x 12" min 5' %12 min 5' x12' min

Continuous Planting/Utility Strip n'a n'a na Permitted

Light Fixture - Carlisle Light (single globe or double globe)

Double with 16" poles

Double with 16" poles on
rmain streets, single with 12
poles on secondary streets

Single with 12" poles

Single with 12" poles

Utilities (all underground and/or along rear lot line)

Yes

Yes

Crosswalks

thermoplastic markings
(ladder)

thermoplastic markings
(ladder)

Street Tree Species

Yes
thermoplastic markings
(ladder)
SeE M

Yes
thermoplastic markings
(ladder)
ap 34

Street Tree Spacing (average)

30" on certer, coordinated
with street light spacing;
gererally no closer than 12
from street trees

30" on center, coordinatad
with street light spacing;
generally no closer than 12
from street trees

30" on center, coordinated
with street light spacing;
generally no closer than 12!
from street trees

30" on center, coordinated
with street light spacing;
gererally no closer than 12!
from street trees

Street Tree Sze - Major deciducus trees

4"-6" caliper/16-30" tall

4"-6" caliper/16'-30' tall

4"-6" caliper/16'-30' tall

4"-6" caliper/16'-30' tall

Note: See Rosslyn-Ballston Corridor Streetscape Standards (updated 2004 or any subsequent updates) for additional detalls ard installation methods

s Streetscape exemptions may apply only to frontages directly adjacent to structures called for historic preservation; all other streetscape

138

areas should be consistent with the streetscape guidelines




