ORDINANCE NO. 3380 -

AN ORDINANCE to amend. and reordaiin -the 1974 Adopted Consolidated
Master Plan of the City of:Rlexandria, Virginia, as amended,
by adopting and incorporating therein the Falrllngton/Bradlee
Small Area Plan, the Northeast 8mall Area Plan and the Potomac .
West Small Area Plan, and-to repeal :all provisions of the -gaid
1974 Adopted Consolidated Master 'Plan-of the City of :
Alexandria, Virginia, as may be inconsistent with said Small
Area Plans.

WHEREAS, the City Council of Alexandria finds and
determines that:

1. In April 1987, city council directed -that the 1974
Adopted Consolidated Master Plan of the City of Alexandrla,
Virginia, be updated and revised.

2. Pursuant to this directive, the Department of
Planning and Community Development has held a series of meetings
with residents and property owners within the areas which _
comprise the Fairlington/Bradlee Small Area Plan, the Northeast
Small Area Plan and the Potomac West Small Area Plan for the
purpose of identifying land use and other master plan issues
within such areas and soliciting public comment and suggestion as
to such issues.

3. At the conclusion of these meetings, the Department
of Planning and Community Development ‘has prepared,.and has
submitted to the Planning Commission of the City of: Alexandrla,
the aforesaid small area plans.

4. After full opportunity for comment and public
hearing, the planning commission revised the said small area
plans, and by resolution adopted and certified each such revised
small area plan to city council for adoption as an amendment to
the 1974 Adopted Consolidated Master -Plan of the. City-of
Alexandria, Virginia, as amended.

5. City council has heretofore conducted informational
public hearings on each small .area plan, as certified by the
planning commission, and, :for the reasons stated in-the record of
such public hearings, has revised the .small area plans ‘in -
conformity with the form.and language in Exhibits-A through c,
attached hereto.

6. No credible evidence. contrary to the'flndxngs and
conclusions of the planning commission expressed in its
resolutions adopting the said small area plans has been presented
to the city council.



. ...7._ Based upon the foregoing findings and all other facts
and circumStances of whichcity_ couhicil may properly take notice
in it8-capacity ag ghe7legisTativg body-of ‘the City of
Alexdndria, adoption of this orgdinancde' Is necessary and desirable
to protect the public health, safety”and“general welfare of the
residents_of the C;ty_gguﬂgggandgggg_Qowp*tgerefore,

LoD - R B e R - = DA~ SR
T DAY R e o ¥ PRy S e » fay St
“PHE- COONCIL” OF 1PHE e 14Y - OF AL SXRRDHTA HEREBY ORDAINS:
GTREZE 7 R L \..J‘:D.‘.:L - SLFT..Q'.?
‘aq%égcﬁian%l12ﬁghag_Eﬁéjgiﬁaidq$ﬁéﬁajcgﬁclusions expressed

by the planning celmission in Its®resofatfon: adopting as an
amendment to:the 1974 'Adopted”ConSolidatéd Master Plan of the
City~of ale#andrifi, Vifginia;'as amenddd; the Fairlington/Bradlee
Small Area Plan, which resolution is“at¥aRA8d hereto as Appendix
1 and incorporated_fully herein by reference, are ratified,

confirhéd:gpdjadgptég b?itheé;?upgil‘tfﬂtgeOCity of Alexandria.

1o gl igﬁfg.ﬂfrﬁﬁ%lgﬁénﬁigding%:aﬁﬁ%ﬁspclusions expressed
by the plahniny  commission iR"'1t§ PE3&lution-adopting as an
amendment_to-the 1974 Adopted Consplidated Master Plan of the
City of” Alé¥andria; Virginia7 a8 amended,-the Northeast Small
Area Plan, which réddifition is attacHeld herg8té as Appendix 2 and
incorporated fully herein by reference, are ratified, confirmed
and adopted by the Council of the City of Alexandria.
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Section 3. That the fipdings and conclusions expressed
by the planning commigdion in 1ts’ resolution adopting as an
amendment to the 1974 Adopted bbn%%lidated Master Plan of the
City of Alexandria, Virginia, as amended, the Potomac West Small
Area Plan, which resolution is attached, hereto as Appendix 3 and
incorporated fully herein by reference, are ratified, confirmed
and adopted by the Council of the City of Alexandria.

Section 4. That the 1974 Adopted Consclidated Master
Plan of the City of Alexandria, Virginia, as amended, be, and the
same hereby is, amended and reordained by incorporating fully
therein all text, descriptive matter, plats, maps, charts, tables
and other materials comprising the Fairlington/Bradlee Small Area
Plan, as set forth in Exhibit A, which exhibit is attached hereto
and incorporated fully herein by reference.

Section 5. That the 1974 Adopted Consolidated Master
Plan of the City of Alexandria, Virginia, as amended, be, and the
same hereby is, amended and reordained by incorporating fully
therein all text, descriptive matter, plats, maps, charts, tables
and other materials comprising the Northeast Small Area Plan, as
set forth in Exhibit B, which exhibit is attached hereto and
incorporated fully herein by reference.

Section 6. That the 1974 Adopted Consolidated Master
Plan of the City of Alexandria, Virginia, as amended, be, and the
same hereby is, amended and reordained by incorporating fully

_2_
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therein all text, descrlptlve matter, plats,!maps,_charts, tables
and other materials comprising the Potomac ‘West -Small Af&a’ Plan, =
as set forth in Exhibit C, whiéh ekmibit 1s~=ttached hereto .and’
incorporated fully hereln by reference.j%» L

- T T B T ToL
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Section 7. That the herélnabové*épproved and adopted
amendments to the 1974 Adopted Consolidated. Master Plan.of.the
City of Alexandria, Vifginia), a5-dmehidéed; shall,  and the~ siie
hereby do, supercede all_text,. descglptlve matter, p}ats,amaps,
charts, tables and other materlals heretoforéﬂcpmprlslngﬂthg 19?4
Adopted Consolidated Master. Plan of the City ‘oE-Aléxapdria,” i
Virginia, as amended, whlch areﬂln cohfllct wlth sucg herelnabove -
approved and adopted amendments. - " .

Y - -é_- N RO R
Section 8. That thé City: Clgrkdshall transmlt a, dply 4?
certified copy of this otdinance to the’Clerk of tHe Cireuit -

Court of the City of Alexandrla,,vlrg;n;a. and.the s§ld Clgrk of

the Circuit Court shall flle same among the cqu:; regords

L

Section 9. That thls o;alnance ‘shall become effectlve I

upon the date and at the glme of 1ts flnal passage.nﬁr;_ Lol
3 = 2 . - .’;'“ = Lo ..V ,.
LT R i
£ = .,“_-.:;, - s
e
JAMES Py MORAN,,JR S EAE e e s
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: Mayor F N S R BT I IR
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Pinal Passage: May 20, 1989 &~ ~~-- [ =% < o -
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OVERVIEW OF THE FAIRLINGTON/BRADLEE PLANNING PRCCESS

In response to a reguest from City Council, the Department of
- Planning undertcok a planning exercise to update the Master Plan

:fgfor the Fairlington/Bradlee area. A series of task force
- . meetings were held from December 1986 through March 1987 with the
. purpose of reevaluating the Haster Plan and recommending needed

changes to City Council.

located at or near the intersection of King Street (Route 7),
-Braddock Reoad, and Quaker" Lane. (Map 1). The land use is

- predominantly retail and commercial services, with a small amount

of office space (primarily medical) and a little housing. Most
of the area is zoned C-2 which allows high density (FAR 3.0)
- development at heights of up to 150 feet.

While the area is zoned for intensive commercial use, the area
.-has. not yet experienced significant high density commercial
activity. It is the concern of nearby neighborhoods that such
uses could seek to locate in the area and to change the nature of
the area that give emphasis to this study.

EXFRESHED AT MEETINEGS oN THE PLAN WERE:®
The major concerns -aRoRG—EeGi+dents—are+

1. how to relieve the perceived congestion at the
‘King/Quaker/Braddock intersection,

2. how to maintain the low scale neighborhocd-serving
retail currently existing within the area, and

3. how to insure that new development will be in scale
with nearby residential areas.

The Fairlington/Bradlee plan is intended to provide guidelines
for implementing appropriate land use, zoning, transportation and
urban design policies in the area. The recommendations made in
this plan are a result of Planning staff analysis and issues and
concerns raised by the Fairlington/Bradlee Area Task Force.

GOALS AND-GBIJECIIVES. FOR THE AREA

The goal for e Fairlington/Bradlee
and enhance the aredq's role as a center
predominantly serving

2a is to maintain
commercial activity
areas.

OBJECTIVES:
The major cbjectives of th Bradlee Plan are to:
1. To preserve and maintain neigh hood-serving retail
current

REVISED 2 [2/89
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1. To preserve existing residential neighborhoods adjacent to
the plan area and protect those areas from density increase-and
from congestion from development and redevelopment of land within
the plan area. ) ‘:'~\

2. To preserve and maintain the continued presence of
neighborhood-serving retail currently existlng in the. area. J;

3. To ensure that commercial development be compat;ble with
surrounding neighborhoods and in scale with existing commercial
areas. ‘ .

4. To improve traffic circulation in the area, consistent with
attainment of other goals and ocbjectives,

5. To improve the visual appearance of the area, con§i$tent
with sound principles of urban design. )

14 REV(SED 2|2(89
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with surrduwgding neighborkdods and in scale with
existing commeérgial areas .
3. To improve traf
particularly i
King/Quaker/Br

circulatien in the area,

4. To impro f the area.

MASTER PLAN RECOMMENDATIONS : RURRSN

WOl
.

[

Both the Fairlington and Bradlee Shopping Centers have undergone

major renovations recently, and Bradlee has expanded its retail’

offerings. The consensus of the neighborhood task force is that °

these centers are important to the surrounding residential

neighborhoods, and should be preserved, and that steps be taken
to insure that they are not replaced by out-of-scale, high .

density office development which could change the nature of the

The task force reviewed the current (1974) land use plan for¥the
area (Map 2} and concluded that the Plan had to be refined to

meet the goals for the area. In particular, the 1974“p1an-¢f
designates much of the area for commercial development, failing:

to distinguish between high density commercial office;
development, and low density, neighborhood-serving retail,

development of the kind that currently exists within the area:— .|

The propeosed plan makes those distinctions (Map 3).

The Zoning Code allows nearly 2,000,000 sguare feet of office
space to be developed in this area; this amount is clearly
excessive for a neighborhood serving commercial center which is
not one of the City's designated growth areas. Staff recommends
that the total office space in the entire area not exceed 200,000
square feet, and that medium and high density office development
be directed to the City's growth areas.

Plan Concept

The basic concept of the proposed Plan is to concentrate
neighborhood serving commercial along King Street and North
Quaker Lane, limiting both the extent of office development and
the heights of buildings. cCommercial development should not be
allowed to spread to the east along Braddock Rocad beyond Radford
Street where the residential neighborhood begins. The heights,
density, and intensity of uses would be limited adjacent to
residential neighborhoods. '
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The plan proposes four new commercial categories which more
accurately describe the kind of commercial development desired:

CL: Commercial Low Density
Low intensity retail and service uses:

townhouse scale office; compatible with "o’
residential areas; mix of uses desired
3 1/2 stories
SCL: Service/Commercial Low
Low intensity service, low scale office
and clean industrial uses compatible with
residential areas; 1-4 stories
CG: Commercial General
AUTO ORIENTED -Semeral—-highway- oriented retail and
service activities
OCM: Medium scale office, retail, service,
hotel, residential; mix of uses desired:
1-7 stories; primarily in growth areas
RECOMMENDED CHANGES TO THE MASTER PLAN (MAP 4)
1. From commercial to residential medium.
These two areas are residential townhones. The current
commercial designation is inappropriate.
2. From residential low to _institutional use.
This area is shown as residential low. The site is
currently owned by the Blessed Sacrament Church, is under
construction for a new church and school facility and
should be shown as institutional.
3. From residentjal low to resjidential medium.
This area is residential low with eingle~-family homes.
The recommended change to residential medium would allow for
redevelopment to townhomes and act as a transition from the
proposed residential high to the west to the institutional
use and low density residential to the east. The designation
represents a compromise allowing existing single-family
houses to remain but allows redevelopment to higher densities
of residential.
4, From residential low to resjdential high
This block is currently used as institutional, ‘is zoned €-0
and has been approved by Council for high density
residential.
o
012
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5. From residential low to residential medium,

This block is currently designated residential low for
single-family housing but is being developed for townhouses.
Residential medium is the appropriate designation.

6. From commercial to commercial general

These areas are designated commercial and are primarily
retail and service oriented commercial. Designating these
areas for commercial general will help to retain the strong
retail base that now exists, and to discourage their
redevelopment for excessive amounts of office.

7. From commercial to commercial low (CL)

This designation would allow small scale commercial
activities at a density and height that is appropriate
adjacent to residential.

r-ﬁ)&a. rom commercial to service commercial low (SCL

These areas are appropriate for mixed commercial
and services, at low densities and heights that are
compatible with nearby residential.

’_;, 81, From commertis) i Ice/commercial

9. From commercial to office/commercial medium

This designation allows for the designation of a single tall
landmark or "signature building" at this major intersection.
The building should be no higher than 6-7 stories.

\El - This designation will, in addition, accommodate the

4 automobile sales and service uses on the two sites owned by
Lindsay Cadillac Co. and anticipated to remain on these
sites for the indefinite future and/or would permit limited
office development on these sites.

T Zonin& Task For is to &onsider new\ language that is \to
\pclet pe repared by the Planning Skaff on flodr area ratio. It %is
the\consenaus of City Council that a \l.5 FAR would
apprca;iate r the Lindsay properties. :
< _ —

m

— Council thought this site was appropriste for OC dencities.
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MAP 4
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GNING RECO NDATIONS

The major recommendation of the study is to revise the existing
C-2 commercial zone to allow for a differentiation between the
commercial functions as called for in the master Plan
recommendations:

1. CL - low density, low scale commercial development
compatible with nearby low-scale residential.

2. SCL - low intensity service and commercial; low scale
office and clean industrial uses compatible with medium
density residential areas; 1-4 stories.

3. CG - commercial general, retail/service centers with a
limited amount of office development allowed.

4. OCM = commerci - ows medium densities
of off } tivities,

Currently, the commercial zoning allows development up to 150
feet in height and to a density of 3.0 which is not compatible
with the small area plan goals (Map 5).

The portion of the townhouse development on Dogwood Drive west of
Kenwood currently zoned C~2 should be rezoned to RM residential.
The property is currently used for medium density residential
uses, and it would be inappropriate for commercial development to
extend into the residential area.

There was general support for the proposal that the residential 4
properties between Kenwood and Radford from south of the Lindsay
parking lot to Braddock Road should be rezoned from R-8 to R-B to
preserve the area in residential use, but to allow longer term
redevelopment of the area at somewhat higher densities to serve
as a transition zone from the higher density commercial and
housing develcpments to the west to the low density residential
areas to the east and northeast.

Recommendations:

A. Refer to the Zoning Task Force a study of how to create new
commercial zones to preserve neighborhood serving retaiil
areas and to limit high density office development on
retail commercial sites.

(Proposed Zoning Changes - Map 6)

1. Rezone the portion of the townhouse development at Kenwood

Avenue and Dogwood Drive from C-2 to a residential category.

The -2 commercial is inappropriate for a residential
development.

REVIZED 2 Q!&S;,
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2. Rezone the blocks between Osage Street, Kenwood Avenue and
Braddock Road as shown on the attached map from R-8 to RB.
This rezoning will allow the existing single-family
houses to remain, but will allow for future
development of townhouses.

3. Rezone the remainder of the block bounded by Kenweod, Xing,
Radford and Braddeock from R-8 to RB.

4. Rezone the Bradlee Shepping Center (including the gas
station and the Safeway), the Fairlington Shopping Center,
and the parcels at Braddoeck and King %o a new zoning
category consistent with the CG master Plan designation.

The goal of the rezoning is to preserve important
neighborhood retail facilities, to encourage new

neighborhcod sexrving retail, and to limit the extent of
office developrent.

>

5. Rezone the Lindsay Cadillac properties to a new designation
consistent with the SCL category.
The goal of the rezoning is to reduce the height and
intensity of uses allowable in this area while allowing
provision of retail and service activities in a manner
Ba, consistent with nearby residential areas.

- This designation will, in addition, accommodate the

. 8. Rezone the properties along Quaker Lane between Fern and
Dogwood to a new category consistent with the CL master plan
designation.

The goal of the rezoning is to restrict the height and

density of development immediately adjacent to
residential townhouses.

7. Rezone the block at XKing and Quaker from C-2 to a category

———- consistent with

«a§i44mykuMama:c4a4—ned*uam——ﬁhas-;aseaang.
-ue?4d—&é%qu—a—9tng%e—no&efa%e4fhhégh-Landaa;kJm&L&dinguat
this—-hbusy-iftersection,.

COMMERCIAL GENERAL. THI® REZONINEG 1% coN-
\. DISTENT WITH EXISTING USES AN LIMIT OFFICE
PEVELOPMENT AT A SITE THAT HAD POOR ACCESS.

automcbile sales and service uses on the two sites owned by
Lindsay Cadillac Co. and anticipated to remain on these
sites for the indefinite future and/or would permit limited
office development on these sites.

S (Plfioﬁfl—tf\mn;\ 5-2 1o & zone consistent with Of6ie Commercial
oncal tho this sife was appropriate for oc land use
and aomng% with dergrties up toa |5 FAR

- C{20{%9
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HEIGHT LIMITS

There was a consensus that the allowable heights in the area are

too high (Map 7). Allowable heights of the 150 feet were felt to .
be inappropriate beoth in terms of their relationship to nearby "
residential areas, and in terms of the kind of neighborhood-
serving commercial that is desired in the Bradlee/Fairlington

area. Heights of 150 feet are appropriate to high intensity
commercial centers such as are found in the Eisenhower Valley and

parts of the west end, but inappropriate for this small business
conmplex in the center of low scale residential neighborhoods.

refore, it was deemed appropriate to 1limit heights
commercial areas to maintain the general
with the possibility of a single
up to 77 feet adjacent to the
et. Because this area h

ificantly greater hei

50 feet
ow scale of
aller landmark
sing site approved
not been designated a
ts are not appropriate in

building
for up to 66
growth area, si
this locatien.

RECOMMENDATION

1. That City Co e Planning Commission a study
eight district for the
Fairlington area with a ight limit of 50 and 77

"
REVISED 2|2[89
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TRANSPORTATION RECOMMENDATIONS

One of the major concerns of the task force is the need to

improve traffic flow through the King/Quaker/Braddock
intersection.

The major precblem of the intersection is not an unusually high
volume of traffic on any one street segment, but rather the fact
that there are so many movements through the intersection that
the sum total of all the signal phases result in a very leng
cycle time with a limited number of cars being able to move
through each phase. It is clear that the only way to make a
significant impact on the intersection is to reduce the total
number of traffic movements either by 1) eliminating some turning
movements, 2) building a grade separation with King street
passing under the intersection, or 3) combining King and Braddock
traffic together where they cross Quaker Lane.

The intersection involves three major arterials, one of which is
a State route and any significant improvements will require
analysis by the Virginia Department of Highways and
Transportation. Therefore, staff recommends that City Council
authorize the Director of Transportation and Environmental
Services to submit the King Street/Quaker lLane/Braddock Road
intersection to the Virginia Department of Highways and
Transportation for preliminary engineering and evaluation of
design alternatives. The study process may take a considerable
amount of time. It is to the City's interest to initiate that
process soon so that the alternative solutions can be analyzed.

The task force also raised two other transportation issues. One
concerns the entrance to the Bradlee Shopping Center where the
intersection of King Street and Taylor Drive is controlled by a
traffic signal and Taylor Drive and the King Street service drive
is centrolled by stop signs. This situation produces confusion
over who has the right-of-way which results in congestion.

The other issue that citizens requested tc be examined was
converting eastbound Braddock Road at Kenwood Street from one
travel lane to two lanes: one for left <turn movement and the
other for through and right turns. Currently, cars are permitted
to park up to the corner on Braddock Road.

RECOMMENDATIONS
INUTROGT oY

1. . ity Council -sushoewrise thelDirector of Transpest=ticn
and Envirommental Services to i the Kins reet/Quaker
Lane/Braddock Réad- intersection #e— rrortnia—bemaiy
s - i - - - -’;_;;i’.__ ,," - - .. - Y. . B i AHO

PREFARE Ra-Preparat-den dgsign altewnatives. We would anticipate
tha ri® study will also address s.gervice drive on King
reety(Map 9). ~ ANDU PEDESTRIAN CARCULETIEN

12 Direct the Director of Transportation and Environmental
Services to investigate if parking on eastbound Braddock

REVISEDR 3/1%/89
16 023



Road at Kenwood Avenue can be restricted in order to
provide one lane for left hand turns onto Kenwood and one
lane for through and right hand turn movements (Map 10).

That staff make a study of the intersection at ZXing
Street/Quaker Lane/ Braddock Road and come back to Council
with alternatives as to whether to go to State or to have the
City do it. Also to expand the study area to include Braddock
Road down to Marlee Way and to address the ingress and egress
of Bradlee Shopping Center as well as pedestrian circulation.

\or

REVIZED 3/inlag
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MAP 10
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UREAN DESIGN RECOMMENDATIONS

The Fairlington/Bradlee area is made up of two retail centers
with Bradlee Shopping Center serving as the focal point. Both
have recently been upgraded and renovated improving the visual
appearance of the centers. Lindsay Cadillac has just completed
improvements to its new car storage lot and plans to renovate
its used car facility at Quaker lLane and Braddock Road.

The Fairlington/Bradlee area is one of the City's main focal
points with a high volume of tratfic carried on its three major
arterials. The area is bordered by attractive well established
residential and institutional areas.

Yet for all these strengths much of the area suffers from a lack
of visual form. The visual appearance of the area does not
convey a strong sense of neighborhood retail. Pedestrian access
is hazardous and not well defined throughout the area. A vast
amount of the area is devoted to paving to accommodate the
automobile both in parking and in wide streets. These elements
have created a harsh visual and pedestrian environment that can
be softened by landscape improvements and delineation of
pedestrian crossing points.

Some landscape improvements have occurred as a result of recent
construction or renovations of commercial properties, but staff's
plan calls for modest tree plantings in areas that the City
Arborist determined to be in need of additional plantings and/or
replacement of damaged or dying trees.

RECOMMENDATICNS:

1. That Council ask the Department of Recreation, Parks and
Cultural Activities to consider the plan for tree plantings
in the Fairlington/Bradlee area and inclusion of that plan
as a capital expenditure to be included in the Capital
Improvenents Program (Map 1l).

Staff has not proposed trees along the portion of King
Street likely to be affected by the study of ways to improve
the intersection.

20
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PURPOSE OF THE PLAN

The purpose of this document is to update the 1974 Master Plan for the Northeast
Area. This plan will serve as the basis for future City Council policy
initiatives and actions affecting land wuse, zoning, capital improvements and
other programs in the Northeast Area.

ORGANIZATION AND CONTENTS

The Northeast Area Plan is organized into two sections: Background and Issyes and
Plan Recommendations. The first section reviews and analyzes existing conditions
and trends in the study area including physical description, demographics, land
use, zoning, economic development activities and trends, transportation and urban
design. This section also retraces past City policies including adopted plans,
rezonings, resolutions and capital improvement programs. Based on this analysis,
this section identifies issues which need to be addressed in the plan for the
area.

The second section lists the goals, objectives and specific recommendations on
land use, zoning, transportation and urban design.

PLANNING PROCESS

This plan has been developed in consultation with citizens, property owners, and
community and business groups, through a series of meetings which included review
of existing conditions and trends in the Northeast Area, identification of
issues, review of the 1974 plan of the area and review of plan recommendations.
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BOUNDARIES

The Northeast Area is defined by the following boundaries: the George Washington
Memorial Parkway to the east; Montgomery Street to the south; Route ! to the
west; and northern property lines of the Potowmack Landing Apartments and RF&P
piggvback yards to the north, The Potomac Yards are to the north, Old Town North
is to the .east, and the Braddock Road Metro Station area 15 to the west and
south. {(See Map 1.)

Although the Piggyback vards are within the Northeast area, they are not analyzed
in this plan and no recommendations for the piggyback vyards are made in this
plan. The piggyback yards will be studied with the rest of the Potomac Yards in
a separate plan.

DEMOGRAPHICS

Population

The population of the Northeast Area increased slightly from 1980 to 19835, and is
expected to remain fairly stable. The 1985 estimated population of the area was
2,265, up 4.4 percent from the 1980 estimate of 2,170.

During the same 1980 to 1985 period, the number of households in the Northeast
Area increased- by 12.0 percent, from 955 to 1070. The larger increase in
households versus population reflects a decrease in average household size during
the same period, from 2.3 persons per household (pph) in 1980 to 2.12 pph in
1985,

Employment

In 1985, an estimated 560 persons worked at locations within the Northeast Area,
not including Potomac Yards workers or self-employed persons. This reflects an
increase of about 220 jobs since 1976.

EXISTING LAND USE

The Mortheast area is a predominately medium density residential area, with
commercial and light industrial activities along sections of Powhatan Street and
to the north along Slaters Lane and the eastern section of Bernard Street. See
Map 2 and Table 1.

Residential Land e

About 72 percent (43.0 acres) of the total land area is developed , in residential
uses. There are 1,163 dwelling units in the Northeast Area, split almost evenly
between townhouse type unmits and garden apartments, all at medium densities,

Most of the dwelling units were built in the 1930s and 1940s; since that time the
number of units in the area has stayed fairly constant. About 90 new townhouses
were built during the 1970s. In the early 1980s, 169 garden apartments on the
block bounded by W. Abingdon Drive, Bashford Lane and Portner Road, were
demolished and replaced with 144 cluster townhouse units.
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Map 2

Existing Land Use

RL - Residen;ial Low

REC

RM - Residential Medium
RH - Residential High

REC - Recreational

INST - Institutional

C - Commercial
i - Industrial
Y - Vacant

MU - Mixed Use




Of the 1163 dwelling units within Northeast, 89 (7.7 percent) are public housing
units. The public housing is part of the Samuel Madden projects, located on the
blocks south of First Street.

TABLE 1
Existing Land Use
Northeast Area

% of

Land Use Sq. Ft. Acres Total
Industrial 232,973 53 9.0%
Commercial 138,625 3.2 5.3%
Residential 1,875,055 43.0 72.0%
Institutionai 60,536 1.4 2.3%
Open Space/Recreation 71,753 1.6 2.8%
Vacant 224.097 5.1 §.6%
Total 2,603,039 59.8 100.0%

Industrial Land Use

Industrial land uses are the second most prevalent type of land use in the study
area, with 9.0 percent (5.3 acres} of the Northeast land area in industrial  uses.
The industrial wuses are located =along Slaters Lane, the western end of Bernard
Street, and the northern section of Powhatan. The industrial uses are generally
light and include activities such as wholesaling, warehousing and distribution,

Commercial Land Use

Commercial uses cover only 5.3 percent (3.2 acres) of the Northeast land area.
The focus of commercial activity is at the corner of Powhatan and Washington
Street, where there is a small office building, a convenience store, and a vacant
gas station. A few commercial uses are also located at the northern end of
Powhatan Street, including a small office building and some retail activity.
Other commercial uses in the Northeast area include a restaurant, two small
grocery stores and two cleaners.

The Northeast Area has only two office buildings greater than 5,000 gross square
feet (psf), although there is additional office space located in office/warehouse
type buildings. Tivoli Square, at 1423 Powhatan Street, has 24,000 gsf of space
and the American Academy of Physicians Assistants building, at "the corner of
Washington and Powhatan Streets, has just been completed with 11,162 gsf.

Other_Land Use

There are two institutional uses located within the Northeast Study area. Fire
Station No. 4 is located at 900 Second Street. Also, the City Shop, at the
northeast corner of Powhatan Street and Bernard Street, is within the area. The
City Shop facility is used primarily for sign painting and storage. It is

-



expected that the Shop will relocate to another part of the City in the near
future.

Northeast has two parks or open space areas; Powhatan Park, between Route 1 and
Colonial Avenue, and Chetworth Park, on Chetworth Place.

Vacant Land-

About 8.6 percent (5.1 acres) of the Northeast area is vacant land. Most of this
vacant land is in two key parcels. The Kass parcel, south of Second Street along
Washington Street has 88,688 square feet (2.0 acres). The Powhatan Gateway
parcel, at the foot of the Monroe Avenue Bridge is the other key vacant parcel.
The parcel is owned partly by the State and partly by the City and includes
96,412 square feet (2.2 acres).

SUMMARY --LAND USE

0 The Northeast Area is primarily a medium density residential area.

o Light industrial activities are located adjacent to the residential
area, to the north.

o The key commercial area is along Washington Street, but a few other
commercial uses are scattered throughout the area. There is very
little office development within the area.

¢ Vacant land is concentrated in two large commercial parcels at the
northern and southern ends of the study area.

EXISTING ZONING

As with land use, zoning in the Northeast area is predominantly residential; 77.3
percent (46.2 acres) of the land area is zoned for residential wuses. Zoning
patterns resemble the patterns of existing land use, with commercial zoning along
Washington Street, industrial zoning at the northern end of the study area and
along the northern half of Powhatan Street, and residential zoning eisewhere.
(See Table 2.)

TABLE 2

Existing Zoning

Northeast Area
% of
Sg. Ft.  Acres Total
Industrial:  I-1 376,684 8.6 14.5%
Commercial: C-2 215,487 4.9 8.3%
Residential: RB 1,161,827 26.7 44.6%
: RC 543,613 12.5 20.9%
RM 305.428 7.0 11.7%
Total: : 2,603,039 59.8 100.0%
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Development of some parcels in the Northeast Area is limited beyond zoning by
their inclusion in the Old and Historic District and the Parker Gray District.
(See Map 3.) Both Districts seek to preserve residential and non-residential
buildings with a significant architectural and cultural history. Any building
proposed for construction, reconstruction, alteration, restoration, moving,
removing or demolition within these Districts must be approved by a board of
Architectural . Review. In addition, heights within both Districts are limited to
50 feet.

Residential Zoning

Over half of the residential zoning is RB-medium density residential, which
permits single family and townhouse homes at densities up to 22 units -per acre
(and multifamily units and densities up to 27 units per acre if built prior to
1973). The two large apartment complexes in the area, Potowmack Landing and
Mason Hall Apartments, are zoned RC which allows 54 units per acre. The newer
townhouse development south of Bashford Lane west of Abingdon Drive is zoned RM,
which allows 30 units per acre.

Industrial Zonin

The I-1 Industrial zone covers 14.5 percent (8.6 acres) of the land area in the
Northeast Area. The I-1 zone allows nonnoxious industrial activities including
warehousing, storage, distribution, light manufacturing; and most commercial
uses, including office, retail and service uses, A Planned Unit Development unit
provision also permits residential development on very large parcels.  Densities
and heights permitted under I-1 zoning are a 2.5 floor area ratio (F.AR.) and
heights up to 77 feet by right, or a 5.0 F.AR. and heights up to 150 feet with a
P.U.D..

Commercial Zoning

The C-2 zone is the only type of commercial zone in the Northeast, and it covers
8.3 percent (4.9 acres) of the land area, including the key vacant Kass and
Powhatan Gateway parcels. The C-2 zone allows office, service and retail uses at
a 3.0 F.AR. and heights up to 150 feet by right. With the exception of the
Powhatan Gateway parcel, all C-2 zoned land is located within the Old and
Historic District and is subject to a 50 foot height district.

Theoretical! Development Potential

The theoretical maximum of commercial development that could occur by right in
the Northeast area on industrially and commercially zoned parcels is about 2.26
million gross square feet. This number reflects development to the maximum
densities allowed under zoning on all of the vacant land and redevelopment of the
industrial and commercial parcels. It is extremely unlikely that the market
would ever support these levels of development in the Northeast area, but this is
the level that current zoning aliows.
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Non-Conformin ses

There are two non-conforming commercial uses within the Northeast Area: the Dixie
Pig restaurant and Lee's Market. These two commercial uses are located on land
zoned RB-residential medium. When City Council adopted the Zoning Code in 1951,
existing uses on land not zoned for that use were allowed to continue, but were
limited © a forty year period of operation as non-conforming wuses in a
residential zone. By law, these uses will have to cease commercial operation in
1991, unless they are rezoned. (See Map 4.)

The four billboards located on the Kass parcel along the southern end of Powhatan
Street are another kind of non-conforming use within the Northeast area. The
billboards have been in place, it is believed, since the 1920s. In the early
1970s, the badly deteriorated wooden billboards were replaced with metal
structures without a building permit even though, as a non-conforming use, they
should have been removed in the 1950s.

In 1976 the City began to bring suit against the parcel owner and the billboard
owner to force removal of the biliboards. An agreement was reached between the
billboard owners and the City whereby the owner would apply for a special use
permit to place the billboards at 2 more appropriate site in the City. The case
was put on hold for four months to give the billboard owner the opportunity to
file the special use permit for a new billboard site. Because the City never
found an alternative site for the billboards, the billboard owner never filed for
a special upse permit for another site. Since that time, no action has been taken
with regard to the billboards.

In October 1987, the property owner’s representative made the City an offer to
remove the billboards in return for upkeep of the property. The City Recreation
Department determined that the yearly cost of mowing the grass on the parceli
would be $7,500. The City did not pursue the offer because of the high cost.

SUMMARY -- ZONING

o Zoning in the Northeast Area is predominately medium density
residential.

o Most of the non-residential parcels are zoned I-1 industrial, which
permits the existing light industrial activity but also allows intense
commercial redevelopment.

o The Kass parcel and Powhatan Gateway parcel are two large vacant parcels
in the area; both have C-2zoning, but the 150 foot height limit of the
C-2 zone is restricted by a historic district to 50 feet on the Kass
parcel.

o The theoretical maximum of development that could occur by right
under existing zoning in the area is 2.26 million g.s.f.; this figure
inctudes development of vacant parcels and redevelopment of existing
commercial and industrial properties.

o There are two non-conforming uses in the Northeast area: the Dixie
Pig Restaurant on Powhatan Street and Lee's Market on Bashford Lane.
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ECONOMIC ACTIVITY AND DEVELOPMENT TRENDS

Recent Development

To date, there has been relatively little development or redevelopment activity
occurring in the Northeast Area. The largest project was residential and
involved the.razing of 169 garden apartments at Virginia Village to make way for
a 144 unit townhouse residential development in the early 1980s. This project,
Nethergate, has been very successful and reflects the excellent location of the
Northeast area, near Old Town and accessible to the George Washington Parkway.
Recent commercial development consists of the construction of two small office
buildings. Tivoli Square, at 1423 Powhatan Street, is a 24,000 gross square feet
(gsf) building completed - in 1983. A speculative office building, Tivoli Square
was very slow to absorb. The 11,000 gsf American Academy of Physicians
Assistants (AAPA) Building, at 950 North Washington Street, was completed in
1988. The AAPA building was built-to-suit and was partially funded with an
Industrial Revenue Bond.

Potential Development Sites

There are three key parcels on which new commercial development will occur. It
is likely that the two large vacant parcels in the study area will undergo
development in the near future. The vacant Kass Property, with 88,688 sq. fi,
has been placed on the market for sale. Its location along Washington Street at
the gateway to the City makes it an attractive development site. The wvacant
Powhatan Gateway site, with 96,412, square feet, was acquired by the State in
conjunction with the Monroe Avenue Bridge project. Now that the bridge is
completed, it is possible for the site to be developed. The Powhatan Gateway
site is owned mostly by the State, however the City owns part and would have some
control over its development. The third key commercial development site is the
City Shop parcel, at the northeast corner of Bernard and Powhatan Streets. The
City Shop facility will probably be relocated to another part of the City,
freeing that 38,000 sq. f1. site for redevelopment.

Several other smaller sites are likely to be developed or redeveloped. The site
adjacent to the 7-11 store at the southwest corner of Powhatan and Washington
Street was previously used as a gas station, but is currently wunused. This
parcel is also likely to redevelop; however, its development is linked to the
adjoining 7-11 parcel, which is currently under a long-term lease. There are
also two small vacant parcels along Slaters Lane which are likely to develop at
some point. Finally, all of the industrially zoned land has redevelopment
potential. Current market conditions make unlikely any major redevelopment of
the industrial sites in the near future. Development at Potomac Greens to the
north could affect the value of these parcels, fostering redevelopment. However,
this is a stable light industrial area; the industrial wuses are generally not
blighted and the value of the land does not far exceed the value of the
improvements. The Northeast area is unlikely in the near future to be the locus
for major commercial development.

The only vacant residential land Ileft for development in the Northeast Area is
located at the northern end of the study area on Bernard Street. Residential
development would also be appropriate on the northern edge of the Kass parcel,
along Second Street; however, this parcel is zoned C-2 and residential
development is unlikely unless the zoning is changed.
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SUMMARY _-- ECONOMIC ACTIVITY AND TRENDS

0 Northeast is a stable residential community.

¢ Very little commercial development has occurred in the Northeast
area in the past decade.

0 Industrial uses in the Northeast are viable and are unlikely to undergo
redevelopment in the near future.

o Future development will focus on 3 key sites, two of which are under
public control.

TRANSPORTATION

As a primarily residential area, Northeast has almost all local streets.
However, it is bounded on both sides by two major north-south arterials, Route |
to the west and the George Washington Parkway to the east; and by a primary
collector, Montgomery Street, to the south. The major traffic movements within
the area occur on Slaters Lane, Bashford Lane and Powhatan Street.

Major Thoroughfare Plan

The 1974 Major Thoroughfare Plan for the City designated expressways, arterials,
primary ‘collectors and residential collectors.  Only two streets within the
Northeast area were designated in the Plan. Powhatan Street, with two lanes in
each direction, was designated as a primary collecter and the small segment of
Columbus Street within the study area, with one lane in each direction, was
designated as a residential collector. (See Map 5.)

Recent Capital Improvements in the Stree! System

The most significant project in the Northeast area was the replacement of the
Monroe Avenue bridge, at the western boundary of the study area, which was
recently completed. The new bridge has the same number of lanes as the bridge it
replaced, two lanes in each direction; however the alignment of the bridge with
Route ! and Powhatan Street was altered significantly in the new bridge design,
changing the circulation patterns and improving traffic flow. The new alignment
facilitates traffic movement from Siaters Lane on to Route |, while discouraging
the use of Powhatan Street. As part of the bridge project, the intersection of
Bashford Lane and Route 1 was closed (Map 6).

Other capital improvements in the area since 1974 include the improvement of the
intersections between the George Washington Parkway and Bashford and Slaters Lane
and the widening of Slaters Lane.

Existing Traffic Flow

The heaviest traffic flows within the area occur on Slaters Lane, at the northern
end of the study area. Very litie of the traffic on Slaters Lane is local
traffic, most is traffic between Route 1 and the George Washington Parkway.
Other than Slaters Lane, the heaviest traffic flows in the area occur on Bashford
Lane and Powhatan Street. The new Monroe Avenue bridge alignment was designed to
decrease traffic on Powhatan Street, and along with the closure of the Route |

11
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and Bashford Lane intersection, will also decrease traffic on Bashford Lanpe.
Slaters Lane will continue to be heavily traveled. Montgomery Street which is
one-way westbound, at the study area’s southern boundary, also carries
substantial traffic.

Future Traffic Flow

As noted above, traffic on Powhatan Street and Bashford Lane has already
decreased with the new bridge alignment. Traffic on Slaters Lane is expected to
increase along with traffic on the arterials it connects. New development to the
north on the RF&P piggyback yards or Potomac Greens would substantially increase
the amount of traffic through the northern end of the study area, on Slaters Lane
and could also impact the residential streets in the Northeast area.

Redevelopment of the industrially zoned parcels would also increase traffic in
the area. Although this_is unlikely to occur, theoretically the zoning allows
for the development o:‘%emillion square feet of office development, which
would add an estimated 3 a.m. peak hour trips to the streets in the study
area, forcing traffic on the residential streets.

Public_Transit

The Northeast Area is served by the Braddock Metro Station, which is a five to
ten minute walk from most parts of the Northeast area. Bus service is provided
by two metro lines and one DASH line within the study area, and two other DASH
routes provide service along Montgomery Street at the Northeast Area’s southern
boundary. -

SUMMARY -~ TRANSPORTATION

0 The Northeast area is surrounded by heavily trafficked streets: Route
1 and Washington Street arterials are to the west and east and are
connected by Slaters Lane and Montgomery Street to the north and
south.

0 The Monroe Avenue bridge was designed to decrease traffic on Powhatan
Street.

URBAN DESIGN CHARACTER
Height and Density Character

The Northeast Area is comprised primarily of two to three story row housing. Two
garden apartment complexes along Washington Street are also low in scale and
relatively low in density.  While some of the industrially and commercially used
buildings at the northern end of the study area have large footprints (cover a
large area), they are all generally low in scale with one to three stories.

Development along the eastern third and southern edge of the study area s
limited to fifty feet by the two Historic Districts.  Heights over the northern
part of the study area are limited to 77 feet by right or 150 feet with a P.U.D.
by the industrial zoning. The 77 feet and 150 feet heights allowed by the zoning

14
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are clearly out-of-scale with the existing low-scale character of the study area.
The industrial zoning allows development with densities up to a 2.5 floor-area-
ratio by right; this allowed density is considerably more than that which exists
in the area and is inconsistent with the Northeast's existing character.

Pedestrian Circufation _and Visual Character

The major arterials on both sides of the Northeast area, Washington Street and
Route 1, form barriers for pedestrians. To the east, one of the key pedestrian
paths across Washington Street is at First Street, which is signalized and has a
pedestrian crosswalk.  Northeast resident’s access to this crosswalk is inhibited
by the lack of sidewalks on the adjacent Kass parcel and along the Parkway/
Washington Street.

To the west, Route 1 is the major barrier for pedestrians traveling between the
Northeast Area and points west, particularly the Monroe Avenue bridge and the
Braddock Road metro station. A crosswalk and signal provide access across Route
1 at the Monroe Ave./Route 1/Slaters Lane intersection and the Montgomery St./
Route | intersection. A pedestrian crossing is part of the intersection design
for the Route 1/Fayette St. intersection currently being completed. The Favette
St./Route 1 pedestrian crossing will provide needed access to the Braddock Rd.
metro station and surrounding area.

There are two sites within the Northeast area where an excessive amount of
pavement _inhibits pedestrian movement and/or detracts considerably from the
visual character of the area. These sites are the intersection of Powhatan Si.
and Bashford Lane, and the First St./Columbus St./Powhatan St. intersection and
adjoining 7-11 site. These areas can be improved by extending islands, adding
landscaping and street improvements, as appropriate.

SUMMARY -- URBAN DESIGN

0 The Northeast Area has a low density, low scale character in both the
residential and industrial areas.

o Existing development rights would allow heights and densities which
are clearly out of scale for this residential area.

¢ Pedestrian access across Route | and Washington Street at key
intersections needs improvement.

POLICY HISTORY

The 1974 Master Plan for the City designated most of the Northeast area for
residential uses. Industrial wuses were designated along the northern part of the
study area, and a small commercial area was designated at the southeast corner of
the study area along Washington Street. In the text of the Plan, however,
relocation of industrial uses from Planning District 1 to more appropriate areas
in the City was encouraged when one or more of the following conditions was
present: 1) close proximity to single-family homes, 2) new uses being planned, 3)
obsolescence of buildings, 4) environmental hazard. Another recommendation of
the 1974 plan relating to the Northeast area was to protect the appearance of
Washington Street as the gateway of Planning District L
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In April, 1979, at the request of City Council, a study of the Northeast Area was
undertaken by the Department of Planning and Community Development. Although a
draft small area plan for the Northeast Area was developed by staff, the plan was
never sent to Council for adoption. Citizen resistance to the Plan resulted in
its deferral and it was never completed. The resistance to the plan, as
expressed by the Northeast Neighborhood Association, resulted from the residents’
desire 1o see.a more detailed and implementation oriented planning document for
the neighborhood.

In 1978, the City approved a rezoning from RB to RM of the Virginia Village
garden apartment located on the block bounded by Bashford, Abingdon Lane, Second
Street and Portner Road. This rezoning allowed development at a density higher
than that allowed under the old zoning, but still limited redevelopment to a
density lower than that of the apartments being replaced. A Special Use Permit
was approved on the Virginia Village site for Nethergate, a cluster townhouse
project.

In 1986, the City denied a request to rezone the parcel at the corner of Bernard
Street and Portner Road from RB medium density residential to I-1 industrial
This parcel is located at the edge of the residential area, directly adjacent to
the industrial area. The City denied the rezoning request, with the Planning
Commission deciding that the rezoning was out of character with the predominately
residential character of the properties to the east and south.

Other City policies in the Northeast focused on improving the physical
environment within the Northeast Area, primarily through the Potomac East
Neighborhood ‘Improvement Program. Program funding allocated to the Northeast
Neighborhood was used to acquire and deveiop Powhatan Park, to landscape the park
at Powhatan Gateway, and to improve streetscapes along First, Second and Powhatan
Streets.

In 1987, the City began construction of the new Monroe Avenue bridge over the
rail yards. The initial studies on the alignment of the new bridge were done in
the late 1970s. Citizen concern about increased traffic impacts on Jocal
streets, depending on the final alignment of the bridge with regard to Route I,
resulted in long delays in the project. Finally, a bridge design with the same
number of lanes as the old bridge, one span with four lanes, was agreed upon.
Also, the alignment of the bridge as it meets Route | was designed to discourage
traffic from using Powhatan Street. Construction of the new bridge was completed
in the Spring of 1988.

Other Capital Improvements within the Northeast area in the past decade include
the widening of Bashford and Siaters Lane at the intersection with Washington
Street.  Bashford Lane was widened only at the intersection with Washington
Street in recognition of the residential character of the rest of the Street.

One other notable capital improvement made by the City in recent’ years was the
acquisition of land for Chetworth Park, located on Chetworth Place.

SUMMARY --POLICY HISTORY

o City policy in the Northeast Area focused on improving and protecting
the residential neighborhoods by discouraging through traffic,
commercial encroachment and providing open space.

16
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ISSUES

The Northeast area is primarily a residential neighborhood, although it does have
3 number of long-established low intensity industrial wuses as well as a small
pocket of commercial land. One of the key issues in the area is protecting these
residential wuses from the negative impacts of intense adjacent commercial
development.. The area is an extremely viable residential area, with few sites
remaining for additional residential development. However, industrial zoning on
the industrial parcels allows for high density commercial redevelopment adjacent
to the residential uses. The existing uses are compatible with each other in
terms of uses, densities and heights and should be maintained by replacing the
existing I-1 zoning with a true low-intensity industrial zone which does not also
allow high commercial densities.

Development within the study area will focus on three key parcels, two of which
are under public control. Although the zoning on the publicly controlled
Powhatan Gateway and City Shop parcels allows high density and scale development,
the City should provide only for lower scale development compatible with the
adjacent residential area. The Kass parcel is the other key vacant parcel and it
is not under public control. While part of this parcel has been designated for
residential land use since the 1974 plan, the entire parcel is zoned C-2 for
commercial development. While development heights are effectively restricted on
this parcel by the Old and Historic District, commercial development could occur
under the existing zoning along Second Street, a primarily residential street.
A transition or buffer needs to be provided between the two uses.

Another majar issue for the Northeast Area s its vulnerability to through
traffic, because of its location, surrounded by areas of high and potentially
high commercial development and bounded by two major arterials, Route 1 and the
George Washington Parkway. Past policies, including the design of the Monroe
Avenue bridge and the widening of intersections along Washington Street, have
been sensitive to the residential nature of the Northeast Area's streets. The
City should continue to discourage through traffic on the residential streets and
should ensure that new development within the Northeast Area does not generate
high volumes of traffic which will spill onto the residential streets.

The Northeast Area is bounded by heavily trafficked streets. Another issue is
improving pedestrian access, particularly across Route | to the Monroe Avenue
bridge and the Braddock Road metro station, and across Washington Street to the
Giant grocery store and downtown.

Finally, there is the issue of the non-conforming uses within the Northeast Area.
Two commercial uses: the Dixie Pig Restaurant and Lee’s Market, are non-
conforming wuses and will have to cease operation in 1991. The\ co unity has
expressed support for the Market, asserting that it provides a nee service. A
policy must be formulated by the City for dealing with these non-g@hforming uses
in the Northeast area, as well as the other non-conforming uses 4n ofher parts of
the City.

17 Revised [[17]69
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GOALS AND OBJECTIVES FOR THE ARFA

The goal of this plan is to preserve the primarily residential Northeast area,
including ensuring protection of the residential neighborhoods from incompatible
redevelopment of the adjacent commercial and industrial parcels and protection

from non-local traffic. More specifically, this plan pursues the objectives
listed below, -

' 0  Ensure that commercial development and redevelopment are compatible with
the residential areas in both use and scale.

o Encourage commercial development at a scale compatible with the adjacent
residential uses.

0  Buffer residential development from commercial areas and major arterials.

o Discourage non-local traffic through the area, making the local street
system more residential in nature.

o Improve the quality of residential life by providing adequate parking,
improving pedestrian circulation, providing adequate open space and
improving the visual appearance of the area.

L0 Prc_-'aser\fe and protect extsting Meighborhocds.

0 Encou'rage ftuahi'ﬂ 0f design befitting The stategic,
historic and gafewaj role”of +he aréa, including
Yees.

18

Revied 1]17/89
2/4]39



LAND USE RECOMMENDATIONS

The exiting land use plan for the Northeast area is shown on Map 7. Map 8 shows ~
proposed changes to the land use plan and Map 9 shows the proposed land use.

The 1974 Master Plan designated most of the Northeast area as residential, with
industrial - uses designated along the northern edge and commercial uses designated
at the southeast corner along Washington Street. This plan provides for similar
jand use designations, while refining the definitions of the industrial and
commercial land use designations. The major land use in the Northeast is clearly
residential, and this plan retains the residential designation over most of the
Northeast area. At the northern end of the study area toward the railroad yards,
along Slaters Lane and the northern end of Powhatan Street, land use is
designated for Service Commercial Low (SCL), which would maintain the existing
uses at low scales and low densities compatible with the adjacent residential.
The area along Washington Street is suitable for commercial development and is
designated Office Commercial Medium, which provides for medium density and medium
scale office and retail development. A residential transition area is designated
on the Kass parcel south of Second Street west of Abingdon in order to complete
Second Street as a residential street and buffer the existing residential on the
northern side of Second Street.

Recommendations:

1. Change the parcels south of Slaters Lane and along Morthern Powhatan Street
from Industrial and Residential Medium to Service/Commercial Low, with open
space toward the south of the Powhatan Gateway parcel

Existing use in this area, now designated as medium density residential and
industrial, is predominately very light industrial along with wholesaling,
distribution and limited commercial uses; and is not suited for either
residential or heavier industrial uses. Many of the current uses are
appropriate for a transitional area such as this one. The scale and density
of development is low and the uses do not impact the residential area Dby
creating excessive traffic, noise, light and fumes.

This area is recommended for Service/Commercial Low (SCL), to provide a
transition between residential areas to the south and east and the railroad
and possible future intense development to the north. SCL allows low
intensity service and commercial uses, including low-scale office and very
light industrial activities compatible with medium density residential areas,
at heights generally no greater than four stories. The SCL designation
generally allows for the continuation of the current uses in the area.

It is recommended that part of the parcel at the foot of the Monroe Avenue
Bridge be set aside for open space. The open space should be toward the
southeast corner of the parcel, away from the major traffic flows and
sheltered from the traffic by the development on the rest of the parcel. The
exact layout can best be determined in the context of development on the rest
of the parcel, which is currently unknown. The open space would also
provide a buffer between future development on the Powhatan Gateway parcel
and the residences to the south.

1o Charce. the parcels at +he southeast cormer of Slaters Lane and
For trer Road Svom Inodustrial and residential medivm o offie
Commercial,  Council ‘Thouqhi'l‘;hq“f Hhis location was eppopHate
for this lewl o development: Revsed by CC 5120(89  OF




~\ Map 7
1974 Land Use Plan
REC

RM - Residential Medium
C - Commercial
MU - Mixed Use

1 - Industrial

- Recreation/Open Space
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Map 8

Proposed Land Use Changes

1 From I and RM to SCL

P EmmTae M Oc
3 From RM to CG

4
5
6

From C to OCM

From RMto P

From RM to INS
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Map 9

Proposed Land Use

RM - Residential Medium

CG - Commercial General

OC - Office Commercial
OCM - Office Commercial Medium
SCL - Service Commercial Low
INST - Institutional

- Parks and Open Space
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Change the Parking Lot on Portner R nd Bernard reet from In rial
Residential Mediym,

The rest of this block, fronting Bernard Street west of Portner, is already
designated Residential Medium. Designation of this area from Industrial to
Residential Medium makes the plan consistent with the existing residential
zoning, -which is desired. In (987, the City rejected a proposal to rezone
this parcel to commercial.

Change the parcel at the southwest corner of Siaters Lane and the George

Washington Parkway from Residential Medium en rcial

This parcel's small size and location along railroad tracks and a major
arterial make it an undesirable site for residential development. The parcel
is designated general commercial, which allows for use similar to its current
use, a cleaners, or for some other auto-oriented use.

Change the Kass property _and the Powhatan/Montgomer olumbus lock from

Commercial and Residential Medium to Office Commercial Medium and Residential

Medium.

It is likely that these blocks will be used for retail and/or office uses,
consistent with retail and office uses along the rest of Washington Street.
These blocks are proposed for a land use designation of Office Commercial
Medium (OCM), which provides for medium scale office, retail and service
activity, This designation reduces “the intensity of development from the
very high levels allowed by the old commercial category. Scale of
development is already limited to heights of 50 feet over most of the parcels
because they are in the Old and Historic District.

The large wvacant Kass parcel, zoned C-2,is one of the key development sites
in the Northeast Area. In order to ensure maintenance of a transition zone
between the residential development to the north and likely commercial
development on the Kass block, this plan calls for retaining the residentiai
land use designation on the northern edge of the block below Second Street:
however, the area of the Kass parcel designated for residential is decreased
slightly from the 1974 Master Plan.

Sﬂf Change Chetworth and Powhatan Parks from Residential Medium to_Parks and
Qpen Space.

&
7

These two sites are existing City parks.
hange the fire station fr esidential Medium nstitutionai.

The existing fire station is shown as institutional.

Change\l.ee)( Market from RM_+o d:.— Copfnercial Low. ]
Lees ¥ 1S 3 neighborheod SeerS Y m‘}‘Ensrr}j commercia |

use. This change would preserve :

Change the Parkwayand Park Service propertyalong the
Parkway from RM +o P-Park.

This reflects +he nature 2%-'?- +he EXl$+lh8 Juse.

o |
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ZONING _RECOMMENDATIONS

Map 10 shows existing zoning, Map 11 shows the proposed zoning changes and Map 12
shows the proposed Zoning. These zoning recommendations seek to preserve the
residential character of the Northeast Area by rezoning C-2 and 1-1 areas where
intense commercial and industrial development is now allowed by right to zones
permitting less intense, more appropriate development.

Non-Conforming Uses
The non-con
‘E‘HM basis; an overa

City Council. C
KEEP Planning Commj#i
is made concer

commercial use issue cannot be dealt with on a case-by-case
icy decision regarding non-conforming uses must be made by
Council has already referred this matter for study to the
on a city-wide basis. Therefore, no specific recommendation
Northeast non-conforming uses in this plan.

The biltboards on the Kass parcel are a non-conforming use in a commercial zone,
which should have been removed by law in the 1950's and are inappropriate in this
residential area. This plan recommends that the City pursue their removal.

Recommendations e M :

1. Rezone the northern 120 feet south of Second Street between Washington and
Powhatan Street from C-210 R-B.

This allows the development of townhouses to serve as a buffer between the
residential area to the north and the commercial area to the south,

12

Rezone the commercial and industrial parcels along Powhatan, Bernard and
laters Lan new zone compatible with the Servi mmercial Low L

land use designation.

The SCL land use category is designed for non-growth areas near medium
density residential and calls for a low scale of development, low heights
(probably not more than four stories) and low intensity service and
commercial; low scale office and clean industrial uses. Zoning which
provides for this type of development is needed on these parcels.

24,
i 3. Rezong the parcel on the southwest corner of Slaters Lane at the George
Washington Parkwav from C-2 to a_new zone compatible with the Commercial

General land use designation,

This will allow for the existing use, a cleaners, or some other small scale
auto-oriented use.

4., Rezone the parcgels at the Southern end of whatan _Strest _algne Washington

Street from C-2to 3 zone consistent with the Office Commercial Medium (OCM)
land use designation,

The existing C-2 zone allows development at a very high density. A moderate
density zone, consistent with OCM is more appropriate in this primarily
residential area, and would allow for office and/or retail uses similar to
those currently existing along Washington Street.

|y Rezone the parcels at the southeast corner of Staters, Lane and
PorT X KX T-1 6 & Zohe Consisterd with Office Commertial05 9
land use designation. Council 24 d&ﬁ\%\b‘ﬁfé this parcel for ;f,o 29

0C \and Use and Zoning whinallows up fo a |.5 F.AR. Revised 11799
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Rezone Chetworth and Powhatan Parks from RB to a zone consistent with the
Park and en Space land ignation.

This rezoning is consistent with the existing park use.

6. Direct the City Attorney to pursue removal of the billboards on Powhatan St.

————y

7. Rezdpe Lges Market site Fram RB Ao o zone
conS\\sfe/n-I- wrth the COmmer‘ClCh\Lopé land vse

designgfiyon.

l_ﬂ”s ZW “‘\‘(’3'<€ +he existing use chnforking.

7. Rezone the Parkway snd ParkService property
slong the Parkwou ™ RA an G2 to a

Zoré consistent With the Park (and Use

designation.
This reéomng s consistent with +he nature of

+he existing vse.

HNOTE - CATY-COUNCIL NOTED-FRATFOR-THE
WH%ZF“AREAM
w&&xfﬁ‘éﬁﬂ;—mﬁs—e&t—Mﬂ%ﬁf
CONSIDERED-EOR -DENSTRES P TO
Pt FART
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Map 10
Existing Zoning
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RB
RC
RM
C-2
I-1
1-2
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Residential Multi-Family
Residential Multi-Family
Residential Multi-Family
Residential Multi-Family
Commercial

Industrial

Industrial

Waterfront Park & Recreation
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”~~ Map 12

Proposed Zoning @
RB {
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HEIGHTS

Map 13 shows existing height limits in the Northeast Area. Map 14 shows proposed
height changes, and Map 15 shows proposed heights.

Most of the heights in the Northeast Area are limited by right to 45-50 feet.
Greater heights are currently allowed in the non-residential areas at the
northwest corner of the study area. I-1 and I-2 zoning limit heights to 77 feet;
the parcel at the foot of the Monroe Avenue bridge allows heights of 150 feet
because of its C-2 zoning,

Development to heights of 130 feet is not appropriate in this neighborhood, where
townhouse residences are the primary structures. Even 77 feet is slightly out of
scale for much of the area. Restricting development to heights of about 50 feet
{or four stories) will ensure appropriate scales of development. This limit can
be accomplished by height restrictions in the new zoning category, in which case
a new height district will not be necessary.

Recommendation:

I. Change the height limits as shown on Map 14 through zoning.
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OTHER RECOMMENDATIONS

The State-owned Powhatan Gateway site, at the foot of the Monroe Street Bridge,
should not be developed at the scale allowed wunder its current C-2 zoning (150
feet height limit and 3.0 F.AR.). Also, staff has determined that this site was
the most feasible one in the plan area for additional open space, a need stressed
by residents. If the City acquires the parcel from the State it can set aside a
portion for open space and can place conditions on the development of the rest of
the parcel before selling it to a developer. These restrictions will ensure
development at a scale and intensity that is compatible with the residential
areas to the east (Map 21).

Staff cannot recommend that the entire parce! be maintained as open space. The
parcel’s location at the foot of the Monroe Avenue bridge and beside a major
arterial make it an extremely poor location for a park. A building along the
western edge of the parcel would shelter a small park to the east. Although the
resulting open space would be somewhat smaller in size, it would also be much
more usable by the community than would be the large space created by
maintaining the entire parcel as open space.

Residents expressed concern over the future of the State-owned Portner right-of-
way (Map 16). This right-of-way was acquired by the State as part of the plan to
extend Portner road through to Bashford Lane. The R.O.W. is between townhouse
backyards to the east and commercial buildings to the west. If the ROW was sold
back to the original owners, commercial uses such as parking could conceivably
move closer to the residences on the East. Maintenance of this R.O.W. as open
space will ensure at least a small transition area.

The state owned parcel at the corner of Powhatan Street and Bashford lane is not
recommended for acquisition. Staff recommends that this parcel be sold by the
State.

The residents expressed the need for some type af communty
Recommendations: focility in thegrea fFor meehing vie.

1. Direct staff to try to acquire the Powhatan Gateway site at the foot of the
Monroe Avenue bridge from the State, maintain part of the parcel as open
space, and sell the remainder for commercial development with height and
F.A.R. restrictions attached.

2. Direct staff to try to acquire the State-owned Portner Road right-of -way to
ensure it remains an open space buffer between the residences to the east and
the commercial development to the west.

3. Study +he need for a communiy -?qc‘mﬁB or center in the
Northeast Area. L

./
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N Map 20

Location of Proposed Sldewalks
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Map 19

Proposed 7-11 Site Improvements
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URBAN DESIGN/PUBLIC IMPROVEMENTS RECOMMENDATIONS

The urban design recommendations in this section address the need for improving
pedestrian circulation, visual appearance and quality of life in the Northeast
Area. The issues and concerns raised by the neighborhood, as well as staff
observation, suggest several improvements to enhance and protect the character
of the Northeast Area community,

The neighborhood identified the lack of sidewalks on the predominately vacant
parcel bounded by Powhatan, Second and Washington Streets as a major problem for
pedestrians using the crosswalk at First Street on Washington Street. Many of
these pedestrians are neighborhood residents walking to the Giant Food Store
across Washington Street or to the bus-stop on Powhatan Street.

There was also a consensus that the visual appearance of the 7-11 site at the
southeast corner of Powhatan and Columbus could be improved. The residents
requested staff to develop a sketch plan for the site (Map 19). The plan calls
for the City to add sidewalk, curb and gutter with two curb cuts along North
Columbus Street. On the property itself, staff has proposed that the amount of
asphalt be reduced and that tree planters be added.

Recommendations:

1. Direct the City Manager to program funds for the construction of sidewalks
from a point at the bus stop on Powhatan Street around to Second Street to
proceed on National Park Service right-of-way around to North Washington
Street and” connect up to the sidewalk of the AAPA building at North
Washington Street and Powhatan Street Map 20.

2. Direct the City Manager to program funds for sidewalk, curb and gutter on the
7-11 site at the corner of Powhatan and Columbus Streets, in conjunction with
recommendation 3.

3. Direct the City Manager to negotiate with the property owner of the 7-11 site
and the Southland Corporation for resident requested improvements that will
enhance the visual appearance of the 7-Eleven grounds.

37

07



> M \E
4
\
,/
, \
o
y A
y )
v
i
..A.

ap
Proposed Traffic Island Extension



~ Map 17 ‘\‘37

Proposed Intersection Improvement j
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Map 16

Transportation Recommendations
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TRANSPORTATION RECOMMENDATIONS

The transporiation recommendations for the Northeast Area are summarized on Map
16.

It is recommended that Powhatan Street be redesignated from a primary collector

to a residential collector on the Major Thoroughfare Plan and that parking be

allowed between Bashford Lane and Second Street, on one side of the street. Now

that the Monroe Avenue bridge is completed, allowing parking along Powhatan will

alleviate the residential parking problem and help discourage Powhatan’s use by
non-neighborhood traffic. Parking should only be allowed during non-rush hours

so that the number of traffic lanes is not technically reduced for the purpose of

allocating state funds for roads to the City. Powhatan’s identity as a .
residential street should be strengthened by its redesignation as a Jesel—street r‘QSIdenﬁql

collector  on the Major Thoroughfare Plan.

Residents have expressed concern over the safety of the intersection at Powhatan
and Columbus Streets. A request by residents to make N. Columbus Street one-way
south from Powhatan Street to First Street was deferred by the Traffic and
Parking Board in December 1980 pending a plan for the Northeast Area. This
proposal would eliminate the northbound movement from Columbus Street to Powhatan
Street, detouring northbound traffic to a right turn at First Street and then to
Powhatan Street at a safer angle. (See Map 17.)

Finally, it is.recommended that the traffic island at the northwest corner of
Powhatan Street and Bashford Lane be extended south to the point where it is even
with Bashford " Lane, if Transportation and Environmental Services determines the
island’s extension will not impede the access of City garbage trucks into the
alley. (See Map 18.) The excessive amount of asphalt at this intersection makes
crossing the street more hazardous than necessary and also detracts from the
visuval appearance of the area.

Recommendations:;

l. Refer to the Traffic and Parking Board consideration of parking along one
side of Powhatan between Bashford and Second Streets during non-rush hours.
. vresidential collecftor
2. Redesignate Powhatan Street from a primary collector to 2 eesb~stre=t on the
Major Thoroughfare Plan.

3. Refer to the Traffic and Parking Board the proposal to make N. Columbus
Street one-way southbound from Powhatan Street to First Street.

4. Refer to Transportation and Environmental Services the proposal to extend the
island at the northwest corner of Powhatan Street and Bashford Lane.
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Map 15

Proposed Height Allowances

& r—

z )2
5 %
2N\
274 :
L &<
I~ (. =
=]
“| ==
[alnlim -

i

d

Rev!

o,
sed 1117{29



Y Map 14
Proposed Height Changes

1 From 150" to 50°
2 From 77" to 50°

Northeast
Area




Map 13

Existing Height Limits by Right




