ORDINANCE NO, 3408

AN ORDINANCE to amend and reordain the 1974 Adopted Consclidated
Master Plan of the City of Alexandria, Virginia, as amended,
by adopting and incorporating therein the Braddock Rocad Metro
Station Area Small Area Plan, the Landmark/Van Dorn Small Area
Plan, and the North Ridge/Rosemont Small Area Plan, and to
repeal all provisions of the said 1974 Adopted Consclidated
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 deter-
mines that:

1. In April 1987, city council directed that the 1974
Adopted Consolidated Master Plan of the City of Alexandria,
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 com-
prise the Braddock Road Metro Station Area Small Area Plan, the
Landmark/Van Dorn Small Area Plan, and the North Ridge/Rosemont
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 teo the planning commission of the City of Alexandria,
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 resclution 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 con-
formity with the form and language in Exhibits A through C,
attached hereto.

6. No credible evidence contrary to the findings and
conclusions of the planning commission expressed in its resolu-
tions adopting the said small area plans has been presented to
the city council.

7. Based upon the foregeoing findings and all other facts
and circumstances of which city council may properly take notice
in ics capacity as the leglslative body of the City <£



Alexandria, adoption of this o¢rdinance 1s necessary ané desirable
to protect the public health, safety and general welfare of the
residents of the City of Alexandria; now, therefore,

THE COUNCIL OF THE CITY OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the findings and conclusions expressed
by the planning commission in its resolution adopting as an
amendment to the 1974 Adopted Consolidated Master Plan of the
City of Alexandria, Virginia, as amended, the Braddock Rocad Metro
Station Area Small Area Plan, which resolution is attached hereto
as Appendix 1 and incorporated fully herein by reference, are
ratified, confirmed and adopted by the Council of the City of
Alexandria.

Section 2. That the findings and conclusions expressed
by the planning commission in its resolution adopting as an
amendment to the 1974 Adopted Consolidated Master Plan of the
City of Alexandria, Virginia, as amended, the Landmark/Van Dorn
Small Area Plan, which resolution is attached hereto as Appendix
2 and incorporated fully herein by reference, are ratified,
confirmed and adopted by the Council of the City of Alexandria.

Section 3. That the findings and conclusions expressed
by the planning commission in its resolution adopting as an
amendment to the 1974 Adopted Consclidated Master Plan of the
City of Alexandria, Virginia, as amended, the North
Ridge/Rosemont Small Area Plan, which resoclution 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 Braddock Road Metro Station
Area 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 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 Landmark/Van Dorn 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
therein all text, descriptive matter, plats, maps, charts, tables
and other materials comprising the North Ridge/Rosemont Small
Aresa Plarn, as set forth in Exhibit C, which exhibit is attached
nerers and inccrporated f£.lly hereln by reference.
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Secticen 7. That the hereinabove approved and adeopted
amendments to the 1974 Adopted Consolidated Master Plan of the
City of Alexandria, Virginia, as amended, shall, and the same
hereby do, supercede all text, descriptive matter, plats, maps,
charts, tables and other materials heretofore comprising the 1974
Adopted Consolidated Master Plan of the City of Alexandria,
Virginia, as amended, which are in conflict with such hereinabove
approved and adopted amendments.

Section 8. That the City Clerk shall transmit a duly
certified copy of this ordinance to the Clerk of the Circuit
Court of the City of Alexandria, Virginia, and the said Clerk of
the Circuit Court shall file same among the court records.

Section 9. That this ordinance shall become effective
upon the date and at the time of its final passage.

JAMES P. MORAN, JR.
Mayor

Final Passage: September 26, 1989
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PURPOSE QF THE PLAN

The purpose of this document is 10 update the Adopted 1982 Braddock Road Metro
Station Area Plan and to incorporate a new 1983 Braddock Road Station Area Plan
into the City’s new Master Plan. This plan will serve as the basis for future
City Council policy initiatives and actions affecting land wuse, zoning, capital
improvements and programs in the Braddock Road Metro Station Area.

IZATION _AND NTENTS

The Braddock Plan is organized into two sections: Backsround and Issues 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 this
area.

The second section tists 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 Braddock area, identification of issues,
review of the 1982 and 1974 plans for the area and review of plan
recommendations.

The final draft of this plan will be sent to the Master” Plan Task Force for
review and to the Planning Commission and City Council for review and adoption.
Once approved, the plan will be referred to the Zoning Task Force for input into
the City-wide zoning code revision effort. Based on the approved plan and
revise_:d zqning code, the City will proceed with implementing appropriate
rezonings 1n the area.
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ESCRIPTION OF AREA

The Braddock Road Metro Station area is located in Planning District L i.n the
eastern part of the City. The area is bounded, generally, by the RF&P railroad
to the west, Route 1 and Montgomery Street to the north, Washington Street to the
east and King Street to the south, with the parcels facing King and Washington
Streets not inciuded. (See Map 1))

These boundaries are consistent with the 1982 Braddock Metro T TIIE et
Station Area Plan except for expansion of the area eastward to the rear of the
property lines of parcels fronting North Washington Street. This adjustment was
made in recognition of the establishment of the Parker Grey Histeric District in
1984. The adjusted boundaries maintain all but two blocks of the Historic
District within one planning area.

The Braddock Road area is mostly a mix of residential and light industrial uses
with larger scale commercial office uses located near the northern and southern
boundaries of the area. The residential area has been occupied by free Blacks
since prior to the Civil War and is one of the oldest primarily Black
neighborhoods in the City. 1In recognition of the cultural and historic
significance of the area, most of the residential and some of the commercial
portions of the planning area were designated as the Parker Gray Historic
District in 1984, -

The Braddock Road area also has a long history of non-residentiai wse. Until the
turn of the century, the main north/south through railroad tracks ran along both
Favette and Henry Streets with a passenger station located on Cameron Streel.
Rail related uses were housed in warehouse style buildings located along or near
the railroad +tracks. Behind these commercial and industrial uses were houses
generally occupied by the people who worked for the rail and rail related
businesses. In the early 1900°s the railroad relocated its through tracks from
Favette and Henry Streets to the present location on the embankment to the west.
The tracks remained, however, until recently to serve the industrial uses on
Favette Street.

DEMOGRAPHICS

Population

The population of the Braddock study area has been decreasing steadily since

1970. The 1987 estimated population of the area was 3,019, down 32
the 1980 staff estimate of 4,469, o percent from

Most of this population decrease is attributable to the decrease in average
hou.seho!d size from 2.9 persons per household (pph) in 1980 to |.8 pph in 1987, a
nationwide phenomena which is particularly pronounced in Alexandria. The numt;er
of households actually increased during the same period the population decreased
In 1987 there were an estimated 1,647 households in the Braddock study area, up 7
percent from the 1980 estimate of 1,536, ‘
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An estimated 2.600 people worked at locations within the Braddock area i'n 1988,
not including self-employed persons. This reflects an increase o_f approximately
1,100 jobs in the area since 1980, primarily as a result of office developnjeql.
It is estimated that an additional 1,900 jobs would be added to the area within
the next several years if office projects with proposed site plans are actually
built as planned, bringing the total number of jobs in the Braddock area to 4,500
in the early 1990,

1 N ND E

Excluding street and alley right-of-wayvs, the Braddock Road Metro Siation study
area includes approximately 155 acres of land, with a mix of residential,
industrial, commercial, institutional and open space wuses, with residential uses
predominating (Table 1). Generally, the non-residential uses are concentrated in
the trianguiar area north of the metro station. along the Henry Sireet corridor
(Route I) and a2t the southern end of the study area near King Street. The rest
of the study area is mostly residential (Map 2).

TABLE 1

Existing Land Use
Braddock Road Metro Station Area

% of

Land L'se Sq. Ft. Acres Total
Industrial 1,089,612 25.0 16.1%
Commercial 724,570 16.6 10.7%
Residential 2,771,433 63.6 4]1.0%
Institutional 554,924 12.7 8.2%
Open Space/Recreation 369,043 B.5 5.5%
Metro ROW 698,110 16.0 10.3%
Yacant 546,781 12.6 8 19,
To1al 6,754,473 155.1 100.0%

Residential Land Use

About 4] percent of the total land area (63.6 acres) is developed in residential
uses. Most of these residences are at medium densities, with single family row-
houses or townhouses being the predominant housing type.

There were an estimated 1725 dwelling units within the Braddock study area in
1987. In the late 1970's, over 100 residential units were demolished to make way
for the metro right-of-way. In 1982, another 90 residential units were
demolished at the former site of the John Roberts public housing, immediately
south of metro. The John Roberts site was redeveloped and 13! units have
repiaced the 90 demolished, with additional units planned. Another 42 units have
recently been built at the Braddock Place project adjacent to the metro station.
Infill residential development has also been occurring on scattered sites
throughout the residential areas. The overall result is that the number of
housing units in the area has remained fairly stable over the past decade.
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A significant portion (19%) of the residential development in the area is pubhlic
housing. There are 325 public housing units within the study area, most toward
the northeast corner of the study area along Patrick, Henry, Alfred, Madison and
Montgomery Streets. This includes the James Bland and James Bland Addition
housing with 194 units; part of the Samuel Madden project with 26 units; and the
Ramsey House project with 15 units. The other 90 public housing units, the
Andrew Adkins apartments, are located east of Fayette Street between Wythe and
Madison.

Industrial Lan se

Industrial uses are the second most common type of land use in the study area,
covering 16.1 percent (25.0 acres) of the study area. These industrial uses are
focused in the triangular area north of Madison Street and are also scattered
along Henry Street and the northern part of Fayette Street. They include
warehouse, storage and distribution facilities, printing plants; and auto and
truck storage, repair and rental businesses.

Commercial Land Lllse

Commercial uses cover 10.7 percent (16.6 acres) of the total land area and are
concentrated south of Cameron Street, along Henry Street and around the metro
station. The commercial uses include midrise and townhouse offices and
neighborhood convenience services and stores.

There is approximately 720,000 gross square feet {gsf) of office space in the
study area, not including buildings smaller than 5,000 gsf. Most of this space
is contained in only two projects, both located at the periphery of the area:
Braddock Place, immediately north of the metro station, has about 323,000 gsf and
the Tycon building, covering most of the block bounded by King, Henry, Cameron
and Fayette Streets, has about 213,000 gsf.

There is no concentration of retail uses in the area. Convenience retail exists,
mostly scattered within the residential area and along Route 1.

Other Land LUse

Institutional  uses cover about 8.2% (12.7 acres) of the land in the study area
and includes both publicly and privately owned facilities. Public institutional
uses in the Braddock area are the U.S. Post Office, a Virginia Department of
Motor Vehicles facility, the Jefferson Houston Elementary School, the main branch
of the Alexandria Public Library and Fire Station #S5. Private institutional
uses include Hopkins House, the Boy's Club, the Black Heritage Resource Center,
several fraternal orders and several churches.

The Braddock area has 2 open space areas, | park and 2 recreational facilities,
covering a combined total area of 8.2 acres, about 5.5% of the land area. The 2
open space areas are landscaped interior courts of city blocks. The recreation
centers are the Durant Center on Cameron Street and the Charles Houston Center
north of Wythe Street between Alfred and Patrick Streets. The City Park 15

located at the southwest corner of Fayette and Queen Streets.
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Vacant Land

About 8.1 percemt {(12.6 acres}) of the land in the study area is vacant The
vacant parcels are generally small and are scatiered throughout the study area.

MARY --LAND E

0 Land use within the Braddock area is split almost eveniy between
residential and non-residential uses.

o Residential uses are mostly low scale townhouses with a few garden
apartment type buildings.

0 Non-residential land uses include some newly constructed commercial
office buildings; more tvpically, non-residential uses are large scale
industrial buildings, warehouses and printing establishments.

ZONING

Zoning in the Braddock area is split almost evenly between residential and non-
residential; about 52 percent (80.9 acres) of the land area js zoned for
residential development while the remaining 48 percent (74.2 acres) is zoned for
industrial and commercial development. {See Table 2.) Zoning patterns resemble
the patterns of existing land use, with commercial and industrial zoning
concentrated around the metro station, in the northern triangle. along Henry
Street and south of Cameron Street; and residential zoning elsewhere.

TABLE 2
Existing Zoning
- Braddock Road Metro Station Area
% of
Sq. Ft. Acres Total
Industrial: I-1 1,590,513 36.5 23.5%
I-2 167,621 38 2.59%
Commercial: M-2 625,457 14.4 8.3%
C-1 35,168 0.8 0.5%
C-2 22,122 5.1 3.3%
C-2-B 3,744 0.1 0.1%
C-3 587,729 13.5 8.7%
Residential: R 3,285,151 75.4 48 6%
RC 67,968 1.6 1.0%
RM 169,000 39 2.5%
Total: 6,754,473 155.1 100.0%
6
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Residential Zoning

Most of the residential z2oning in the area is RB-residential, which permits
single family and townhouse homes at densities up to 22 units per acre (and
multifamily units and densities to 27 wunits per acre if built prior tw 1973}
There are also small amounts of RM and RC zoning, which allow 30 and 54 dwelling
units per acre, respectively.

Industrial Zoning

Industrial zoning covers 26.0 percent of the land area (36.5 acres). Except for a
small band of [-2 zoning north of the metro station, the rest of the industrial
zoning i1s I-1. The industrial zoning is concentrated in the triangular area north
of Madison Street and along Henry and Fayette Streets.

The I-1 zoning allows nonnoxious industrial activities including warehousing,
storage, distribution, light manufacturing; and most commercial uses, including
office, retait and service uses. In addition, under a Planned Unit Development
provision, residential uses are allowed. Densities and heights permitted under

I-1 zoning are a 2.5 F.ALR. and heights up to 77 feet by right. or 2 50 F.AR.

and heights up to 150 feet with a P.U.D..

Commercial Zoning

Commercial zoning in the study area is predominately M-2and C-3. Small amounts
of C-2, C-2-B and C-I zoning are also found in the eastern part of the study
area.

The M-2 mixed use zoning is located around the metro station. The M-2 zone
allows office, retail and residential development up to a F.AR. of 3.0 and a
maximum of 54.45 dwelling units/acre with heights up to 77 feet.

The C-3 zone is focused on the southern part of the study area, toward King
Street. The C-3 zoning allows office, retail and service development, at
densities up to a 3.0 F.ALR, and heights up to 77 feet. (Heights are further
limited 10 50 feet by the Parker Gray Height District over all areas now zoned C-
3).

The C-2 zone allows the same commercial uses as the C-3 zone at the same density
(3.0 F.ARR.), but allows heights up to 150 feet. All but one of the parcels
zoned C-2 have an overlaying height limit of 50 feet because they are located in
the Parker Gray Historic District. The one C-2 parcels with a 150 foot height
limit by right is part of the parcel on which the metro station is built. The C-
2 zone also allows conversion of existing row-units into residentjal uses.

The small amount of C-1I zoning is located east of Alfred Street along Princess
and Oronoco Streets, The C-i zoning allows commercial and residential uses at
densities up to a 1.0 F.AR. and heights up to 150 feet.  Again, herghis are
actually limited to 50 feet by the Parker Gray Historic District.

Theoretical Development_ Potential

In theory, given the density and height restrictions of the zoning, over 4
million gross square feet of commercial development could be built by right on
potential redevelopment parcels (Table 3 and Map 33 Most of this develormen:

016



could occur in the industrial areas north of Oronoco Street. This does not
include any existing development or development that could be achieved under the
P.U.D. provision of the I-1 zone which allows densities up to 2 5.0 F.AR..

TABLE 3

Maximum Development Allowed by Right
With Existing Zoning
Braddock Road Metro Station Study Area

Maximum
Site Size Existing Maximum Height Maximum
Site* (5q. Ft) Zoning F.A.R. {(F1.) Gross Sq. FI.
1 528.249 I-1.1-2 2.5 77 1,500,707
2 100.405 1-4 2.5 77 285.24)
3 190,102 1-1 2.5 77 540,063
4 62,867 I-1 2.5 77 178,599
5 87,137 I-1 2.5 77 247,548
6 50,534 I-1 2.5 77 143,619
7 20,995 I-1 2.5 77 59.645
g 48.079 -] 2.5 77 136,588
9 63.540 1-1 2.5 7 180,514
10 77.176 -1 2.5 77 219.250
bl 76.793 C-3 3.0 50 261,794
12 83.409 C-3.1-1 3.0 50 284,349
13 46,954 I-1.C-3 2.5 50 133,392
14 34,473 C-3 3.0 50 117,522
Total 1.470,733 4,288,830

* Site numbers keved 10 map of Potential Redevelopment Sites

Historic Districts

In addition to zoning, two Historic Districts provide development controis over
much of the Braddock area. Most of the residential areas and the commercial
areas toward the southern end of the study area are covered by the Parker Gray
Historic District, and the southeast corner of the study area is within the Old
and Historic District. The Historic Districts do not include most of the
industrial areas around the metro station, (See Map 4.) Within the Districts,
new construction and renovation, as well as the moving, removing or razing of
buildings must be approved by an architectural review board. In addition,
heights within the Districts are limited to 50 feer, regardless of zoning.
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Map 4
Historic Districts

Parker Gray Historic District

Sow and Historic District
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MMARY --ZONING

o Zoning in the Braddock area is split almost evenly bereer_n
residential and non-residential, with slightly more residential.

o Residential zoning is designed for medium density townh.ouse deyelopmem
whereas the commercial and industrial zones allow for high density
office development.

o The existing zoning would allow over 4 million sq. ft. of new
commercial development to be built in the Braddock area, which is
over 5 times the square footage of office already within the
Braddock area.

ECONOMIC ACTIVITY AND TRENDS

Prior to the onset of the Braddock Road Metro Station in 1983 there had been
virtually no significant development activity in the area.  Although there were
underutilized industrial parcels which could be redeveloped in conjunction with
the metro station, Metro related development was inhibited by the presence of two
large institutional uses abutting the station - the John Roberts Public Housing
and the Parker Grey School.

City acquisition of the surplus Parker Grey School and the decision by the
Alexandria Redevelopment and Housing Authority to relocate the residents and sell
the housing site provided the opportunity for planned development near the metro
station and for spurring real estate activity on adjacent industrial properties.

The City was. able to acquire both sites and then require that these sites be
redeveloped for a mix of commercial and residential uses. The Braddock Place
project is located on the Old Parker Gray School site, directly northeast of the
metro station. The first phase of the Braddock Place project, completed in 1986,
consists of almost 363,000 gross square feet of office and retail space in four
mid-rise buildings. The second phase of the Braddock Place project, completed in
1988, was a 42 unit residential townhouse development. Planned for the future
are a 120 unit mid-rise apartment building and an additional 65,000 s5q. f1. of
office space. The Braddock Place office space was absorbed very slowly and is
currently at 60% occupancy, with PBS as the major tenant. The Braddock Place
townhouses sold rapidly. (See Map 5.)

The.Colecroft project is located directly south of the metro station, on the
previous site of the John Roberts public housing. Originally planned as a mixed
use project with a substantial office component, the project evolved into a
predominately residential development. A 131 unit townhouse/garden apartment
phase was completed in early 1988. An additional 156 apartment units and 20,000
square feet of office space are planned for the project. The completed
residential units at Colecroft were sold very quickly, and the assessments of
these residential units increased by almost 30% the first year.

The only other new development in the immediate Metro station area is a small
(13,000 square feet) office building at 1000 N. Payne St., completed in 1987,
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A major mixed use, residential, office and retail project is being planned fo_r
the 2.3 acre Washington Cold Storage property adjacent (o Braddogk Place.. This
project includes 288,000 net square feet of commercial office, ret.axl and
restaurant space and 183 residential units. The Braddock Center project was
approved by the City, Spring 1988, and represents the first mixed use project on
private property in the Braddock Road Metro Staticn  area.

Some redevelopment activity has also been occurring along the Henry Street
commercial corridor. One large office project and a significant number of small
commercial projects have been developed. The large project is the Tycon office
building with about 212,000 square feet, covering most of the block bounded by
Henry, King, Fayette and Cameron Streets. The Tycon office space was also
absorbed very slowly into the market. The small projects are primarily townhquse
style offices, located along Henry Street south of Oronoco Street.  In addition,
the US. Post Office relocated to a new site on Henry Street, south of Wythe
Street.

Potential Development Sites

Although there is limited potential for development on vacant parcels, there are
a number of sites in the study area which are lLikely to undergo redevelopment in
the future. As shown previously in Table 3 and Map 3, there are some 33.76 acres
of redevelopable industrial property throughout the Braddock Road Station Area.
One key indicator of a site’s redevelopment potential is a low building
assessment relative to its land assessment; this implies underutilization of the
parcel, In the Braddock study area, most of these wunderutilized sites are
located in the northern triangular area and along Fayette and Henry Streets. In
fact, all of the sites north of Oronoco have strong redevelopment potential
Most have industrial or auto-related commercial uses, such as warehouses,
distribution and storage faciliies and garages housed in obsolete structures.
Many of the industrial parcels have assessed building values which are 20 percent
or less of the assessed land value.

SUMMARY -- ECONOMIC ACTIVITY

o Existing industrial properties in the area are ripe for more intense

redevelopment; assessed land values far exceed assessed improvement
values.

0 The industrial zoning in the area is obsolete; except for the Hennage

Printer’s renovation, no new industrial construction has occurred since
1982,

0 The area has been slow to absorb large amounts of speculative office
space and is not a major office center

0 The market has produced townhouse scale office along Henry Street, even

though the theoretical development potential under the zoning was much
higher.

o Residential renovation and rehabilitation has occurred and new
residential development has been rapidly absorbed.

o] Ther_e are approximately 37 acres of industrial property at various
locations which are potential- redevelopment sites.
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ANSPORTATION
Street System

Except at the boundary of the study area, the street system in the Braddock area
is a basic grid pattern. Route 1 is the major north-south route through the
area. The major east-west movements within the study area oO¢CcCur on Braddock

Road, and Madison, Montgomery and Pendleton Streets.
1974 Major_Thoroughfar lan

The 1974 Major Thoroughfare Plan classified streets throughout‘ the_City into five
categories; expressways, arterials, primary collectors, residential collectors

and local streets. (See Map 6.)

The Braddock area is bisected by a major north-south arterial, Route 1 (Palricg
and Henry Streets), and another major north-south arterial, Washington Street, is
directlv outside the Braddock area’s boundary to the east. The portion of
Braddock Road within the study area was also designated an arterial in the 1974
Major Thoroughfare Plan. These streets, as the arterial classification implies,
are designated to handle large volumes of traffic through the area. Route |, on
Patrick and Henry Streets, has three lanes in each direction. Braddock Road
currently has only two lanes, one in each direction.

West Street, Pendleton Street and the one-way pair of Madison and Montgomery
Streets were designated as Primary Coilectors in the 1974 Plan. Another primary
collector, King Street, is directly outside of the study area to the the south.
As primary collectors, these streets are intended to serve traffic between
arterials and between. residential collectors and arterials. West Street is a
north-south two-way street with only one lane in each direction. Pendleton
Street is an east-west two-way street with one lane in each direction. Madison

and Montgomery Streets form a one-way east-west pair, with two lanes in each
direction.

Columbu§ and Cameron Streets are both designated as residential collectors in the
1974 major thoroughfare plan. Columbus street is a two-way north-south street

with one lang in each direction and Cameron Street is one-way west within the
study area, with two lanes.

All other streets in the study area were not designated in the 1974 Major
Thoroughfare Plan and are therefore considered local streets.

Existing Traffic Flow

The heaviest traffic volumes within the Braddock area occur on Patrick and Henry
Streets (Routg 1), a major arterial. Their 1987 peak hour flow was about 240—0
northbound in the am. and southbound in the p.m.. Much of this traft”ic1 is
through ‘traf'fic; that is, the traffic is not originating from nor destined for
Alexandria iocations. West Street is probably the second most heavily trafficked
north-south route in the Braddock area. In addition to handling traffic destined
for the metro station and nearby development, it provides access to Braddock
Road, a major east-west route through the City. Traffic counts for West Street
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and Braddock Road are not available; however, it is estimalgd that tl.-ne ':’els-‘
Street/Braddock Road intersection is near capacx'ty at peak periods and 1§ hf?'}
1o be one of the most congested intersections in the Braddock area as traffic

Increases.

In addition to Braddock Road, the major east-west routes in the study area are
Madison and Montgomery Streets, a one-way pair. Madi‘son and Montgomery St_reets
provide the primary access between Route | and.Washmgton street. Thg Madison/
Washington and Montgomery/Washington inters..ecuops_are nearing capacity and are
likely to experience heavy congestion as traffic within and through the Braddock

area increases.

Recent and Planned Capital Improvements

Most of the capital improvements projects for the Braddock area help improve
east-west movement, improving access 1o the metro station and the redevelopment

area.

Several changes were made in the street system in conjunction with the opening of
the metro station. The Braddock Road/West Street intersection was signalized and
channelized. This project facilitated bus turning movements into the metro
station. Also completed in conjunction with the metro station was the Metro
access road between the station and First Street.

Just north of the study area, the new Monroe Street bridge, providing access over
the railroad vards for Route 1, was recently completed. The new bridge replaces
the old bridge with the same number of lanes, two in each direction and an
additional  left turn northbound lane. In conjunction with the bridge project
Fayette Street is being extended to connmect to Route 1. This will improve access

to the development around Braddock station, and the station itself, from the
north.

Two-other imprpvements in the Braddock area street systermn have been approved and
are in the Capital Improvements Plan. These include the widening of Braddock
Road from M1 Vernon to West Street, including the railroad underpass, from two

lanes to four lanes; and the extension of Montgomery Street from Henry Street to
Fayette Street (one way westbound).

Future Traffic Flow

Relgardless of the level of future development in the Braddock area, traffic

vo umefs through_ the study area on Route | are likely to remain heavy; R‘oute 1 is

;gemo th(e: main _north south routes from areas south of Alexandria to the

arer; g:?l,l ;zstal C:tgd.and the District.  Future development within the Braddock
; a an additional traffic burden Develo i

levels allowed by existing zonid " milli e feor of - comrenical
ig (over 4 million square feet of 1

_ commercial

would generate much more traffic than the arterials and collectors in the are;

could handle and would force subs i
_ : tantial amounts of i
residential, streets in the area. of traflic onto the local, and

Devel%pmem in commercial uses to the maximum densities allow
:spr?ﬁ:r:tlggme;no Ooparc}:a!sl within the Braddock area would add a demand for
. vehicles to the traffic flow in th i

AP ¢ e area during the a.m.
c;;n;Cin.Thg t}?tal amount of devglopment rights is too’ great fc?r the carrpie;k
¥ Ot the street system.  Mixed use dezvelopment would generate  less ;eag}'

ed by current zoning
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more balanced flow of traffic in and out of

i } i mercial
the area. For example, development in a 50-50 mix o_f res:dirllclim;d:n: dc:nr?and o
uses to the maximum densities allowed by current zomngﬂ:‘? 1 add & ool these
approximately 5.000 vehicles 10 the a.m. peak hour (See.Tables j &_5.,
vehicles would be leaving rather than entering the area. 5

nour traffic and would also provide 2

TABLE 4

Maximum Development Allowed by Right
Under Existing Zoning
and Peak Hour Auto Trips Generated**
Braddock Road Metro Station Study Area

Max, Max. Estimated Estimated
Site Size Existing Max.  Height Gross AM. Pe.ak P.M. Pea-k
* {Sg. Ft.) Zoning F.A.R. (F1.) Sq. Fi. Hour Trips Hour Trips

ite

| 528,249 1-1.1-2 2.5 77 1,500,707 2.251 2,071
2 100,405 1-1 2.5 17 285,241 4594 470
3 190,102 -1 25 77 540,063 B55 798
4 62,867 I-1 25 77 178,599 330 319
5 87,137 1-1 2.5 77 247,548 437 418
6 50.554 I-1 25 77 143,619 274 266
7 20,995 1-1 25 77 59,645 129 128
g 48.079 1-1 2.5 77 136,588 262 255
9 63.540 1-1 2.5 77 180,511 333 32
10 77,176 1-1 25 77 219,250 364 378
11 56.793 C-3 30 50 261,794 459 437
12 83,409 C-31-1 30 50 284,349 492 469
13 46,954 1-1,C-3 2.5 50 133,392 257 250
14 314,473 C-3 3.0 50 117,522 230 . 225
Total 1,470,733 4,288,830 7,196 6.804

* Site numbers keved to map of Potential Redevelopment Sites,

*x% H :
Based on ITE trip generation rates and equations for general office.

Publi ransit cilities

The_ Bragldock area is well served by Public Transit. The Braddock Road Metro
.Statmn. is located within the study area and the King Sireet Metro Station 1is
:fnmedxately south of the study area. In addition, all of the City's four Dash
lines  have routes through the Braddock area, as does one metro bus line.

.. . An
?ddmo_nal thres _Metrobus lines have routes along King and Washington Streets
immediately outside of the Braddock Study area and close enough 10 providé

service to people living and/or working in the Braddock area.

17

0026



TABLE §

Peak Hour Auto Trips Generated By
Mixed Use Development at Maximum F.AR.s
Allowed Under Existing Zoning**
Braddoch Road Meiro Station Area

Max, Max. Estimated Estimated
Site Size Existing Max.  Height Gross A.M. Peak P.M. Peak

Site*  (Sq. Ft.) Zoning FAR. (Ft) Sq. Ft.  Hour Trips Hour Trips
28,249  1-11-2 25 77 1,500,707 1.416 1,408
é ?00.405 1-1 2.5 77 285,241 349 357
3 190,102 1-1 2.5 77 540,063 599 607
4 62.867 1-1 2.5 77 178,599 235 24]
5 87,137 i-1 2.5 77 247,548 285 287
6 50,554 -1 2.5 77 143,619 219 23]
7 20.995 -4 25 77 59,645 113 §22
8 48,079 1-1 2.5 77 136,588 198 206
9 63.540 1-1 2.5 77 180.511 246 255
10 77,176 I-1 25 77 219,250 239 nkY)
1 56.793 C-3 3.0 50 261,794 324 33
12 83,409 C-3,1-1 30 50 284,349 348 356
13 46,954 1-1,C-3 25 50 133,392 183 189
14 34473 C-3 3.0 50 117,522 165 170
Total 1,470,733 4,288,830 4919 4,998

Site numbers keyved to map of Potential Redevelopment Sites.
Mixed use with 350% residential and 50% commercial uses assumed; based on ITE trip

trip generation rates and equations for general office and residential condominiums;
assumes 900,'sq.f1./d.u. on average.

The Braddock Road Metro Station, located on the western edge of the study area at
Braddock Road and West Street, opened on December 17, 1983, The Braddock Road
Station 1is part of the Huntington Yellow line, extending from downiwown D.C. to
the Huntington Station in Fairfax County. In 1982, it was estimated that the
Braddock Station’s service area contained 2.62 square miles or 16 percent of the

City.  This includes about 35,000 people. or about 30 percent of the City's
population,

The station includes five bus bays, twenty kiss-and-ride spaces and bike parking.
Permanent parking is not provided at the Braddock station. Al of the City's

four DASH bus lines provide service to the Braddock Metro Station, as does one
Metrobus line.

During Braddock station’s first month of operation in December 1983 the average
weekday boardings and alightings numbered about 1500. In 1987 this had increased
to about 5100 boardings and alightings per weekday, with slightly more people
alighting at Braddock than boarding. March 1988 data shows that on a typical
weekday during the 6 to 9 am. period, about 1420 people board at Braddock
Station while 275 people alight. During the 3 to 630 p.m. period, about 430
people boarded at Braddock Station while 1385 got off at Braddock Station. These
numbers show clearly that the Braddock Station is used primarily by persons
living in Alexandria 1o get to work elsewhere, rather than by people living
outside of Alexandria commuting to work in Alexandria.

Y
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SUMMARY -- TRANSPORTATION

. _ or
o The Braddock study area does not have good vehicular accessir;:‘i\.mam
porth-south routes, Patrick and Henry Srreets {Route 1) are a \

near capacity and the east-west access 18 poor.

including those currently planned,
t access through the area,
d the adjacent redevelopment

o Capital improvements in the area,
have focused on improving the east-wes
including access to the metro station an
sites.

the study area’s boundaries

i k Road metro station within
e g Str th of the study area, the

and the King Street metro station directly sou
Braddock area has excellent metro access.

o

o The existing street system cannot handle all of the -trafﬁc that would
be generated if redevelopment occurred 1o the maximum allowed under the
existing zoning; mixed use development would help djacrez_ase the total
amount of peak hour traffic as well as balance the directional flow of

traffic.

URBAN DESIGN

Density, Height and Use Character

The Braddock Road area is comprised primarily of two to three story single family
and row housing built in the 1930's and 1940s. A small percentage of units were
built prior to 1900; these are located close to Old Town, away .from key
redevelopment areas. Intermixed among the residential uses are some commercial
uses, which are also very low scale and low density. Toward the northern end of
the study area along N. Fayette and Henry Streets are light warehousing
opgrations and other light industrial uses. Although many of these industrial
buildings have large footprints, they are generally low scale (1-2 stories) and
have overall low densities.

New dE\'e.IOpment along Henry Street has tended to be small scale, with townhouse
scale__off'lce predominating. Only two new major projects that have notable
densities and heights have been built to date; both are at the edges of the study
area. The Braddock Place office buildings north of the metro station at the
western boungary of the study area have an overall floor area ratio (F.A.R) of
3.0 and are six stories high. The Tycon building (1101 King St.), coveriné .moi.t

of the block bounded by H i i
e plack bound y Henry, Cameron, Fayette and King Streets is 6 stories

:Jor;gtlrjl. }-Ienry an_d Fayette St'reets the properties have industrial zones that
25”;:1(1} 3aolow ;)yhnght commercial office developments at a2 maximum F.AR. of
. .0 an eights up to 77 feet directly ] e s
_ : ' y adjacent to townh
residential areas A similar situati i i Kong ons
. uation exists with roperti i
Cameron Streets.  Zon i o be developed ¥ %29
. ed C-3 commercial, these parcel
cam - Lme . parcels can be developed to a2 3.0
R.. However, a height restriction of 50 feet and other restrictions are on

most of these parcels because of i i thi
. th B .
District. eir location within the Parker Gray Historic
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Redevelopment of the industrial and commercial parc_els in the Blraddock area wogid
not change the almost 50-50 balance between industrial/commercial  and rgmdentfal
use of land. However, if redevelopment replaces most of the low scale industrial
structures with taller and/or bulkier commercial building:s, the cha_racter of the
area would dramatically change. A substantial in¢rease In commerc:a@ mass over
most of the redevelopable areas would change the balance between resxdem':al and
commercial, weakening the residential character of some of the‘ area, particularly
where existing residential uses would be adjacent to new commercial.

The industrial zoning allows buildings with tremendous foot prints and large
masses directly adjacent to the very low scale residential structures.
Redevelopment that could occur under the existing zoning would only be required
to make minimal allowances for transition between the existing low-scale
residential structures and what would be built.

General urban design guidelines and principals prescribe that low scale
residential areas should be buffered and/or protected from intense commercial
development. Controls for density, setbacks, height and massing should be used
to decrease the negative impact of commercial development when it is directly
adjacent to residential uses and to provide transitions between low-scale
residential and more bulky commercial development.

In addition to scale and density transitions, organizing different wuses along
different street frontages can help minimize the negative impacts of adjoining
uses. If a street, such as Fayette Street, has primarily residential uses along
the frontage on both sides, a residential character c¢an be more easily achieved,
creating a sense of community. Where commercial and residential uses do front on
the same street, the commercial uses should be of a similar scale as adjoining
residential in order to preserve and strengthen a residential character.

More intense commercial development would be most appropriate in the area north
of the metro station, where low scale residential is not located and parcel sizes
provide room for transitions in scales and densities. One or two key buildings
with high heights in this area could serve as a focal point for the area, but
development in the remaining areas should have buildings that are at moderate
scales relating to the existing scale of the built area.

Pedestrian Access and Visual Character

Thg street grid system for vehicular and pedestrian circulation and the strong
residential element in the Braddock area provides a solid foundation for

prov}ding a well defined pedestrian environment, Existing pedestrian paths,
particularly to and from the metro station, need improvement.  Visually, the area
suffers from a lack of streetscape treatment, Street trees are inconsistentlv

located and many properties in the immediate vicinity of the Metro Station are
fenced off from public walkways.

Pedc::strian paths to and from the metro station need delineation. This can be
achieved through the provision of street trees, street lighting, accented
crosswalks and crossings at controlled points across the heavily trafficked Route
I and other. major streets. The pedestrian environment could further be improved
by encouraging private development to adhere to minimum standards which inciude
pedestrian areas or plazas, seating, landscaping, streetscaping, etc..

20
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The City's Capital Improvements Plan currently includes some limited 'injprovemems
in the Braddock area, including some undergrounding of utilities, some
streetscaping and improvement of a linear park between Braddock Road and Kn_\g
Street metro stations along the metro right-of-way. These planned projects wili
help to improve the visual appearance of the area and pedestrian access to the
metro station.

Two streets within the Braddock area will undergo the most change as
redevelopment occurs: Henry and Fayette Streets. Strong redevelopment potential
exists on almost all of the blocks between these two streets, primarily north of
Oronoco Street. Henry Street has a largely established character, with
commercial and industrial development predominating along this heavily trafficked
street and should remain commercial.

Favette Street has a less identifiable character, with some commercial uses at
the lower edge, then, moving north, several blocks of low-scale residential, two
blocks of industrial, two blocks with industrial to the east and residential (0
the west, ending with industrial at the northern edge. Fayette Street is
potentially a strong residential street, with the established residential wuses to
the south and new residential wuses built and planned toward the north. The
Braddock Place mixed use project sited the residential townhouse component along
Favette Street and has an approved site plan for a mid-rise residential building
along Fayette. On the next block, to the north, there is an approved site plan
for a large mixed use project which includes a high-rise residential building
along Fayette Street.  With the substantial amounts of existing residential uses
along Fayette, it is not an appropriate location for intense, high scale,
commercial development, The residential character of Favette Street can be
developed by providing for additional residential uses along Fayette Street,
design standards to guide new development and a streetscaping program.

UMMARY--URBAN D

o Currently, almost all of the Braddock area has a low scale, moderate
densitv character.

o The existing zoning within the area does not provide for any
transitions between existing low scale moderate density residential
areas and potential higher density commercial areas.

o0 Even if the 50-50 balance of residential and non-residential land uses
does not change within the area, redevelopment of all the
underutilized _parcels to the levels allowed under existing zoning could
dramatically change the character of the area.

o Fayeue Street, currently a mix of residential and industrial uses, will
change dramatically as redevelopment occurs and could be developed as a
residential street to strengthen and link the old residential uses
toward the south and the newer residential uses toward the north.

0 A pedestrian link and streetscape plan needs to be established for the

area in order to improve pedestrian access and visual character, and to
reinforce the residential identity of residential streets.

21

0050



LAND E POLICY HISTORY

In the 1960's and 1970's City policy in the Braddock area focused on improving
the residential neighborhoods through the removal of blighting _if\fluencgs and the
improvement of housing stock. In 1972 as a response to declining nelg'hborhood
conditions in an area including the Braddock Study area, the City estabhsheq the
Potomac East Neighborhood Improvement Area as a special district to receive a
comprehensive program of planning and capital expenditures. The program -resulted
in the implementation of public improvements during the 1970's, including the
construction of the Charles Houston Community Center, the renovation of the
Durant Center pool facility, the upgrading of public right-of-ways and several
parks and beautification programs. In the mid 70's the emphasis of the
conservation program shifted to improving housing quality in the area. The
Potomac East Conservation District, including most of the Braddock study area,
was established. Low or no interest loans were granted to residents of that
district for home improvements and many blighted properties within the District
were acquired by the City for renovation and resale. CBDG funds were used by the
City to implement many of the programs under the Conservation plans, including
public improvements, and loans and grants to rehabilitate housing.

Resolution 276, adopted by City Council in January 1974, stated that City policy
would be to "preserve and maintain (the Braddock area) as a predominately
residential community” and that the City "...will strive to preserve the
opportunity for homeowners of all income levels to reside (there)..and to find
effective ways to protect residents from the threat of rising land values and
taxes resulting from speculation and development.”

The 1974 Consolidated Master Plan for the City reaffirmed the City's policy of
strengthening and improving the residential neighborhoods within the Braddock
area and also promoted development of the area around the then-proposed metro
station.

The 1974 Master Plan specifically recommended that the residential character of
the Braddock area be preserved; that redevelopment, where appropriate,” emphasize
residential reuse and the relocation of displaced families; and that traffic be
channeled away from residential streets. The 1974 Plan also encouraged the
relocation of industrial uses from many parts of Planning District 1, including
most of the Braddock area.

The 1974 Plan identified the Braddock Road Station Area as one of nineteen
development areas within the City, because of its proximity to the then-proposed
metro station and its large amounts of redevelopable industrial land. Mixed use
development, with an emphasis on residential uses, were recommended for the area,
particularly within walking distance of the metro station.

In 1973, the final decision was made to place a Metro Station at the Braddock
Road location. Two studies, the 1975 Report of the Committee on Potential Growth
Areas and volume II of the 1976 Alexandria _Metro Station Impact Studv each
addressed development potential in the Braddock metro area by examining a range
of development scenarios. Both studies considered mixed use development,
including residential, retail and office uses.

In order to promote redevelopment adjacent to the Metro station, in May 1981 the
City rezoned the site of the surplus Parker Gray School, located on Madison and
Favette Streets. for mixed use and offered the parcel for sale for office. retajl
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and residential development. In February 1982 another surplus City property
located immediately adjacent to the metro station, the former site of the John
Roberts Public Housing, was rezoned for mixed use and offered for sale by the
City.  As with the Parker Gray site, a mix of office. retail and residential wuses
were envisioned for the site.

Resolution 845 was adopted by City Council in 1982 in conjunction with the
rezoning of the John Roberts site for commercial development.  This resolution
reaffirmed Council’s “"commitment to maintaining, in their current uses, the
remaining residential, recreational and school properties in the vicinity of the
Braddock Road Metro Station area."

In 1982, The Braddock Road Station Area Plan was adopted by the City. The major
goal of the 1982 Braddock plan was to minimize the negative impacts on the
residential areas while still providing redevelopment opportunities generated by
the Metro station, scheduled to open in 1983, The parcels north of Madison
Street, including the Parker Gray School and the John Roberts Homes sites; and
the parcels along Henry and Fayette Streets north of OQOronoco Street were
designated for redevelopment. The commercial and industrial corridor south of
Oronoco along Henry Street was designated for revitalization and the rest of the
study area was designated for preservation. Major new development, both
commercial and residential, was recommended only within the area designated for
redevelopment. Within the revitalization area, lower scales of commercial and
residential development were proposed. The rest of the area was designated for
preservation of the existing primarily residential wuses and only infill
development on vacant parcels. (See Map 7.)

In anticipation of increased traffic generated by the metro station, several
street system improvements had been approved by the City in order to improve
traffic circulation. The West Street/Braddock Road intersection was improved to
facilitate movement into the metro station and the metro access road between the
station and Fayette Street was built. In addition the widening of Braddock Road
between Mt. Vernon Avenue and West Street was approved, as was the extension of
Fayette Street north of Route 1 and the extension of Montgomery Street from Henry
Street to Favette Street,

In 1986, City Council considered the rezoning from commercial to residential of
95 parcels with residential uses located within areas designated for residential
uses in the 1982 Plan. Council finally rezoned 5! of the 95 parcels considered.
Generally, the parcels which were not rezoned were found by Council to be of "an
established commercial nature" even though they were within an area the approved
1982 plan recommended for residential land use.

The City established the Parker Gray Historic District in 1984, primarily in
response to citizen concern about development pressures arising from the
proximity of the Braddock Road Metro Station. Covering much of the Braddock
study area, the Parker Gray District seeks to preserve and protect the
architectural and cultural character of the approximately 40 block predominately
residential neighborhoods.  Within the District, new construction and renovation,
as well as the moving, removing or razing of buildings must be approved by a
review board. The blocks within the Parker Gray District are also protected by a
height district which restricts heights to 50 feet or less.
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Map 7

Policy Areas (1982 Plan)

1 - Redevelopment

2 - Revitalization

3 - Preservation

4 - Metro Right-of-Way
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In general, the policies adopted and implemented by the City throughout_ the
1970°s and 80°s consistently reflect a commitment to two separate and sometimes
conflicting goals: preservation of the residential areas and development around

the metro station.

The goal of preserving the residential areas was reflected in the establishment
of the Potomac Conservation District and reaffirmed continuously in subsequent
plans, resolutions and rezonings. The 1974 plan promoted residential
preservation and called for modest development levels near the metro station and
relocation of adjacent industrial wuses in order to protect the residential area.
The development potential of land around the metro station was acknowledged in
the 1974 plan, but very moderate levels of development were envisioned. However,
other than the continuation of residential renovation and rehabilitation programs
in the context of the Potomac Conservation Plan, little was done to implement any
of the 1974 Plan's recommendations for the Braddock area. No attempt was made to
rezone the large amounts of industrial zoning to a mixed use or even commercial
zone, even though industrial uses had been deemed inappropriate and mixed use
promoted as desirable. Within the areas designated as residential, large areas
of commercial zoning existed but no attempt was made to rezone them to
residential until 1986 when 51 residential parcels were rezoned from commercial
to residential.

The City's decisions, in 1981 and 1982, to promote the intensive redevelopment of
the surplus John Roberts and Parker Gray sites adjacent to the metro, marked a
turning point in City policy for the area. For the first time, the City was
encouraging more intense development around the metro station. The goal of
residential preservation was certainly still considered critical, as evidenced by
the Council resolution (#845) issued concurrently with the rezoning/redevelopment
. decision stating Council’s commitment to maintaining existing residential uses in
the Braddock area. But the decision to promote redevelopment around the Braddock
Station also signaled the City’s intention to encourage and actively promote
development adjacent to the metro station. The City reaffirmed this position in
May, 1986, when it approved a P.U.D. for a mixed use project including office,
residential and retail uses at heights up to 149 feet and an F.A.R. in excess of
4.0,

The 1982 plan further defined the dual goal of residential preservation and metro
redevelopment. and recommended specific implementation strategies for balancing
the two conflicting goals. The plan clearly demarcated the areas for
preservation and the areas for redevelopment, calling for very strict development
controls within the preservation area and more intense mixed use residential and
commercial development in the redevelopment area.

Mixed use residential and commercial development, a strategy that had been
emerging over the past decade, was used by the 1982 plan as the major means of
accomplishing and balancing the redevelopment/preservation goals for the area.
The 1982 plan argued that "mixed uses are appropriate for the redevelopment area
because they are flexible in responding to a variety of needs. Problems of
achieving transitional building scales, appropriate adjacent uses, compatibility
with existing uses, and market responsiveness can best be achieved through a
mixed use strategy. In contrast, a single use redevelopment strategy may be less

sensitive and less able to achieve the goals of compatibility with a residential
area and the use of the metro."
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In order to implement the mixed use strategy, the plan called for rezoning of the
redevelopment area to the M-2 mixed use zone, which allowed mixed use
residential, office and retail development up to 77 feet with a maximum floor
area ratio of 3.0 and a maximum residential density of 54.45 units/acre. However,
except for the two surplus parcels the City offered for redevelopment, none of
the parcels within the Braddock area have been rezoned to mixed use. Even those
areas which have been designated for mixed use commercial and residential
development as early as 1974, stili retain I-1 and 1-2 industrial zoning. The I-
1 and I-2 zoning do not require or even encourage mixed use development, but
rather allow total commercial or industrial development at substantial densities
and scales. I-1 and I-2 zoning also remain along Henry Street, south of
Oronoco Street, an area where City land use policy has been to promote lower
scales and densities of commercial development, the adopted 1982 plan recommended
development of a new lower density mixed use zone for application to these areas,
but a new zone was never developed. One mixed use proposal at very high
densities was approved on 1-1 zoned land with a P.U.D.

Within the primarily residential area, designated for preservation, large amounts
of commercial zoning, including C-3, C-2, C-2-Band C-1, remain. The City did
consider rezoning 95 residential parcels with commercial zoning in areas
designated for residential from commercial to residential zoning in 1986 and
finally rezoned about half of them. The others were deemed “essentially
commercial” even though used residentially and zoned residentially., because they
were in what the City considered to be established commercial areas. This
failure to rezome half the parcels sugpests that the boundaries between
commercial and residential areas in the plan need to be examined in order to
ensure that no essentially commercial areas are included in the areas designated
for residential land use. This suggests, in turn, the need for a less
generalized land use map which can better reflect specific City land use policy.

SUMMARY --POLICY

o The City has consistently encouraged redevelopment around the Braddock

Metro station and preservation of residential uses within the Braddock
study area.

o Although past plans for the area have called for a mix of uses and
lower density development on some parcels, City Council has not

impleme_nted these adopted recommendations through the application of
appropriate  zoning.

ISSUES

The analysis reveals several major issues which need to be addressed in the plan

o ho.w to protect and strengthen the viability of the residentia)
neighborhoods.

0 how to create transitional land uses, building scales and building

densities to protect residential areas from high density

redevelopment. commercia]
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{ vacant and underutilized
dd transit ridership, tax base
street systemn and

o how to ensure appropriate develop_rnent 0
industrial and commercial properties to 2Gd
and vitality to the area without overwhe}mmg the
without harming adjacent residential neighborhoods.

identia! Preservation

With over 40 percent of the land in residential uses, the Braddm.:k area has ;
substantial residential base. The residential areas are modgrate in densllty a;'l
low in scale, with some historical significapce. The City has' consistently
expressed a desire to preserve these residential  areas. .The resgdennal a;eas
are more economically viable than in the past; many blighted units bave been
demolished or rehabilitated and residential assessments an'd §ales are increasing.
The economic viability, residential zoning and Histqnc District w:ll. help ensure
preservation of most of the existing dwelling units, b_ut the residential area
needs additional protection from the effects of intensive and/or encroaching
commercial activity.  Most of the residential blocks in the Braddock area are
only a few blocks from commercial activity or from zoning which allows relat.wely
intense commercial activity. Transitions between intense activity and establlxshed
residential areas need to be provided; commercial activities within or adjacent
to the residential areas should be low in scale and density in order to protect
the residential uses. The residential areas could also be strengthened by
encouraging additional residential uses on adjacent sites. Finally, there are a
few residential uses which currently have commercial zoning, rezoning these
residential uses to residential zones would further protect the residential uses,
and limiting or refusing commercial to residential rezonings would also ensure
residential preservation.

R velopment

Most of the redevelopable parcels have industrial zoning and light industrial

uses Sucl? as warehousing, storage and distribution. The industrial uses are
housed'm old, often obsolete buildings and are sited on land which is
substantially more valuable than the buildings. The industrial uses and the

im.iustrial zoning, allowing new industrial uses, are clearly inappropriate in
this area, near the metro station and adjacent to the residential areas. Most of
the industrial uses will certainly be replaced with more intense commercial uses
as_the value of the land continues to rise, the already obsolete industrial
buildings deteriorate further, and the availability of sites in other favored
development areas decreases. Under existing industrial zoning, redevelopment
would probably be primarily commercial, although residential could be built under
the.P.U.D. provision of the I-1 zone on some of the larger parcels. The existing
zoning would allow almost 4.5 million square feet of development in the Braddock

area on redevelopable commercial and industrial i
parcels, which would penerate
over 7,000 a.m. peak hour vehicles. s

Appropriate Development

Three_majo'r factors determine what is appropriate development in the area. They
are City-wide goals; the market; and the local context, including adjoining land
use, the street system and urban design issues. City goals can support a ver
w:dg range of potential development which is then limited by what is ec:cm-:n'nic:all'y
feasible.  But the major factor defining appropriate redevelopment is the Ioc;l
conte'xt‘. Redevelopment must provide for appropriate transitions in scales and
densities adiacent to the established low-scale residential area in order W
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and intrusions into the

character
Redevelopment  must nol generate

. ) a1
avoid overshadowing of the residentia

] . o

Fes e omes o llghthatndthzhaaciza‘s street system can handle and cannol
1 ter than wha

traffic volumes grea
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interest, open space and pedestrian access.

Commergial Redevelopment

1t is obviously in the City’s

aesthetic

interest to encourage intense commercial

i v the City has a substantial amount of
developrpentl f?r ffggm:::f;nsaevgg:;eg. and redeve_lopment in other ‘locau;mi(,)
ooy su:tab':' hm'- better located for intense commercial development. cces: to
:ﬁ::neB?:dc:aclif Al:ea is fairly poor, with 2 increasingly congested hstreetm?nstt;:al
with little opportunity for improyement. And_ th;ere ;r':ce?nt etr0 plow-scale
development areas in the City which are not directly da ) e a significant
residential areas. On the other hand, the Braddock Area loels ad : %addock
amount of redevelopable industrial land near a .metro station; and the Br o
area's location in Planning District I near the King Street Development area,

Town and the North Waterfront is relatively desirable.

Intensive redevelopment of all the industrial parcels in commerc:a-l uses woul.d
impact the adjoining low-scale residential areas. Although the ratio of land in
residential vs. commercial and industrial land uses would not charllge
significantly if all of the redevelopable iand is developed in intensive
commercial uses. relatively low bulk, low scale buildings could be replaced by
medium to high scale, high bulk buildings resulting in a substantially increased
commercial character for the area.

The traffic that could potentially .-be generated by intensive commercial
development would overwhelm the Braddock area arterials and collectors, forcing
traffic onto the residential streets. Even the residential streets could not
realistically handle the potential increase in traffic that would be generated by
total commercial redevelopment at allowable densities. While it is difficult 1o
examine the Braddock Street network outside of the context of the entire
Alexaqdria street system because of the large amounts of through traffic, several
local issues must be addressed. The Braddock Street system, at the vérv least
must be able to handle the traffic generated by new development on redevell:»pment’
palrcels. The area's location, bisected by Route 1 and bounded by Washington and
K(;qg_ Streets results in large amounts of through traffic 'which SIace an
additional burden on the area’s streets system. The street system within the

f;fai:«i:i;]ctl;) area sho%:i behdesigned loc move the traffic through the area as
/as possible, while minimizin i i
residemin) o | g the impacts of the traffic on the

Residential Redevelopment

The Braddock area ajreadv ha i i
: 3 $ a substantiali resident;
rapid sales of the Braddock and Cclvlec:rc)f‘ty et

Brad ! irabili i i
Dra lJc:.::::kofarea.; dgs;rabmty as a residential location. There IS a very limi
i commerrec?a ]enltllsaelslyfzoned vacant land in the City. Residential usesy co:::)tee::
or commercially zoned land
redevel k v and. In the Brad -
opable parcels have industrial  zoming, which daes :c?:k ”area, fthe
: anow or

residential )
_ Uies except under the P.U.D. provision Mixed yge ;
- ‘ ~ Zonmn co
~UZD fomponent on parcels < g <Could

PTOmIGIe Or require a residential
S dlent RN

O E

. ] character, and the
residential  units atrese to the
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residential uses, cresting new residential opportunities while also |:_>rov1d1ng fc'r
2 transition between existing low scale residential and any new higher density
commercial development in the area. The Braddock area p_rov@es an excellent
opportunity for providing new medium and high density residential development

within the City.

Mixed Use Redevelopment

Past land use plans for the Braddock area have called for redevelopment in a mix
of commercial and residential uses. Mixed use was used in the 1982 plan' as yhe
major means of accomplishing and balancing the redeveiopment ar‘ld residential
preservation goals for the area. The 1982 plan argued that- mixed use _was
appropriate in the redevelopment area because it was more flexlbl_e. than a .sm‘gie
use strategy in responding to a variety of needs, including transitional _bunldmg
scales, appropriate adjacent uses and market responsiveness. However, mixed use
zoning was never implemented for the area other than on the two parcels sold by
the City for redevelopment.

A mix of commercial and residential redevelopment for the Braddock area is in
concert with both city-wide goals and the market. It would provide for commercial
development opportunities while also providing for new residential wnits in the
City. A mix would promote round-the-clock activity, improving safety. A mix of
uses would probably also maximize metro usage. A residential and commercial
mixed use land use strategy would also help to avoid or mitigate conflicts which
are likely to arise between the residentiai and commercial land uses.

A residential/commercial  mixed use area between more intensive commercial uses
and established low scale residential neighborhoods would provide a transition in
uses, and c¢ould also provide a transition in scales and densities, helping to
strengthen the residential character of the established residential areas.

A mixed use strategy could help to mitigate some of the potential traffic impacts
of development. Even at maximum densities, a mix of residential and commercial
uses generates fewer vehicles than total commercial development. In the Braddock
area, it was illustrated that total commercial development of all of the
underutilized parcels would add 45 percent more vehicles to the streets during

the a.m. peak hour than would developing the same parcels at the same densities
but with a 50-50 mix.

A .rr?ixed use strategy applied to most of the redevelopable parcels would
facilitate the organization of uses around streets. Fayette Street could be
developed as a residential - street, thereby strengthening the residential
character of that section of the area and also providing a link between older
established residential uses along Fayette Street and the newer residential units
at Braddock Place and any other new residential uese along Fayette Street.

Implementation

As noted aboye, the concept of mixed use in the Braddock Area is not new; the
1982 plan designated all of the commercial areas in Braddock for mixed uses. Nor

15 _the concept of ensuring appropriate transitions in density and scale between
residential and commercial uses new: this is also discussed in the 1982 plan.

ngev_er, these and "many other past recommendations were never implemented
prlmar:l__\‘ dug to the lack of appropriate zoning.  The citv has several mived use
zones, meluding  the M-2 zone developed  for the Braddazh  ares The M-2 zane

29

0036




permits a mix of uses at a maximum F.A.R. of 3.0, a maximum of 54.45 dwelhpg
units per acre and heights up 1o 77 feet. However, the M-2 zone does not require
or even promote a mix of commercial and residential development, rathe( it allows
total commercial development. In any case, the M-2_zone was never apphed. }q any
parcels in the Braddock area other than on the sites of_ the two City mmat_ed
projects; rather, the industrial zoning remamed.. lndustrfa! zoning also remains
within the primarily residential area, allowing uses inappropriate _wnhm a
residential area at densities which are also inappropria}te directly adjacent to
residences. If the City wishes to ensure that appropriate development occurs,
it should implement new zones which promote the land use goals.

SUMMARY -- ISSUES

o Although a number of past City policies have helped strengtben the
established residential areas, the residential areas need addmonz}l
protection from the effects of future commercial development in the

area.

o The industrial uses and zoning on many of the parcels near the metro
station are obsolete: redevelopment of the parcels is desirable and
inevitable and new zoning is needed on the parcels to provide for
appropriate redevelopment.

o Redevelopment of the parcels in all commercial uses at the intensities
allowed under existing zoning would dramatically change the character
of the study area, would not provide needed transitions between existing
residential uses and would generate more traffic than the areas street
system could absorb.

o The study area is an excellent location for new residential development.

0 A mixed use redevelopment strategy on most of the redevelopable parcels
wopld: strengthen the existing residential uses by providing for additional
residential uses and transitions between new commercial development, would
decrease the traffic impacts of development and increase metro usage
would help preserve the existing character of the area. ,

0 New zoning is needed to implement land use goals for the area. A mixed
use zone which does not merely allow, but which promotes or requires a
mix of {esideptial and commercial uses is needed on parcels where a mix
gf' uses is desired. Zoning which provides for appropriate transitions
in scales and densities between the existing low scale residential areas
and any new development is also needed.
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GOALS AND OBJECTIVES OF THE PLAN

The goals of this plan are 10 preserve and strengthen the residemial areas
within the Braddock Road area, to protect residential areas from high density

commercial office development abutting existing residential uses, and to
encourage mixed use development, 10 inciude residential uses, near the Metro

Station. To achieve these goals, the plan includes the following objectives:

o Preserve the residential areas by retaining the existing resi'den_tial
zoning, vigorously adhering 10 the Parker Gray Historic District standards,

and rezoning commercially zoned residentially used land to residential.

o Strengthen the residential area by providing for height and density
transitions between commercial uses and existing residential uses, by
encouraging new residential uses adjacent to the existing residential uses,
and providing for the development of Fayette Street as residential.

&
r o Encourage higher density commercial development in areas accessible to the
metro station and away from the established residential neighborhoods.

o Provide for mixed use zoning which encourages or requires a mix of
residential and commercial uses on sites where mixed use is desired.

o Provide for zoning which ensures height and density transitions between
established low scale residential areas and areas of potentially more
intense commercial development.

o Remove industrial zoning to prevent further industrial uses.

o Decrease the traffic impacts of development and maximize usage of the
Braddock_ Metro Station by providing for a mix of residential and
commercial uses on redevelopable parcels.

o Provide for efficient traffic circulation by improving east-west access.

o lmprove access to the metro station by improving east-west vehicle access

and creating a system of pedestrian Li i
1 : nkages between th
residential areas. ; the station and

o Impr_mfe safety by.promotil}g round-the-clock activity in the area by
providing for a mix of residential and commercial uses.

and pubhcq\\tj C_n.ssw{'ecl pre-ownersip opportunite
housing / '
— E ncouraqe Stability ,{ the eYishng Znd Future
residentia) areas yincwding +h¢/area devoted

\ncome rental”or ‘ 4
the policies set forth in ESTZ&?, 2‘@ reaffirms
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AND E RECOMMENDA NS

The existing land use plan for the area is shown on Map 8 The proposed land use
concept for the study area (Map 9) provides for medium density commercial
development on most of the parcels west of Henry Street and North of Madison
Street, and higher density residential development adjacent to the medium density
commercial uses, southward along the northern half of Fayette Street and directly
south of the metro station. The areas of existing moderate and low density
residential development, generally west of the Henry Street corridor south of
Pendleton Street and east of the Henry Street corridor, are designated for lower
density residential wuses. The Henry Street corridor is designated for low
density commercial development. The commercial areas along King and Cameron
Streets are designated as the Central Business district, because of their
location within and adjacent to the City’s central business district. This land
use concept for the study area is translated into more specific land use
designations which are shown on Map 10 and described below.

Medium Density Commercial Development

In the 1974 and 1982 Master Plans for the Braddock Area, the blocks north of
First Street were designated for mixed wuwse. The parcels are zoned 1-1 and are
currently the site of light industrial activities. The proposed designation of
these blocks is Office Commercial Medium (OCM), medium density and  scale
commercial development. These parcels are more appropriate for denser and higher
commercial development than the rest of the study area; they are more removed
from residential areas and are directly adjacent to the RF&P railroad tracks and
the heavily trafficked Route | and Monroe Avenue bndge The OCM designation
allows for all commercial development

Higher Densirv Remdennal Areas

South of First Street, west of Henry Street is a transitional area between
existing residential uses and the relatively higher density commercial area
provided for to the north. Medium to high density mixed use development with a
substantial residential component is recommended in order to provide the
transition in uses and densities, but also to reinforce the residential character
of the Braddock area, maximize metro usage, reduce potential traffic impacts and
provide round-the-clock activity in the area.

The Braddock area presents an excellent opportunity for providing medium and high
density residential development within the City. The success of the Colecroft
and Braddock Place residential components, as demonstrated by the unit's rapid
sales, attest to this area's desirability in terms of residential development,
and the large, underutilized parcels make residential redevelopment possible,

The parcels directly adjacent to those designated OCM for medium density
commercial development are designated for Commercial Residential Mixed Use
(CRMU), mixed use with at least 48-Percent residential ar medium or high
densities and limited densities with no residential.

In the absence of residential-commercial mixed use on the CRMU designated blocks,
commercial development should be kept at moderate levels. Without the
residential component of mixed use to serve as a transition between residential
areas and more intense commercial development, lower densities and scales of
commercial development should provide that transition. Furthermaore, the strest
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Map 8

1982 Land Use Plan
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system in the Braddock Road metro station study area would be unable to handle
the high volume of traffic which would be generated if all of these commercial
parcels would be allowed to develop entirely as higher density commercial uses.
A mix of uses would mitigate some of the traffic problems anticipated from
development by reducing the amount of traffic during the a.m. peak hour and
promoting a bi-directional traffic flow (in-bound office trips against outbound
residential trips).

Moving southward west of Henry Street the parcels are also designated CRMU, but
with lower densities since these parcels are surrounded on three sid,egs___b_y,Mleson
existing lower density residential uses. These parcels south of Washe Street
are designated CRMU, mixed use with at least}y4® percent residential at medium
densities and limited densities when residential is not part of the project. The
proposed land use, CRMU, will allow for continuance of existing uses on these
blocks or commercial redevelopment at low scales and low intensities, similar to
those allowed under the SCL designation, which are unlikely to impact the
surrounding residential areas. This plan recommends allowing increased
development if the blocks are redeveloped for residential or mixed use commercial
and residential development. Both higher density residential and mixed use
residential-commercial development could provide the same transitions as low
density commercial development.

Development on the Washington Cold Storage block northeast of the Braddock Place
development, at the southwest corner of First and Favette Streets, should relate
physically to the existing Braddock Place development. The commercial component
of this mixed use block is designated as high to allow for more density and
height than allowed in the rest of the mixed use area because this block is not
adjdcent to established low scale residential areas.

Because they are surrounded on three sides by residential development, the
Security Storage block and Old Dominion Printer’s site are ideally suited for
redevelopment 2as residential. If the blocks are not developed as residential,
they should be developed in 2 mix of residential and commercial uses so that the
residential uses can be used as a transition between any new commercial
development and the surrounding residential. Should the owner choose to develop
as commercial only, densities should be kept low in order to reduce traffic
impacts of the new development and ensure compatibility with the surrounding
residential uses.

The residential components of these mixed use areas should be oriented, where
possible, along Fayette Street. There is already a significant amount of
residential development along Fayette Street and orienting new residential
development toward Fayette will provide a focus for new residential development
and help link it to established residential areas.

Lower Density Commercial Area

The rest of the parcels along Henry Street are designated for low density
commercial development, the parcels east of Henry Street and north of Pendleton
Street are recommended for Service Commercial Low (SCL), while the remaining
parcels, toward the south, are designated for Commercial Low {CL). SCL and CL
both provide for very similar types of land use: low scale, low intensity
commercial which is compatible next to low scale residential areas, including
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retail, service and townhouse scale office. In addition, SCL allows for limited
clean light industrial or service uses which are compatible with residential; SCL
w i Cogr r density and heights (50") than does CL @),
altows slightly greate Y g (50") 35’/4‘5'W|TH‘}UP.
Generally, the areas designated SCL and CL are on blocks with small parcels and
fragmented ownership. All of the SCL and CL areas are directly adjacent to
existing low scale residential development and within the Parker Gray Historic
District. These two land use designations, CL and SCL, would allow for low
intensity commercial development similar to that which has been occurring along
Henry Street over the past few years. This form of development is compatible in
scale and density with the adjacent historic residential areas. The two half
blocks are designated: SCL rather than CL because of existing uses which are not
likely to redevelop in the near future and which are not harmful to the
neighborhood.

Central Business District Area

The third commercial area within the Braddock Road Metro Station area includes
atl of the blocks south of Cameron Street as far west as West Sireet and a few
adjacent blocks, These are commercial blocks strongly tied to either King Street
or Washington Street development. No residentially zoned parcels are included
within this area, although there are a few residentially used parcels which
Council has previously declined to rezone to residential.

Except for the blocks facing Henry Street, the existing land use plan calls for
residential land use over these blocks. However, the zoning is predominately C-
3, with small amounts of 1-1, C-2 and C-1] and the uses are almost all commercial,
primarily office with some retail, service and very light industrial. This
subarea of the Braddock Area is unique in that it is tied directly to the City’s
Central Business District. Some of the blocks are within the City’s CBD, while
others are directly adjacent to it. As such, this area is generally appropriaie
for a higher density of commercial uses than found along Henry Street. All but a
small part of this area is covered by either the Parker Gray or the Old and
Historic Districts. As such, much of the existing lower density development
within this area is already protected from redevelopment at significantly higher
densities.

Proposed land use over this area is Commercial Downtown (CD); rerail, office,
service, hotel and residential activities within the central business area at
high densities and limited heights. Commercial-Residential Mixed Use (CRMU);
mixed use with at least residential at medium densities and limited densities
with no residential; andf Commercial Low (CL); low intensity office, retail and
service; are proposed onfthose blocks further removed from the central commercial
corridors, providing a tgansition back to residential.

50%

The block at the northwest corner of Fayette and Cameron Streets is proposed for
CRMU. CRMU would allow the existing commercial and light industrial development
on this block to remain; but promotes residential or a mix of commercial and
residential development by allowing more density if mixed use redevelopment
occurs. Surrounded on three sides by residential development, this is another
block within the area which is inappropriate for high density commercial
redevelopment but which would make an excellent location for residential
redevelopment or for a mix of residential and commercial development.

|
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Commercial Low (CL) is proposed along Alfred Street, northeast of Princess.
These CL parcels at the northeast corner of Princess and Alfred Streets are
actually within a residential area; since commercial uses already exist they are
recognized with a commercial designation but are designated for only low
densities to ensure compatibility with the bordering residential parcels.

Residential Area

The rest of the study area is designated for Residential Medium. The 1974 Master
Plan and 1982 Braddock Road Metro Station Area Plan also designated these areas
as medium residential. These ares are well established residential
neighborhoods, with a few scattered isolated commercial uses. Almost all of the
area is within the Parker Gray Historic District and zoning is predominately RB,
with some RC, RM, C-1,C-2and C-2-B.

This plan seeks to preserve the residential areas and protect the existing
residential neighborhoods from encroaching commercial development. Therefore, it
is recommended that existing residential structures be retained and renovated,
where possible, and that infill residential development occur on vacant parcels.
Even though there is a considerable amount of commercial zoning in the area east
of Patrick Street, north of Princess Street and south of Wythe Street, these
commercially zoned parcels are residentially developed, and it is recommended
that the commercial zoning within this area be eliminated, except in the few
scattered instances where commercial uses are already occurring. Such uses
should be allowed to continue. A few scattered neighborhood oriented commercial
uses within an area like Braddock can be beneficial for residents; however, a
delicate balance between commercial and residential development exists and should
be maintained. A large part of the Braddock area is already designated for a
range of commercial activities. While isolated commercial activity at low
intensities and Jlow scales within the residential area is not necessarily
detrimental, increasing conversion of residential property to commercial
endangers the residential nature of the area and should be controlled. Increased
commercial uses within the residential areas should not be allowed.

Land Use Recommendaticns:;

The following is a summary of the proposed changes to the Land Use Plan, as
discussed in general in the previous section.

Staff recommends that the Planning Commission and City Councit Adopt the
"Proposed Land Use" {Map 10) to replace the Braddock Road Siation Area Plan and
1974 Master Plan for the Braddock Area. The sites proposed to be changed from
the 1974 and 1982 plans are shown on Map !} and are summarized beiow.

1. From Mixed ommercial Residential Mixed e (High Density).

The blocks south of First Street, west of Henry Street and north of Wathe—and
Madison Streety have been designated for Commercial Residential Mixed Use to
provide for intense redevelopment of the large industrially zoned parcels.
Commercial Residential Mixed Use will provide a transition between the
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Map 11

Proposed Land Use Changes -
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2.

existing low scale residential 10 the south and the commercial development
proposed north of First Street. Slightly more height may be appropriate on
the Washington Cold Storage plock which is well located to serve as a focal
point for the development ared and which is not adjacent to existing low
scale residential areas. The residential component of future development in
this CRMU-H ared should focus OB Fayette Street, while the commercial
component should focus on the heavily wrafficked Henry Street.

In May, 1988, while this plan was in process, the City approved 2 special use
permit for the Washington Cold Storage site. The proposed Braddock Center is
a mixed use residential, office and retail project with a 4.25 F.A.R. and
heights grading up to 149 feet. While this density and height are generally .
not appropriate, this approved project should be grandf'athered in if built.
If the approved project is not built, densities oOn the Cold Storage site
should be consistent  with the other CRMU-H parcels, although higher heights
may be considered for this parcel through an 5. U.P. process.

From Mixed Use 10 Qffice Commergial Medium.

These parcels north of First Street are recommended for designation as Office
Commercial Medium. Although not directly adjacent 10 lower density
residential  areas and near the metro station, these parcels have limited
vehicular access. Development should focus on First and Fayetie Street 10
create a node with Braddock Center, with transitional densities and heights
further north and east as the area nNarrows and begins 10 abut the low scale
residential areas 10 the northeast.

From_ Mixed Use 1o Qffice Commercial Medium.

The Association of Old Crows Building 13 designated OCM to reflect existing
use. .

From Mixed Use to Commercial-Residemigl- Mixed. Use.

The Colecroft site is designated Commercial Residential Mixed Use 10 reflect
existing use.

From_Metro Right of Wav, Mixed_Use and Residential 10 Vulity.

The water tower and metro right-of -way aré¢ designated unility to reflect
existing use.

From Mixed Use 10 Commercia!-Residemial Mixed Use {(Medivm Density]..

are located south of Madison 5T alond Fayetteand
These commercial parcels! @i i and currently being used

for predominately light industrial activities, are proposed for Commercial

Residential Mixed Use at medium intensities. This designation allows for the

continuance of low intensity light industrial activities compatible with the

adjacent medium density residential areas Of commercial redevelopment at low

scales, but encourages redevelopment with a mix of residential and commercial

uses by allowing slightly greater heights and densities for projects which

include residential,U se5.

From Mixed Use Medium 10 Institutional.

The site of the y.S. Post Office is shown as Institutional to reflect
existing use.

oy,
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From Mixed Use Medium to Service Commercial Low.

,Eqrcn.lsigencral\;
These — adjacent to Henry Street on the west and low scale

residential neighborhoods 1o the east, are proposed for service commercial
low to allow existing low intensity commercial/industrial uses to continue
and to ensure redevelopment at low scales compatible with the adjacent
residential uses.

From Mixed Use, Mixed Use Medium and Residential to Commercial Low.

These parcels are adjacent to established low scale residential areas. in the
middle of the area covered by the Parker Gray District. This area is
designated for appropriate development adjacent to the low-scale residential
development. The Commercial Low designation proposed for these parcels
aliows low intensity retail and service uses and townhouse scale office, up
to 3 1/2 stories.

From Mixed Use Medium and Residential to Commercial Downtown.

These blocks are strongly tied to either King Street or Washington Street
development, which comprise the Alexandria Central Business District.
Accordingly, this area is designated Commercial Downtown which provides for
retail, office, service, hotel and residential activities within the central
business area 2t medium to high densities and limited heights. Included
within this CD area are some parcels which were designated as residential on
the 1982 plan. The commercially designated area has been expanded to include
additional adjoining areas where those areas are primarily commercial in
nature. Although medium to high densities are aliowed, most of the area is
within the historic districts which protect the existing structures from
redevelopment. The portion of the area west of Fayette Street is not
included in a historic area and Council declined to extend the historic area
to cover these blocks.

Mixed Use (Medium Densitv).

From Residential t

These parcels are currently used for commercial/light industrial uses and are
adjacent to low scale residential uses on three sides. Staff recommends a
Commercial Residential Mixed Use land use designation which would allow the
continuance of the existing low density uses but would encourage residential
or residential/commercial uses should the land be redeveloped. If the land
is redeveloped in commercial uses, with no residential wuses, the commercial
redevelopment should be low in scale and density to protect the surrounding
residential area. The low intensity c¢ommercial or the medium intensity
residential or the commercial residential mixed use allowed under CRMU would
all provide a transition between the more intense development within the core
CD area and the residential area.

From Residential to Commercial Downtown.
From Residential to Commercial Low.

These parcels are linked to development along Washington Street; they
represent a spread of commercial activity from Washington Street into the
neighboring residential areas. The parcels ciosest to Washington Street are
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designated Commercial Downtown, while the others are designated Commercial
Low. This proposed land use provides for a gradual decrease in commercial
intensity as distance from the Washington Street commercial area increases.

14. From Residential to Institutional.

The Alexandria Public Library on Queen Street is designated Institutional to
reflect existing use.

15. From en ce/Recreational, Institutional and Residential to Parks, Pyblic

Schools and Open Space.

The Linear park along the metro line, the Charles Houston Recreation Center
and park area around Jefferson Houston school are shown as Parks, Public
Schools and Open Space to reflect existing uses,

MMENDATIONS

Existing zoning in the Braddock Road Metro Station area is shown on Map 12. Most
of the residential areas are zoned RB, with some RC and RM, almost all in the
eastern part of the study area. Commercial zoning is predominately C-3 in the
areas adjacent to King and Washington Streets; and I-1, I-2 and M-2 in the areas
along Fayette and Henry Street and adjacent to the metro station.

Development of New Zones

In order to implement the land use changes proposed for the Braddock Road Metro
Station area, zoning changes are recommended within the Braddock Area. It is
particularly important that zoning provide a means for either mandating or
encouraging mixed use development on parcels specified for mixed use by
restricting pure commercial development to lower densities than those allowed for
mixed use. The existing industrial zoning covering most of the areas designated
for mixed use is inappropriate for the area and does not promote mixed use,
Parcels within the Braddock area recommended for low density commercial uses
(CL), also need new zoning to ensure low density development; most of the CL
areas are currently zoned 1-1, which allows very high densities.

The following zoning changes are recommended in order to implement the proposed
land use. In almost all cases, these recommendations involve development of new
zoning categories to reflect the types and scales of uses desired for a given
land use designation in the recommended master plan. These recommendations
should serve as a guide to the development and implementation of new zones. (See
Map 13 and Map 14 for proposed changes to the current ordinance.)

Non-Conformin se (ﬁ,!-
R

Another zoning issue in the Braddock study area is the existence of non-
conforming uses. There are seMen non-conforming uses (commercial uses operating
on parcels zoned only for residential) within the Braddock Road Metro Station
area. (See Map 15.) These sever non-conforming uses are shown on the attached

map. ‘Fo ur"
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