Tysons Strawman Plan Text
Urban Design Issues and Recommendations

1. Task Force Recommendations
e The Urban Design text was drafted by the consultant and received by the Task
Force late in the process with little time for review.
e Structured as follows:
o Urban Design Principles
o Urban Framework, including Street Grid and Block Pattern and
o Building Height, Massing and Bulk
e Most of text focuses on three types of Character Zones — Station Core, Circulator
Zone, and Transition Zone
e In April the Task Force’s Draft Review Committee requested review of this
section of the Plan text by a team of local design professionals.

2. Strawman Plan Text

e Asdirected by the Board of Supervisors, DPZ staff evaluated the Task Force
recommendations (as written by the consultant) in the drafting of Plan text. The
consultant’s text organized the Urban Design guidelines by Character Zones,
which were repetitious and not differentiated well. Staff reorganized the
guidelines under two major headings (Pedestrian Realm and Building and Site
Design) to eliminate much of the redundant text.

e Staff also removed the Urban Design Principles due to some overlap with the
Task Force’s Guiding Planning Principles. Based on the recommendation from
the team of design professionals, staff will restore this section in the second draft
of the Strawman.

e Staff retained most of the consultant’s guidelines and added streetscape and other
recommendations utilizing guidance in the current Comprehensive Plan for
Tysons and Merrifield.

e Regarding building height, the consultant had provided a height concept map that
reduced heights from the current Plan recommendations in the non-TOD areas.
The Task Force did not include this map in its recommendations. For the
Strawman, staff developed a concept map (on page 103) that increases the
existing height limits in the TOD areas and is generally consistent with the
current Plan’s height limits in the non-TOD areas.

3. Staff Perspectives

e The Urban Design section in the Strawman is easier to follow as a result of the
reorganization. However, much of the content needs further refinement, which
will occur for the second draft of the Strawman.

e Some of the guidance in the Task Force recommendations and in the Strawman is
too detailed and should be deleted or rewritten to be less specific. For example,
the recommendations on building articulation (page 99) and on window frame
colors (page 100) are not an appropriate level of guidance for the Comprehensive
Plan.

e The detailed examples of block sizes for TOD and Non-TOD Districts on pages
85 and 86 should be generalized to be more policy-oriented.
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The section on building height (pages 103-104 of the Strawman) allows for
increased heights in TOD Districts, consistent with increased intensities close to
the Metro stations. As distance from the stations increases, building heights
generally decrease, although no heights are lower than in the current
Comprehensive Plan. In order to be compatible with surrounding neighborhoods,
heights in the Transition areas are the same as in the current Plan for Tysons.

4. Staff Recommendations

The streetscape guidance (pages 87-96) should be revised and expanded to clarify
that streetscapes are linked to land use types and not necessarily linked to street
types (e.g. boulevard, avenue, etc.).

The concept of three types of urban design areas — TODs, Non-TODs, and
Transition Areas — could be moved from the Urban Design chapter to the
discussion of intensity in the Land Use chapter of the Strawman.

Revisions to the Strawman Plan Text on Urban Design should consider comments
from the Draft Review Committee’s panel of design professionals. Staff is in
agreement with most of the panel’s comments, including restoring the Urban
Design Principles, deleting unnecessary detail, and expanding streetscape
guidance to address the location of utilities.
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