Coordinated Developmen
CRFOLX A CORPORATION

ThewScuthern y properties centered near Duke and S. Henry Streets has been
a fixture for many decades. However, much has changed around this site: the
completion of the DIP Renewal Area, the development of the remaining DIP
commercial projects, the westward expansion of Old Town, the redevelopment of the
King Street Metro Station area and new residential construction in the Southwest
Quadrant area.

The assemblage of a large underutilized property in the midst of a well located
built up area provides a unique opportunity for coordinated mixed use development.
The original Southern Plaza proposal for a mix of residential, office, retail,
hotel and community uses was one example of how an integrated development could be
applied to the Southern Railroad properties.

Unfortunately, the proposal was 100 dense and included building heights which were
out of scale with the surrounding residential areas. Nevertheless, this is not to
say that the concept of coordinated mixed use development, appropriately scaled
down to harmonize with the surrounding area, could not work. The Master Plan Task
Force recommended that this site be developed as a Coordinated Development
District.

The new proposal for a portien of the Southern Properties reflects a far more
modest effort which involves three acres at the cornmer of Duke and Henry Streets.
The project has been scaled down considerably with heights not exceeding 30 {eet.

At issue s whether the City believes that it is best to still pursue the concept
of a coordinated development for the Southern Properties and the abutting
commercial properties in this area or whether piecemeal development, even perhaps
piecemeal mixed used development is acceptable for this area.

Through Traffic

The diversion of through traffic into the Southwest Quadrant Area is a continuing
concern among residents of the area who experience daily the impacts of rush hour
traffic through their neighborhood. The residents west of S. Patrick Street have
been relatively protected from through traffic due to the lack of road connections
to arterial streets through their area. This situation could change with the
redevelopment of the Norfolk’Southern properties located at Duke and S. Henrv
Streets. . CORPCRATION

During several neighborhood meetings in Southwest Quadrant area, the community
expressed major concerns about the potential generation of heavy volumes of
traffic as a result of the redevelopment of the Norfoll$Southern property
along Duke, S. Henry and Wilkes Streets. They were particularly concerned with
any direct connection of S. Fayette Street or S. Payne Street through to their
neighborhood.

Specifically the neighborhood made the following recommendations:

1, That S. Pavne, S, Favette and S. West Sireets not be allowed to extend
through the development site between Wilkes Street and Duke Street.
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That Wilkes Street not be allowed to make a connection between Hoiland
Lane and S. Henry Swreet (U.S. Route 1) or to S. Pavme Sireet south of
Wilkes Street.

e

3. That Eisenhower Avenue not be connected to U.S. Route 1.

Staff supported these recommendations.
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RECOMMENDATIONS

00675



GOALS AND OBJECTIVES

The primary goals of this addendum to the Southwest Quadrant Area Plan are 1) 10
protect the adjacent residential neighborhood f{rom inappropriate commercial uses
and densities resulting from redevelopment of adjacent indusirially zoned
properties; 2) to protect the historic character of the area north of Duke Street
by moderating redevelopment densities and heights; 3) to protect residential areas
from through traffic resulting from redevelopment of the area; 4) to promote
coordinated mixed use development on the Southern Properties and abutting
commercial properties while minimizing traffic impacts to adjacent residential
areas.

The Plan Objectives Are:

0 Provide height, density and use transitions between exisung residental
and institutional uses and future development.

0 Promote 2 moderate scale and density for future commercial development
along Duke Street and a design which is compatble with the adjacent Old
and Historic District.

o Promote coordinated mixed use devetopment of the redevelopable
commercial and industrial properties between West, Wilkes, S. Henry and
Duke Street.

0 Prevent additional roadway connections which might induce commuter
traffic through residential streets.

o Rezone industriaily zoned properties that are used for institutional and
utility purposes to zoning categories that are more appropriate  for
these uses.
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PROPOSED CHANGES TO THE LAND USE PLAN

Staff believes that the most appropriate land use designation for the blocks
bounded by Duke, Henry, Wilkes and West Streets is Coordinated Development
District under the theory that the best way to promote an integrated and
coordinated mixed use development in this area is to require a CDD pian for the
entire area. The original Southern Plaza proposal was developed under this
approach.

The Southern Plaza developer is now proposing a | [/2 block project at the corner
of Duke and Henry Streets instead of the original 4 square block project. This
approach suggests that the area, in all likelihood, wiill be developed into
several, individualized, self contained, uncoordinated projects. Should the City
approve this smaller project and forego pursuing the Coordinated Development
District approach, this Plan recommends that the remainder of the area fronting
Duke Street up to West Street and north of what would have been Wolte Street be
developed for moderately scaled commercial office uses.

The area south of what would have been Wolfe Street and fronting Wilkes Streer
should be developed for a mix of medium density residenual townhouses and
apartments to provide a compatible transition to the existing Southwest Quadrant
neighborhood.

Because the buildings along the north side of Duke Street are low scale and within
the OId and Historic District, this plan recommends that the buildings on the
south side of Duke Street, at least for the first 100 feet, be included within the
Old and Historic District in order to guarantee the compatibility of the buildings
on the south side of Duke Sireet with existing buildings on the north side.

The block bounded by Wolfe, Pavne., Wilkes and West Streets is occupied by an
industrial  establishment which is only marginally compatible with the nearby
residential areas. Im the future, as the blocks between Wilkes and Woife Stress
become residential, this incompatibility will only become more pronounced.

The plan calls for a gradval phasing out of the industrial activity along the
north side of Wilkes Street by calling for residential development. Should the
industrial activity remain as a nonconforming use, it should be buffered from new
residential development to the east.

The 1974 Adopted Consolidated Master Plan for the Southwest Quadrant Area is shown
in Map 4. The proposed changes to the plan are shown in Map 5 and the new
proposed Land Use Plan is shown in Map 6.

Should the major property owner seek to develop his property as a coordinated
mixed use development under a CDD, the City should consider rezoning to that
category with appropriate design and use principles.

1. Erom Industrial 1o Sffies—Commersimi= -CP— OFFICE COMMERCIAL

These properties located on Duke Street between S. West and S. Henry
Streets are currently etther vacant railroad properties or underutiiized
industrial properties. It is recommended that redevelopment of this
area be compatibie in density, height and in use with the residential
and commercial office townhouse structures that are located across Duke
Street, and brought under the purview of the B.AR.
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2. From Industrial to Residental Medium

This area is located north of Wilkes Street between South Henry Street and S.
West Street. These properties are currently underutilized railroad
facilities and industrial businesses. Because of the close proximity to
the residential townhouses on Wilkes Street and S. Henry Street and the
lack of commercial access to the area, it is recommended that medium
density residential development occur in this area. This would provide
a  transition Dbetween the existing residential neighborhood and any
proposed office/commercial redevelopment along the Duke Street area.
¢ CRESIDENTIAL MEDIVN
3. From Institutional 10 Reimhemme—ijesmem &N TFRE—DEV RSP HENT—SHET R e-F
NORFORY ORPDRATION
This property consisting of 1.1 acres is owned by uthern » Reasbsoad— and is
currently being used as a storage yard for the Yirginia Clay Products
business. This plan recommends that this use be phased oui as residences
are developed in the blocks between Wolfe and Wilkes Street to the east.

4, From Instirutional o Utilitv/Transportation

This property consisting of 39.6 acres contains the sanitation treatment
plant, the City’s Print Shop and Records Center.. Because of the type of
use of this property, the utility land use designation is an appropriate
caregory.

5. New Designation to Utility/Transportation

This area consist of the right-of-way for the Capital Beftway.  This
area was not given a land use designation on the 974 Long Range Land

Use  Map. The recommendation tec designate this  area
utility/transportation  is consistent with the way in which the area s
being used.

PROPOSED ZONING CHANGES

The foilowing zoning changes are recommended to implement the Proposed Land Use
Plan. In most cases these recommendations involve the 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 a new zones. Map 7 shows current
zoning. Map 8 reflects the proposed changes to the zoning map and Map 9 shows the

proposed new zoning map. )
1. Rezone from I-1 and 1-2 10 CHfidammiiiitringi—hirdo
OFFICE COommeRciaL (OC)

These properties are located on Duke Street between S. West and S. Henry
Streets and are owned by Southern Railroad and by Fannon Heating and
Fuel. The commercial densities and heights currently zllowed on these
properties are inappropriate next to the Qld and Historic#Dstrict. The “ALEAMNDRI,
OC designation is designed to produce moderately scaled, moderate
density commercial buildings. To assure design compatibility with the
adjacent development on the north side of Duke Street, the Plan
recommends that at least the first 100 feet south of Duke Street between
West Street and S. Henry Street be included in the Old and Historic ALEXANDR)A
District and be subject to Board of Architectural Review.
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From [-2 10 R-tsee RB Residential =virireetmmee

RA A~ YWLY | -FRmLY
This area is located north of Wilkes Street between South Henry Street
and South West Street. These properties are currently underutilized.
They coni2in a railroad office/testing facility, Data Mail operation and
a building materials business. Bocaililemtlatiitetloitailihtu g Rt o b sod
=G QAR e P R G b bl - AP0 -25PRCIALN Bl O R G N L S-St R,

R L s TS s AP PPO Sl (T E PO T— O — e —3 e
IO mtelllidipiadat, ~Ferofoss, This Plan recommends that Wilkes
Street be rezoned (0 RB, but—thnt—thotrtertor—sitirpea -t

'e'B'B—R!#-whxch would allow amh—ﬂng—-r townhouses[ ‘F']TE-mm

W COMPRATIRALE W;Tu TIWE TOWNHOUIE £
O THE SOUTH SIDE OF WILKES STRECET .
3. From 1-2 to RB Residential Multi-Family

This area consisting exclusively of cemeteries is located on South Pavne
Streer between Jefferson and Wilkes Streets. Because 1t has been
recommended that this area be given an institutional land use and due 10
its close proximity to the existing 2 story residential townhouses
developments across S. Pavne Street, it is recommended that this area be

“rezoned to RB residential.

4. From -2 to Utnlitv/Transportation (U T)

These properties consist of a 39.6 acre sanitary treatment plant
facility, the City’s Print Shop and Records Center and right-of-way for
the Capital Beltway. The recommendation 10 change the zoning of these
properties to utility/transportation provides a zone that 1is consistent
with the way in which these properties are being used.

et ™

PROPOSED HEIGHT LIMITS

This Plan recommends that all heights within the Southwest Quadrant area be
reduced to a scale which is compatible with the residential and institutional
areas and with the Historic District. The heights in those portions of the
Southwest Quadrant which have a general height limit of 77 feet have been reduced
to either 45 foot or 30 foot in height by zoning. Map 10 shows heights ailowed by
right under the existing zoning. Map 11 shows proposed changes to the height
limits and Map 12 is the proposed new height map for this portion

Quadrant area. Wolke 51'fee+ shali be anowe::\. *o 1
' connecy 1o Hollara \are forusé |
asan ou-'nei- but shaii ot come

Further info the Southwest Quasvar. |
—ll---l-—j

TRANSPORTATION RECOMMENDATIONS

The Plan recommends affirmation of the following policies |

1. That the 300 biock of S. Payne Street not connect through 10 the 300
block of S. Payne Street.

2. That the 200 block of §. Favette Street not connect through to the 300
block of S. Fayette Street.

That Eisenhower Avenue not connect through to S, Henry Street {U.S.

' Route 1).
sy
4 -

OTHER. CECOMAESATIoNn 5 0075
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Existing Height Limits

A Special Use Perout With 150
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RESOLUTION
NO. MP=89=12

WHEREAS, under the Provisions of Section 9.05 of the City
Charter, the City Planning Commission may adopt amendments in the
Master Plan of the City and submit to the City Council such
revisions in said plans as changing conditions may make
necessary:.and

WHEREAS, the Department of Planning and Community
Development, as directed by City Council, has prepared the
Southwest Quadrant Small Area Plan for adoption as an amendment
to the 1974 Consolidated Master Plan of the City of Alexandria,
Virginia, as amended; and

WHEREAS, a duly advertised public hearing on said small
area plan was held on the 30th day of May 1989 with all public
testimony and written comment considered:; and

WHEREAS, the Commission finds that:

1. The Department of Planning and Community Development has made
comprehensive surveys and studies of the existing conditions,
trends of future develcpments and probable future reguirements- of
the City as a whole and of the geographical division of the City
within said small area plan which the Commission ratifies and
adopts; and :

2. The said Plan should be amended as shown in the Southwest
Quadrant Small Area Plan as revised by the Planning Commission
May 30, 1989; and

3. The said plan is necessary or desirable to guide and
accomplish a coordinated, adjusted and harmonious development of
the City and the geographical divisien thereof encompassed within
said small area plan; and

4. The said small area plan shows the Commission's long range
recommendations for the general development of the geographical
division of the City encompassed therein; and

5. The said small area plan is generally consistent with the
newly adopted Master Plan gocals and objectives for the City for
preserving neighborhoods and for directing ecconomic growth to.
appropriate locations for the general welfare of the citizens of
the City; and

6. Based on- the foregeing findings and all other facts and
circumstances of which the Commission may properly take notice in
making and adopting a master plan for the City of Alexandria,
adoption of the Southwest Quadrant Small Area Plan will, in
accordance with present and prokbable future needs and resources,

0079 1 Ap Aty
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best promote the health, safety, morals, order, convenience,
prosperity and general welfare of the residents of the City:

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission
of the City of Alexandria that:

1. The Southwest Quadrant Small Area Plan, comprised of
the maps, “plats, charts and descriptive matter attached hereto
and incorporated by reference, is hereby adopted in its entirety
as an amendment to the 1974 Consolidated Master Plan of the City
of Alexandria, Virginia in accordance with Section 95.05 of the
Charter of the City of Alexandria, Virginia; such Small Area Plan
to supercede all text and references to the geographic division
of the City Xnown as the Southwest Quadrant Area as may be
contained in the 1974 Consclidated Master Plan.

2. This resolution shall be signed by the Chairman of the
Commission and attested by its secretary, and a true copy of this
resclution accompanied by the Southwest Quadrant Small Area Plan
be forwarded and certified to the City Council.

ADOPTED THE 30TH DAY OF MAY, 1989,

T. Edward Braswell, Chairman

ATTEST:

S?ﬁldon Lynﬁ;:ijjretary
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BURPOSE OF THE PLAN

The purpose of this documeat is to update the Adopted 1974 Consolidated Master Plan
for the Southwest Quadraat area and to adopt a2 1988 Southwest Quadrant Area Plap as
part of the City’s new Master Plan. The 1988 Plan, once adopted, will serve as the
basis for future City Council policy initiatives and actions aff ecting land use,
zoning, capital improvements and programs in the Southwest Quadrant area.

ORGANIZATION AND CONTENTS

The Southwest plan is organized into two sections: Bagkeround and Issues and Blan

i 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 inciuding adopted pians, rezonings
resolutions and capital improvement programs. Based on this analysis this section
identifies issues which need to be addressed in the plan for the area.

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

BLANNING 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 Southwest Quadrant area, idenatification of
issues, review of the 1974 Master Plan 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 wiil be referred to the Zoning Task Force for input into the City-
wide zoning code revision effort. Based on the approved plan and revised zoning code,
the City will proceed with implementing appropriate rezonings in the area.
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RESCRIPTION OF AREA

The Southwest Quadrant arca is located in Planning District | in the eastern third of
the City, The area is bounded generally by South Washington street on the ¢ast,
Hunting Creek (City line) on the south, South Payne Street on the west, and by Wilkes
and Wolfe Strests on the north. (See Map 1.)

The Southwest Quadrant area is characterized by major north/south and east/west
roadways and other man-made and natural features which somewhat isolates the area and
which internaily creates barriers between neighborhoods. Washington Street, a major
north/south arterial, forms the ecastern boundary and divides "Old Town East" from
"Old Town West.® Franklin Street, an east/west arterial which runs through the area,
separates residences in the Dip Renewal area from residences immediately south.
Patrick Street (Route 1), a six lane north/south highway, is a major barrier dividing
residential areas to the east and west.

Wilkes Street, an old railroad right of way which connected the waterfront to the
Southern Railroad yard, forms part of the northera boundary. The other portion of the
northern boundary is the large ten acre Southern Railroad property whose tracks
create an effective barrier between the residences to the south and heavily
trafficked Duke Street to the north.

Another effective barrier isolating and protecting residences in the western portion
of the study area is the National Cemetary which separates the residential community
from Hooff’s Run and from the industrial uses in the Cameron Run Valley. Lastly, the
entire area is delineated to the south by the Capital Beitway and by Hunting Creek.

The Southwest Quadrant has a long and interesting history. The greater portion of the
Southwest Quadrant was not included within the City boundary until it was annexed by
the City some time during the turn of the century. A portion of the Southwest
Quadrant was part of the District of Columbia. The old District boundary line had an
alignment from the corner of South Payne and Wilkes Streets to the corner of South
Washington and Jefferson Streets.

Since the turn of the century the neighborhood has undergone a transformation from
predominanty industrial to residential. In the early 1900's through the 1920's land
uses in the area consisted of medium density residential uses such as row houses,
industrial uses such as warehouses and factories, and railroad facilities which
consisted of 2 roundhouse and repair shops.

Much of the land area south of Jefferson Street was not developed and remained vacant
until after the 1930's. During the 1940's and the 1950's most of these vacant
parcels south of Framklin Street and east of South Heary Strest were developed into
row houses and garden apartments.

By the mid-1960’s much of the older housing stock had become dilapidated and had
deteriorated beyond a state of repair. In order to improve physical conditions
within the neighborhood, City Council, in the late 1960's, established the DIP Urban
Renewal Program. Uader this urban renewal program, dilapidated residential and
commercial structures were either renovated or demolished. Redevelopment in the area
consisted of townhouses, garden and mid-rise apartments, a new church building
(Alfred Street Baptist Church) and several pianned office developments.
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Demographic Background

The 1988 population of the Southwest Quadrant area is estimated to be approximately
2,331 persons (Table 1). This represents an increase of 18.9 percent over the number
of persons who lived in the area in 1980, This increase is attributable to the
increase in the number of housiag units that were added to the housing stock after

1978, Because land area z2oned for residential development is almost 100 percent
built out, it is ot anticipated that the population will increase signif icantly.

An cstimated 552 persons worked at locations within the Southwest Quadrant area in
1988, not including self-employed persons. Because this area i$ primarily
residential and redevelopment of non-residentially zoned properties is limited to a
few sites, a significant increase in employment is unlikely.

TABLE 1

Estimated Population
Southwest Quadrant Area

197¢! 1980! 1988
Population 2,069 1,961 2,3312
Housing Units 899 , 1,100 1,318°
Average No, of
Persons Per Unit 2.30 1.78 1.77%

! SOURCE: US. Census.

¢ SOURCE; Estimates by the Department of Planning and Community
Development based on COG Round IV Forecasts.

3 SOURCE: Department of Planning and Commuaity Development.

EXISTING LAND USE (Map 2)

The Southwest Quadrant area consists of approximately 171.1 acres, Excluding public
right-of-ways such as streets and alleys, the area contains about 79.5 acres of land
area that are subject to land use and zoning controls.  Streets, alleys and the
right-of -way for the Capital Beltway consist of 91.6 acres (Table 2).

Residential Land Use

There are approximately 1,318 dwelling units within the Southwest Quadrant area in
1983. These residential uses conmsist almost entirely of medium density rowhouses or
townhouses, and mid-rise and garden apartments. There was a 46.6 percent increase in
the number of housing units that existed prior to 1970. This increase in the number
of housing units is attributable to the 447 housing units that were built through the

implementation of the DIP Urban Renewal Pragram and the 99 housing units that were
constructed by private development withour public funding.
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Commercial Land Use

Commercial uses cover about 1.5 percent (9.1 acres) of the developed land area.
Most of these commercial uses consist of low scale rerail shops and low density
commercial office uses that are located along South Washington Street and Franklin
Street. These commercial uses such as a bank, grocery store and restaurant serve the
local neighborhood. There are several other commercial uses that are located along
U.S. Route 1 and Franklin Street. These uses consist of several service stations and
an auto accessories retail store. These uses serve a clientele from a larger market
arca including commuters using Route 1.

Recreatiopal Land Use and Open Space

Approximately 11.5 percent (9.2 acres) of the land area is used for recreational
purposes. This recreational facility, located on Jefferson Street consists of a
former school site (Robert E. Lee School) that was converted to a community and
recreational lacility.

TABLE 2
Existing Land Use

Southwest Quadrant Area

Lang Uses Square Feet Acres Percent
Residential . 2,306,682 53.0 66.6
Commercial 397,740 9.1 11.5
Mixed Use 50,536 1.2 1.5
Industrial 9,935 0.2 0.3
Park, Open Spacs

or Recreational 399,175 5.2 11.5
Institutional 24,323 0.6 0.7
Utility 115,718 2.7 3.3
Vacant 137,845 28 X1
TOTAL 3,462,960 79.5 100.0

Qther Land Uses

Public utilities account for 3.3 perceat (2.7 acres) of the land area. This public
utility consists of an electric substation which serves the Northern Virginia area.

Mixed use development accounts for 1.5 percent (1.2 acres) of the land area. This
mixed use development consists of the Arch Hall town house commercial office and
residential development.

Industrial land uses accouat for only about 0.3 percent (0.2 acres) of the land area,
This industrial use comsists of a memorial (headstone) cngraving business. This use
is associated with the nearby cemeteries that are located aiong -South Payne and
Wilkes Streer,
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The only institutional use in the area consists of an animal shelter that is located
in the 900 block of South Payne Street. This site contains 0.6 acres which
represents 0.7 percent of the land area.

Yacant Land

The Southwest Quadrant area contains only about 3.6 acres of vacant land. This
represents about 4.6 percent of the developable land area. Vacant properties within
the area consist of several smail commerciaily zoned properties that are located on
US. Route | at Franklin Strest and a larger residentially zomed property that is
located in the Hunting Creek flood area. Before the latter property can be developed
it would be necessary to alleviate the looding conditions.

EXISTING ZONING (Map 9)

Excluding right-of-ways for streets and alleys, 77.6 percent (61.7 acres) of the
Southwest Quadrant area is residentiaily zoned. Most of this residential zoned
property, consisting of 40.6 percent (32.3 acres) of the land area, is zoned RB. The
RB zone allows townhouse development at 22 to 27.23 units per acre. Properties zoned
RM, which allows townhouse deveiopment at 30 to 43.56 units per acre, consist of
10.4 percent (8.3 acres) of the land area in the Southwest Quadrant area. Properties
zoned RC, which allows a greater number of units per acre (garden apartments at 54.45

units per acre), comprise 26.6 percent (21.1 acres) of the area’s land area (Table
3)

Properties that are zonmed for commercial use comprise 16.2 percent (12.9 acres) of
the land area in the Southwest Quadrant. These properties have a C-2 and C-2-B
zoning that allows commercial office and commercial retail uses as well as single
family, two family and multi-family residential uses. The C-2 zoned properties would
allow a maximum floor area ratio of 3.0.

Properties that are zoned for industrial uses conmsist of only 6.2 percent (3.9 acres)
of the land area in the Southwest Quadrant area. While 213,484 square feet of land
area (4.9 acres) are zoned for industrial use, less than 10,000 square feet of land
area is actually used for industrial purposes. Most of the industrially zoned
properties contain public- utilities, commercial uses or are vacant.

TABLE 3
Existing Zoning
Southwest Quadrant Area
Land Zoned Square Feet Acres Percent
Residential: RB 1,406,804 32.3 40.6
REM 359,719 8.3 10.4
RC 920,760 211 26.6
Commercial: c-2 343,973 12.5 15.7
C-2-B 18,220 04 0.5
Industrial: I-1 73,443 1.7 2.1
1.2 140,041 32 41
Total 3,462,960 79.5 100.0
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HEIGHT LIMITS

Height limitations within the Southwest Quadrant are affected by two sets of
regulations; height districts aad specific zoning categories (Maps 12 and 13).
Height is determined by whichever set of regulations is the more restrictive. For
example, if a property is within a height district which allows 50 foot high
buildings and the property is zomed RB with a 45 foot buiiding height limitation then
the limit is 45 feet as set by the zoning. If a property is zoned C-2 which allows
150 foot buildings but is in a 50 foot height district thea the maximum building
height is 50 feet as set by the district.

There are four height districts with the Southwest Quadrant area,

1. Washi This district is located within a 100 foot
setback from the center line of South Washington Strest to the City
boundary at Hunting Cresk. Development within this area is limited to 50
feet in height.

2 Historic District, This portion of the Historiec District is generally

located between the 100 feet setbacks from the center lines of South
Washington and South Patrick Strests between Franklin Street and the
Capital Beltway. Structures within this district are generally limited to
50 feet in height.

3 Urban Preservation, This portion of the DIP Urban Renswal area is located
between Woife and Wilkes Streets, and between South Washington and South
Patrick Streets. Structures within this area are limited to 62 feer.

T 4. Hunting Creck Area, This area is divided into two separate sub-areas each

having its own height limit. Any new construction that would occur west of
Scuth Alfred Street would be restricted to 77 feet. On the other hand,
structures east of South Alfred Street would be limited to 50 feet, the
same as structures in the Historic District.

Map 13 indicates permitted heights within zoning categories.  As shown, some
propertics are permitted less height than otherwise would be allowed under the height
district. On the other hand, it is noted that properties with permissive zoning such
as C-2 and RC that are not located within a specific height district allow buildings
up to 150 feet in height. These properties are located along South Patrick Street and
within the block bounded by Gibbon, South Columbus, Franklin and South Alfred
Streets.

YITY DEV M R

Since the late 1960’s the Southwest Quadrant area has undergone a major
transformation which has brought about vast improvements to the neighborhood. This
transformation was brought about by both the City’s commitment to improve the
deplorable housing conditions at the time and by the investment opportunities
available to the private sector.

In the late 1960’s City Council established the DIP Urban Renewal Program that was
responsible for the repovation and the construction of many of the housing units
north of Framklin Street. Under this plan, dilapidated structures that were bevond
repair were demolished. Structures that were structurally safe were renovated.

.
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Because ownership patterns of properties were highly f{ragmentized, only through
public acquisition could land be feasibly consolidated and packaged for
redevelopment. A5 a result, housing opportunities were created that provided a
diverse mix of housing that ranged from town houses to garden and mid-rise
apartments.

The private sector was primarily responsible for new housing in the area south of
Frankiin Street. A number of apartments near South Alfred, Jefferson, South Columbus
and Green Streets were eithar renovated and retained as muiti-family dwellings, or
were converted to single family row/town houses. During the late 1970's Washington
Square, 2 mixed use town house deveiopment with residential and commercial of fice and
retail components, was built in the 600 block of South Washington Street. Several
service stations that were built on South Washington Street were constructed so that
they appear to be more compatible with the resideatial character of the neighborhoad.

During the past twelve years there have been approximately 536 new housing units
constructed and 177 units renovated. During this same period four new developments
have been constructed on commercial properties and buildings on three other
commercial properties have besn renovated (Map 3).

P vel ¥ i

Becausc the neighborhood is near the end of a long redevelopment cycle, only five
locations can be identified where development or redevelopment (or renovation) will
most likely occur. These properties have the greatest potential for being
redeveloped {or commercial use (Map 4). The locations are:

l.  The eastern half block that fronts the 600 block of South Patrick Street
between Gibbon and Franklin consists of several vacant lots, an auto
accessory retail store, a paint dealership, a neighborhood grocery store and
soda fountain dispensing service\supplier. The zoning of these properties is
I-1 which allows building heights up to 77 feet and a building density
(Floor Area Ratio) of 2.5, This 46,800 square foot site could be
redeveloped with a six story 117,000 square foot office building.

2. The property at the northeast corner of South Columbus and  Wilkes Street
is zoned C-2 and contains a small carryout sandwich shop and a parking
lot. This property could be redeveloped for a multi-story office building
at a medium to high density.

3. The properties at the northeast corner of South Washington Street and Gibbon
Streets are zoned C-2 aad C-2-B. This site is the former location of the Old
Club Restaurant that ceased its business operation several years ago. During
1987 a plan was submitted to renmovate and expand the existing structurs for
a Clyde's Restaurant and to construct a parking garage behind the existing
building. This plan did not materialize. Because portions of -the Old Club
restaurant building are considered historical, the total redevelopment of
this site is unlikely. Nevertheless, the site is zoned C-2 which allows a
3.0 Floor Area Ratio and could be developed more intensely.

4, The commercial properties in the block bounded by Jefferson, S. Washington,
Green and South Columbus Streets are zoned C-2. Land uses consist small
retail shops, a bank, several food establishments a cleaner and small
of fices. Most of the low scale two story commercial uses are focused on S,
Washington Strest whereas the parking supporting these uses is located along
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S. Columbus Street. Across from the parking Iot to the west are residentia]
City block), itz high density zoning, its low density use and its excsllent
location this block may undergo redevelopment pressures {or more intense
use of the site,

5. Although outside of the immediate study area boundaries the proposed
development of the Norfolk/Southern property located between Duke Street, S.
Henry and Wilkes Street will have a direct impact on residences abuting the
property to the north and to the south. The preliminary proposal is for
650,000 square feet of office space, 170,000 square feet of hotel space,
225,000 square feet of retail space and 600 residential units.

IRANSPORTATION

The basic configuration of the strest system within the Southwest Quadrant area
consists of a grid pattern having north to south and east to west orientations. The
1974 Major Thoroughfare Plan classified streets throughout the City into five
categories: expressways, arterials, primary collectors, residential collectors and
local streets (Map 16). '

The Southwest Quadrant area is bisected by three major transportation corridors.
U.S. Route | (Patrick and Heary Streets) having a north-south orientation through the
middle of the neighborhood is classified as an arterial.  Also classified as an
arterial is” Washington Street (George Washington/Mount Vernon Parkway). This route
also has a north-south orientation with an alignment along the castern edge of the
area. The third traffic corridor, U.S. Route 95 (Capital Beltway), is classified as
an expressway located along the southern periphery of this neighborhood with an east-
west orientation. These arterials aad CXpressway carry heavy volumes of traffic that
primarily serve through and commuter traffic, particularly during the AM and PM rush
hours.

Only a limited amount of strests within the area are classified as primary collectors
and residential collectors. When the Major Thoroughfare Plan was adopted, South
Columbus Street was classified as 2 primary collector, along with South St Asaph
Street, as part of a one-way pair. South Columbus Strest was one way south. Since
the Major Thoroughfare Plan was adopted in 1974, Columbus and St. Asaph Streets have
been converted to two-way primary collectors.

Franklin Strest was classified as an arterial with a2 one way flow to the east from
South Patrick to South Washington Streets. Franklia Street is designated as a2 two
way local street between South Payne and South Patrick Streets.

Streets that are not given a specific designation are classified as local streets
which primarily serve the local residential and commercial entities of the community.

The Southwest Quadrant area is impacted by heavy commuter traffic along the major
north/south arteriais and by the Franklin Street (one-way e¢astbound) and Gibbon
Street (one-way westbound) one-way pair connecting Route | 1o Washington Street.
Through traffic also diverts to more local streets such as S. Alfred and S. Columbus
to aveid congestion on Washington Strest. West of Route I there is also some
diversion of afternoon southbound through traffic onto S. Henry Street as a way of
avoiding congestion on Route [.
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As indicated eariier, the residential area west of Route | has been somewhat
protected from commuter traffic by the historical presence of the Southern raiiroad
tracks which cuts of f Duke Street from the area. Because of the tracks, the 300 block
of S. Payne Street is stubbed at the railroad tracks and does not connect with the
rest of S. Payne Strest which ruas through the neighborhood. Similarly, the 200 block
of 5. Fayette Street ends north of Duke Street and does not connect with the 3500
block of S. Fayette Strest,

POLICY HISTQRY

City policies affecting the Southwest Quadrant are reflected in the 1974 Master Plan,
the Dip Urban Renewal Program and the City’s rezoning actions over the past 14 years,
The Long Range Land Use Plan Map contained in the 1974 Consclidated Master Plan
recommended that the majority of the Southwest Quadrant area be designated
“Residential Medium" (Map §). The blocks bounded by Wolfe, South Washington Street,
Gibbon and S. Columbus Streets were designated as commercial reflecting existing
retail uses. However, the 1974 Land Use Map did not consistently recognize land use
patterns and did designate some commercial blocks along §. Washington Street for
residential vuse. .

The 1974 Consclidated Master Plan designated the DIP Urban Renewal Program area, part
of which lies within the Southwest Quadrant area, as a Development Potential area.
Within this renewal areaz, the City made a public commitment to provide more
appropriate land uses for the area, to eliminate dilapidated building conditions and
1o minimize the harmful effects of commuter trafflic. Subsequent to City Council's
approval of the DIP program, this area underwent a dramatic transformation that
brought about extensive residential redevelopment. This area is now built our and
would no longer be considered a "Development Potential Area”.

Rezomines (Map 5)

Since 1974 approximately 1,215,748 square feet of land area has been rezomed in the
Southwest Quadrant area (Table 4). This represents approximately 35 percent of the
land area that is subject to land use and zoning controis. In being consistent with
the recommendations of the 1974 Long Range Land Use Plan, almost 99 percent of the

rezonings that have occurred within the Southwest Quadrant area have been for
residential purposes.

TABLE 4
REZONINGS SINCE 1974
Southwest Quadrant Area

Land Rezoned To: Square Feet Percens
Residential RB 222,492 18.3

RM 254,919 21.0

RC 2249]9 2.6
Total Residential
Property Rezoned £,202,330 98.9
Commercial C-2-B 14,270 1.2
Total Property Rezoned 1,215,748 100.0
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Rezonings that have occurred within the area have been to the RC, RM and RB zones.
This relates directly to the type of development, the comstruction of townhouses and
the renovation of garden apartments that have occurred in the area since 1974,

Only about 14,270 square feet or less than 2 percent of the land area rezoned within
the Southwest Quadrant area since 1974 was for commercial purposes. These rezonings
consisted of three (3) properties that were rezoned to C-2-B. These properties were
being utilized as accessory parking for existing commercial and residential uses.

Height Districts

In consideration: of policies to preserve the character of the Old and Historic
District and to protect residential areas, City Council enacted various height
districts within the Southwest Quadrant area. Recently, in 1987, City Council amended
the height regulations along Washington Strest which reduced heights from 77 fest to
50 feet,

SUMMARY OF FINDINGS

* The Southwest Quadrant area is primarily residential with mostly
neighborhood oriented commercial retail uses concentrated along main
roadways.

* The area is zoned primarily for medium density townhouse and garden
apartment development whereas the commercial and industrial zoning allows
high density office development.

* Most of the area is controlled by height districts or zoning categories
which restrict permitted heights to 45 to 50 feet. Zoning on some sites
allows 150 foot buildings.

* Most of Southwest Quadrant is developed with few redevelopment
opportunities. However, there are selected sites which are zoned for high
density commercial use and which could be redeveloped for more intense
uses. These potential redevelopment sites are adjacent to low to medium
density residential areas.

* Planned mixed use development of the ten acre Norfolk/Southern site will
have a direct impact on the western most residential area of the Southwest
Quadrant,

* The area is impacted by commuter traffic using the major north/south and
east/west arteriais which traverse the neighborhoods. Some commuter
traffic diverts ontc local streets to avoid peak hour congestion on the
major roadways.

* The City, through its urban renewal program and its rezoning actions, has
taken a very active role to remove blighting conditions and to encourage a
mix of low, moderate and market rate housing construction and renovation
activity in the neighborhoods.

* The City has enacted special height districts which seek to maintain and
to protect the low scale character of the existing residential and
historic areas.

14
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ISSUES
Residential\C ial Tragsiti

Sigce 1974 the Southwest Quadrant Arez has undergone major c¢hanges inciuding the
removal of blight, the construction and renovation of a mix of townhouses and
apartments for households with a wide range of incomes and the conmstruction of low
scaled mixed residential and commercial projects. In large measure these changes
reflect the City's commitment to improve and strengthen the residential and historic
character of the neighborhoods within the area.

What has not changed as greatly since 1974, or for that matter since 1952, is the
commercial and industrial zoning affecting Southwest Quadrant residential areas.
Although heights and densities within the industrial zones were reduced during the
early 1980’s the permitted heights and densities are still quite high at 2.5-3.0 FAR
and at 77 feet. Similarly, aithough City Council reduced the permitted heights and
densities within the C-3 zone from 150 feet and 6.0 FAR to 77 feet and 3.0 FAR the C-
2 zone which prevails along S. Washington Strest remains unchanged and still permits
high density commercial buildings at a 3.0 FAR.

Commercial densities as permitted in the I-I and C-2 zones may be appropriate in
larger commercial areas. These densities may not be approporiate for sites agdjacent
to low and medium density residential areas.

One issue is the need to protect residential areas from highly dense commercial
developments and to provide use and density transitions between existing residential
and commerciaily or industrially zoned sites.

i ic P v

As indicated earlier, S, Washington Street historically has been characterized by 2
mix of low scaled, small, commercial retail buildings and 3 to 4 story garden
apartments. Within the last 15 years, however, redeveiopment along §. Washington
Street has resuited in intense reuse of sites for commercial or mixed use
development. These redeveloped sites include the Atrium, Washington Square and most
recently under conmstruction, Sutton Place with its offices, restaurant and grocery
store. Continued intensification of uses along S. Washington Street particulary
through commercial redeveiopment could transform the character of this street which
is part of the Historic District even with the new height restriction. The change
from smail scaled individual buildings to larger scaled more monalithic structures
may not be compatibie with historic area preservation policies.

There is a need to moderate permitted commercial densities along S. Washington Street
in order to discourage intense commercial redevelopment of uanderutilized sites.

Through Traffic on Resideatial S

The diversion of through traffic onto residential strests has been an ever present
concern 2mong residents in the Southwest Quadrant area. This concern stems from the
heavy rush hour traffic and congestioa af fecting the area. As indicated the
residences west of S. Patrick Street have enjoyed relative protection from through
traffic due to the lack of road connections to arterial strects through the
neighborhood.
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This situation could change with the redevelopment of the Norfolk/Southern tract
located to the northwest of the planning area.

During several neighborhood mestings in the Southwest Quadrant area, the community
¢xpressed major concerns about the potential generation of heavy volumes of traffic
as 2 result of the redevelopment of the Norfolk-Southern Railroad property along
Duke, South Henry and Wilkes Street. They were particularly concerned with any direct
conmections of S, Fayette Strest or S. Payne Street through their neighborhood.

Specifically, the neighborhood made the f ollowing recommendations;

1. That South Payne, South Fayette and South West Streets not be allowed to
extend through the development site between Wilkes Street and Duke Street.

2 That Wilkes Street not be allowed to make a ¢onnection betwesn Holland Lane
and South Henry Street (U.S. Route I) or to South Payne Street south of
Wilkes Street.

3. That Eisenhower Avenue not be connected to U.S. Route |,

Staff supports these recommendations.
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GOALS AND OBJECTIVES

The primary goals of the Southwest Quadrant Area Plan are 1} to preserve existing
residential neighborhoods and uses 2) to protect residential neighborhoods from
inappropriate commercial uses and densities resulting from redevelopment of adjacent
commercial and industrial properties 3) to protect the historic character of S.
Washington Street by moderating commercial redevelopment densities 4) to protect
residential arcas from through traffic resulting from local development <wend=

—dhereloparetiv.

The Plan objectives are:

* rezone to resideatial existing residential uses which are now zoned
commercial.

* provide height, density and use transitions between existing residential
uses and commercial and industrial properties.

* reduce the scale and density of commercial development along S. Washington

Street in scale with existing historic commercial uses.

* prevent additional roadway connections which might induce ¢commuter traffic
through residential streets.

‘—_ﬁ*

YERVIEW OF R NDA

The Southwest Quadrant Plan contains 21 changes to the Adopted 1974 Long Range Land
Use Map. The reasons for these changes are threefold; first, to recognize changed
land use conditions as 2 result of new development over the past !4 years; second, to
recognize that the Southwest Quadrant has diverse land use patterns which are not
adequately described using coarse, overly generalistic categories contained in the
1974 Plan; thirdly, to address the need to develop more specific and descriptive land
use designations which are sensitive to historic preservation and density and land
use transition issues. ’

Accordingly, the proposed pian calls for development of commercial and industria}
sites to be of limited heights and densities because of the generally low scale of
development in the Southwest Quadrant and nearby Old Town and because of the
proximity of these sites to medium  density residential housing. The Plan also
redesignates for residential use those residential uses which wera designated for
commercial use <in the 1974 Plan. This is consistent with the goal of preserving
existing residential uses rather than allowing these uses to be converted for
commercial use.

Coaversely, those commercial uses which were designated as residential in the 1974
Plaa were redesignated to the appropriate commercial category. This determination
was based on recognition of the existing use, proximity to existing residential and
the decision not to unnecessarily create new noncoanf orming uses.

The Plan also separates out those uses which were not appropriately designated in the
1974 Plan such as designating residential uses within the institutional category or
designating parks within the residential category.

X THar moRE ATTENTION 88 GIVEN TO URBAN DESIGN IN SONSIDERATION OF
THRE GATEWAY CHARALTER OF THE SOUTHWEST QUADRANT AREA

— L EXPLORE THR FEASIBILITY oOF CONSTRUCTING A SBICYCLLE PHTH CONNECTION
FROM EISENMOWER vaLLEY 1;.% THE mMT. VERMON BiKg TRAIL .
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Lastly, the Plan recognizes existing and potentially desirable new mixed use project
sites. The Commercial Downtown (CD) designation is intended to reflect existing mixed
use¢ developments where a site is built out and where redevelopment is unlikely. The
Commercial Residential Mixed Use (CRMU) designation is designed for larger
underutilized commercial sites which, if redeveloped would be desirable for medium
density mixed use development with a residential component or for lower density
commercial development if residential uses were not a component of redevelopment.

EROPOSED CHANGES TQ THE LAND USE PLAN

The 1974 Adopted Consalidated Master Plan for the Southwest Quadrant Area is shown in
Map 6. The proposed changes to the Plan are shown in Map 7 and the new proposed Land
Use Plan is shown in Map 8. The proposed changed land use designations are described
below,

1. Resi i i i i igh. This site consists of a
residential mid-rise apartment building that is located on the southern
half of the block bounded by South Alfred, Wilkes, and South Columbus
Streets, This structure was built in the mid-1970’s under the DIP Urban
Renewal Program and its use is anticipated to continue in the future.

2. Erom Commercial to Residential Medium, This location consists of medium

density row/town houses that are located at the northeast corner of the 700
block of Wolfe Street at South Columbus Street. The townhouses on South
Columbus Street were constructed under the DIF Urban Renewal Program in the
mid-1970's. It is recommended that these townhouse structures and the
dwellings on Wolfe Strest maintain their residential land use for the
future,

3.  Erom Commercial to Commergial Low. This area includes the commercial
structures that are located along the west side of South Washington Street
and along the north side of Wilkes Street. This area includes the Peoples
Drug Store and Williams Sandwich Shop. The designation of commercial low
would encourage the continuing land use of this area for jJow density retaii
shops, and would provide transition between the residential area on the
west and the commercial area on the east.

4. Erom Commercial 1o Commercial Low. This is the location of the Exxon
Service Station, a real estate office, the former location of the Olde Club
Restaurant and several row houses that have been converted into office
space. This area is located along the west side of the 600 biock of South
Washington and the 700 bilock of Gibbon Strest. Commercial low is
recommended for this area in order to maintain the scale of low density
commercial development and to provide a transition betwesn the residential
area on the west and the commercial uses on the east.

5. From Commercial to Residentia] Medium. This location consists of
residential townhouses at the northwest corner of Wilkes and South Columbus
Streets. These townhouses were constructed under the DIP Urban Renewal
Program in the mid-1980’s. Residential medium land use for this area
reflects a continuing desire to maintain medium density residential uses on
these properties.
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12.

w. This location consists of
retail shops at the southwest corner of South Washington and Gibbon
streets. The Commercial Low land uses at this location would promorte
maintaining the low scale retail shops that provide a transition between
the residential uses on the west and the commercial areas on the east.

i wntown. This location consists of
the Washington Square development which is located at the southern haif of
the block bounded by South Washington, Franklin and South Columbus Strests,
It is recommended that this part of the block be designated Commercial
Downtown in order to acknowledge its existing scale and mix of medium
density residential and commercial office and retail uses.

w. This area is located at the
southeast corner of Gibbon and South Alfred Streets and consists of two
recently renovated structures that have commercial office use. Commercial
Low is recommended for this location in order to maintain the existing
scale of commercial deveiopment and to encourage the type of commercial
uses that would be compatible with adjacent medium density residential
Uuses. -

wniown. This site is located at
the northwest cormer of South Columbus Street at Franklin Street and
consists of the commercial office portion of the Arch Hall townhouse mixed
use development, In order to preserve the scale and curreat mix of
commercial development within Arch Hall, Commercial Downtown is recommended
for only the commercial portion of Arch Hail.

E Resi ti i i w, This site consists of. an Amocg
Service Station which is located at the southwest corner of South
Washington and Franklin Streets. Commercial Low is recommended for this
site in order to maintain the existing scale of commercial development.

Erom_Residential Medium to Commercial Low. This area consists of
properties that contain a 7/Eleven retail store, a mortuary and saverai row
house structures that are the location of commercial shops. These
properties are located at the northern third of the block bounded by Scuth
Alfred, Franklin and South Columbus Streets. Commercial Low is recommended
for this location in order to maintain the present scale of development and
to provide a transition between the residential area at the south and the
commercial areas on the west.

E i i i i identi i Jse. This biock is
bounded by South Washington, Green, South Columbus and Jefferson Sireets.
Development within this block consists of low scale retail shops that front
South Washington Strest and of[f-street parking which is located at the rear
of the property on South Columbus Street. Retail uses within this
development include a First American Bank, a grocery store, a bicycle shop,
a ski shop, two restaurants, a cleaner and a furniture store. These retail
uses draw much of their support from the local residential neighborhood. It
is the City's desire that retail uses along Washington Street be preserved.
However, it is recognized that this comprises almost an entire City biock
and may be subject to redevelopment pressure. Should redevelopment occur,
the intent of the CRMU designation is to encourage commercial uses along
South Washington Streer and residential uses oriented along South Columbus

19
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13

4,

15,

16.

17.

18.

19.

Street to provide a transition to existing adjacent residential
deveiopment,

w. This area is bounded by Church
and South Washington Strects and the right-of-way for the Capital Beltway.
Existing land use consists of a Mobil service station and 2 low scale
office building. Commercial Low is recommended for this location in order
to provide a buffer, or transition, between the residential area porth of
Church strest and the expressway on the south.

3 i i vi i w. These properties are
located in the eastern haif block bounded by Gibbon, U.S. Route 1 {Patrick
Street), Franklin and South Henry Streets. These properties currently
contain low density service businesses such as a neighborhood grocery
store, a paint supplier, an auto accessories retail store and a fountain
soda distributor. It is recognized that this half block may be subject to
pressure to redevelop. If redevelopment should occur, Service Commercial
Low is recommended for this half block in order to encourage future land
uses that would be compatible with the adjacent residential neighborhood.
This type of development would also provide a buffer between the
residential neighborhood on the west and the heavy volume of traffic that
travels US. Route 1 on the ecast. The proposed designation would not
preclude residential development.

Residential Medj ial w. This site is located at the
northeast corner of U.S. Route ! and Franklin Street. The current use of
this site consists of a Merit service station which replaced another
service station that occupied this site. Commercial Low is recommended for
this site in order to maintain the scale of the existing types of land uses
and to provide 2 tramsition between the residential area on the east and
US. Route | on the west.

w. This site is located at the
southeast corner of Fraaklin Street and U.S. Route | and consists of a
Chevron service station which has undergone some minor renovation.
Commercial Low is recommended for this site in order to maintain the scale
of existing types of land uses and to provide a buffer, or a transition
between the adjacent residential at the east and south and US. Route | on
the west.

These properties are located on
the south side of the 900 block of Franklin Street. This recommendation
recognizes the existing and the projected residential use of these
properties.

These properties are located at
the northeast corner of Jefferson and South Patrick Streets and comsist of
rowhouses that have recently undergone removations. This recommendation
reflects the existing and the projected residential use of these
properties. '

i Reacreati I or e . This area is
located on the south side of the 1000 block of Franklin at the northern end
of the playing field at Lee Center. This change reflects how the property
is currently being used.

20
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20.

21,

23.

From [Institutional to Parks, Recreational or Open Space. This area is
bounded by South Fayertte, Jefferson, Franklin and South Patrick Strears,
and the off-ramp of the U.S. Route 1/Capital Beltway intérchange. This
recommendation reflects a change in the use of the property from a school
to the use of the property as a recreational f acility.

This site is the location of

the electric power substatiom which is bounded by South Payme, Jefferson
and South Fayette Streets, Utility is the appropriate category.
New Designation to Utilitv/Transportation: This area consists of the
right-of-way for the Capital Beltway (U.S. Route 95) and the U.S. Route !
(Patrick Street) interchange. This area was not given a land use
designation ona the 1974 Long Range Land Use Map. The recommendation to
designate this area Utility/Transportation is consistent with the way in
which the areca is being used.

New Designation to Wet Lands; This area consists of the marsh area bounded

- by the US. Route 1 off ramp to the Capital Beitway, the 1100-1200 biocks

of South Alfred Street and City boundary along Huating Creck (Cameron Run).
This area was not given a land use designation on the 1974 Long Range Land
Use Map. This portion of the Hunting Creek area is within the 100 year
flood plain, therefore no structures are located within, Because this area
is a natural swamp, marsh or wet land, it should be preserved for wildlife.
It is recommended that any area within this Hunting Creek marsh area that
is below the clevation of 3 feet above sea level be designated as wet
lands. This area would be preserved in its natural condition for wildlife
and no development would be allowed to ocgur. .
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PROPOSED ZONING RECOMMENDATIONS

The following zoning changes are recommended to implement the Proposed Land Use Plan.
In most cases these recommendations involve the development of new zgning 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 10 the
deveiopment and implementation of new zones. Map 9 shows current Zoning. Map 10
reflects the proposed changes to the zoning map and Map 11 shows the proposed new
zoning map.

1.

- i i . This site at the southeast corner of
Wilkes and South Fayette Streets contains a headstone company. This type
of business, which is associated with the ncarby cemeteries located along
South Payne and Wilkes Streets, is considered an "endangered craft" When
the adjacent neighborhood was being redeveloped through the DIP Urban
Renewal Program, careful consideration wag given to not displace this trade
and business. Because this property is currently zoned I-1, the zone and
the property’s use are at variance with the adopted Master Plan and the
proposed small area plan, both of which recommend "Residential Medium"
In order to prevent the displacement of this business, it is recommended
that a special provision allow- this property to continue to be utilized as
a headstone engraving business under the "Residential Multi-Family" zone.
This special provision would require that the future use of the property
conform to requirements under the "Residentiai Multi-Family™ zone in the
event that the headstone engraving business should cease to exist,

Rezone from C-2 to Residential (RB). This property is located on the
southeast corner of Wolfe and South Alfred Streets. The current use of the
property consists of a residential townhouse which was built under the DIP
Urban Renewal Program in the late 1970’s. This change reflects the desire
to continue the use of this property for medium density residentiai similar
to adjacent properties.

r - i j . This property is located on the
southwest corner of Wolfe and South Columbus Streets. The current use of
the property comsists of a commercial structure that was renovated and
converted into several residential townhouses. This change along with
Number 2 above would make the whole block face RB.

ntj . This property is located in the
southern half of the block bounded by South Alfred, Wilkes and South
Columbus Streets. The curreat use of the property c¢onsists of a
residential mid-rise apartment structure that was built through the
implementation of the DIP Urban Renewal Program in the mid-1970%. Similar
to almost all of the residential development that was constructed under the
DIP Urban Renewal Program, this structure was built under the RB zone.
While the overall number of dwelling units per acre for the entire DIP
program is under 27 units per acre, this site was permitted 10 be developed
at more than 92 units per acre.

Rezone from C-2 to Residential (RB). These properties consist of
residential townhouses that are located on the south side of the 700 block
of Wolfe Strest and the east side of the 400 block of South Columbusg
Street. The townhouses on South Columbus Streer were constructed in the
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10 & 11.

mid-1970"s under the DIP Urban Renewal Program and the residential unit on
Wolfe Street has been identified as being 100 years oid. This change
reflects the continuous use of these properties for medium density
residential use.

Rezone from C-2 o0 3 new zope consistent with the Master Plan Commercial
Low designation (CL). This area consists of the commercial shops that are
located along the west side of South Washington Street and along the north
side of Wilkes Street. These commercial shops include a Peoples Drug
Store, Williams Sandwich Shop and several other businesses. This change
would encourage the continued use of these properties for low density
retail shops and would provide a transition between the residential area on
the west and the commercial area on the sast.

Rezone from C-2 to 3 new zone copsistent with the Master Plan Commercial
Low designation (CL)  This area consists of the commercial properties
located along the entire west side of South Washington Strest and along the
entire north side of Gibbon Street. The current commercial uses within
this area consist of an Exxon Service Station, a real estate office, the
former location of the Olde Club Restaurant and several row houses that
have been converted into office spaces. This change is recommendad in
order to maintain the scale of low density commercial development and to
provide a transition between the residential area on the wast and the
commercial uses on the east.

Rez -2- a new nsistent with the M r Plap Commercial
Low designavion (CL) This property consists of a small interior lot in
the block bounded by Wilkes, South Washington, Gibbon and South Columbus
streets, This lat had been used as off street parking for the Old Club
restaurant prior to its closing. This change is recommended in order 10
insure that the future use of this property is consistent with the future
use of the adjacent property which contains the restaurant.

- W i wi n reial
Low designation (CL) These properties are located on the southeast qorner
of Gibbon and South Alfred Streets and contain two structures that have
been recently renovated for commercizl office use. Commercial Low is
recommended for this location in order to maintain the existing scale of
commercial development and to encourage the type of uses that would be
compatible with the adjacent medium density residential uses.

- i i n W nsistent with the Master
Plan Commercial Low desigpation (CL). This site, Arch Hall, is located in
the block bounded by South Columbus, Franklin, South Alfred and Gibbon
Streets. Arch Hail is 2 mixed use development that consists of townhouse
residential and commercial office units. The residential portion of this
mixed use is located along South Columbus Street and with internal portion
of the biock. The commercial offices of this development are located along
the north side of the 800 block of Franklin Street. In order to protect
the scale and curreat mix of residential and commercial development within
Arch Hail, 2 medium density residential zone is recommended for the
residential portion of the development and Commercial Downtown is
recommended {or the commercial of fice portion.
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12.

13

14.

I5.

16

17.

18,

19.

Rezone from C-2 to Residentigl (RB) These properties, consisting of six

renovated residential townhouses, are located on the southeast cormer of
Gibbon and South Columbus Streets. This change is recommended in order to
maintain the existing scale and density of properties for medium density
residential use.

- W i wi cial
Low designation (CL) These properties consist of commercial retail shops
that are located on the southwest corper of South Washington and Gibbon
Streets. Commercial Low is recommended for these properties in order to
maintain the scale and density of the existing structures that are locatsd
on the properties and to maintain the low scale of South Washington Street.
Uses permitted under the zone would provide a transition between the
residential uses on the west and the commercial uses on the east.

Rezone from C-2 to 3 new zone consistent with the Master Plan Commercial
Powntown designgtion (CD). This location consists of the Washington Square
mixed use development. It is recommended that this location be rezoned
"Commercial Downtown” in order to acknowledge its dense level of
development but using the commercial designation used in the downrown ares.

- i i . This property is locatsd at the
southwest corner of Franklin and South Alfred Streets and contains a
residential rowhouse. This property is and should remain residential.

Rgzone from C-2 t0 a new zone cansistent with the Master Plan Commercial
Low designation (CL) These properties are located on the south side of
Franklin Street between South Alfred and Columbus Streets. These
properties contain a 7/Eleven, a mortuary and several commercial rowhouse
buildings. Commercial Low is recommended (or these properties in order to
maintain the present scale of development and provide transition between
the residential areas at the south and the commercial areas on the west and
cast.

rom C- i i . These properties consisting of four
residential townhouses and a lot that is used to provide of{ street parking
for the Mount Yernon Garden Apartments, are located in the 700 blocks of
Franklin and South Washington Streets. These properties are and should
remain residential,

This property is located in the 700
block of South Washington Street and contains the Mount Vernon Garden
Apartments. This change is recommended in order to insure that this
property be maintained for residential use at its present scale and density.

R T - ew i with th aster I mmercial

w i i . This is the Amoco service station on South
Washington Strest. Commercial Low is recommended for this property in
order to maintain the existing seale of commercial development. It would
also provide a transition between the adjacent residential townhouses on

the west and garden apartment units on the south.
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20.

21.

23.

24,

25.

26.

27.

RCxX
These properties are located on the
south side of the 900 block of Jefferson Street and contain recently
renovated rowhouses. This change is recommended in order to reflect the
continuous use of these properties for medium density residential use.
: RLX
These properties are located on the
cast side of the 300 block of South Alfred Street and contain garden type
residential housing units. This change is recommended in order to maintain
the existing scale and density of these properties for medium density
residential use.

- w i wi Plan mmercial
i i i .  This block, bounded by Scuth
Washington, Green, South Columbus and Jefferson Streets, includes a variety
of shops. Commercial Residential Mixed Use is recommended for this block
so that if the block is proposed for redevelopment, the development would
be mixed use with commercial use along South Washington Strest and the
residential use along South Columbus Street.
RCX
Rezone (rom RC to Residential <R These properties are located on the
northeast and the southeast corners of Green and South Patrick Strests.
These properties contain garden type residential housing units. This
change is recommended in order to maintain the existing scale and density
of these properties for medium density residential use.
RCX
Rezong from RC to Residential =R These properties are located on the
north side of the 900 block of Church Street and contain garden tvype
residential apartments. This change is recommended in order to maintain
the existing scale and density of these properties for medium density
residential use, '

n i ig! . This property consists of the entire
city block bounded by Green, South Washington, Church and South Columbus
Streets, This property contains the Gunston Hall Garden Apartments which
were built in the early 1940’s. This change is recommended in order to
maintain the existing scale and density of this property for medium density
residential use.

n -2 w nsistent with ter P1 ommergial
Low designation (CL) This property comsists of a vacated unimproved
section of South Columbus Street. Commercial Low is recommended for this
property in order to insure that the future use of this property is in
scale with adjacent property,

Rezone (rom C-2 10 2 pew zone consistent with the Master Plan Commercial
Low desigpation (CL) These properties, bounded by Church and South
Washington Streets and the right-of-way for the Capital Beltway, contain 2
Mobil service station and a low scale office building. Commercial Low s
recommended for this location in order to provide a buffer or transition
between the residentiai area north of Church Street and the expressway on
the south,
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28. Rezone from -] to a new zone consistent with the Master Plan Service

25.

30.

3L

33.

34,

35-40.

w . These properties are located in the
eastern haif block bounded by Gibbon, U.S. Route | (Patrick Straet),
Franklin and Henry Streets. These properties currently contain fow density
service businesses such as a neighborhood grocery store, a paint suppliier,
an auto accessories retail store and a fountain soda distributor. It s
recognized that this half block might be subject to pressures to redevelop.
If redevelopment should occur, Service Commercial Low is recommended for
this haif block in order to encourage future land uses that would be
compatible with the adjacent residential neighborhood.

- W i wi er Plan Commercial

W i i . This property is located at the northeast corner of

U.S. Route | and Franklin strest and contains a Merit service station.

Commercial Low is recommended for this site in order to maintain the

existing scale and to provide a transition or buffer between the
residential area on the east and U.S. Route | on the west, ‘

Rezone from C-2 to 2 new zone consistent with the Master Plan Commercial
Low designgtion (CL) This property, located at the southeast corner of
US. Route 1 and Franklin strest, consists of a Chevron service station.
Service Commercial Low is recommended for this site in order t0 maintain
the existing scale and to provide a transition, or buffer, betwesn the
residential area on the east and U.S. Route | on the west.

R e fr - w nsist with th aster Plan Park
Recreation n e i ion (P) This consists of part of the
play field of the Lee Center at the southwestern corner of Franklin Sirear
and U.S. Route I. Parks, Recreation and Open Space is consistent with the
way in which this property is and will be used.

Rezong from RB t0 a new zone consistent with the Master Plan Park.

i i i . This consists of the Les Canter
and adjacent recreation facilities. Parks, Recreational and Open Space is
consistent with the way in which this property is being used.

r - W i with the Master Plap
ility/Tran i i i I} This property consists of the
¢lectric power substation located on the biock bounded by South Payne,
Jefferson and South Alfred Streets. Rezoning this property 1o
Utility/Transportation would be consistent with the way this property is
being used,

n - jtuti . This City owned property consists of
the City’s animal sheiter that is located on the east side of the 900 block
of South Payne Strest. This zoning change wouid provide a zone
¢lassification that is consistent with the way this property is being used.

n - - n -2- NEW_ Zone congistent with the
Master P ilitv/Transportati i tion /Th. These properties
consist of the right-of-way of the U.S. Route | and Capital Beltway
interchange, The recommendation to change the zoning of these properties
to Utility/Transportation provides a zone that is consistent with the way
in which these properties are being used.
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