ORDINANCE NO. 3473

AN ORDINANCE to amend and reordain the 1974 Adopted Consolidated
Master Plan of the City of Alexandria, Virginia, as amended,
by adopting and incorporating therein the King
Street/Eisenhower Avenue Metro Station 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 plan.

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

1. In April 1987, city council directed that the 1974
Adopted Consclidated 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 area which
comprises the King Street/Eisenhower Avenue Metro Station Small
Area Plan for the purposes of identifying land use and other
master plan issues within such area and soliciting public comment
and suggestion as to such issues.

3. At the conclusion of these meetings, the Department
of Planning and Community Development has prepared, and has
submitted to the Planning Commission of the City of Alexandria,
the aforesaid small area plan.

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

5. City council has heretofore conducted an
informational public hearing on such small area plan, as
certified by the planning commission, and, for the reasons sated
in the record of such public hearing, has revised the small area
plan in conformity with the form and language in Exhibit A,
attached hereto.

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

7. Based upon the foregoing findings and all other facts
and circumstances of which city council may properly take nctice
in its capacity as the legislative body of the City of



Alexandria, adoption of this ordinance is necessary and 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 King
Street/Eisenhower Avenue Metro Station 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 1974 Adopted Consolidated Master
Plan of the City of Alexandria, Virginia, as amended, be and the
same hereby is amended and recrdained by incorporating fully
therein all text, descriptive matter, plats, maps, charts, tables
and other materials comprising the King Street/Eisenhower Avenue
Metro Station Small Area Plan, as set forth in Exhibit A, which
exhibit is attached hereto and incorporated fully herein by
reference.

Section 3. That the hereinabove approved and adopted
amendment to the 1974 Adopted Consolidated Master Plan af the
City of Alexandria, Virginia, as amended, shall, and the same
hereby does, supercede all text, descriptive matter, plats, maps,
Ccharts, 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 amendment.

Section 4. 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 5. That this ordinance shall become effective
upon the date and at the time of its final passage.

JAMES P. MORAN, JR.
Mayor

Final Passage: October 13, 1930
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'RPOSE OF THE PLAN ' B ' - e - _

“The purpose of this document is 1o update the sdopied 1974 Coosolidated Master Plap a3 smepded by the
Y975 King Street Metro Station Arca Plan for the King Street/Eisechower Aveaut Asca snd 10 adopt 8 198Y
Kiog Street/Eiseabower Avenue Arca Plap as part of the City's mew Master Plan. The 1989 Plan, once

adopted, will serve as 1he basis for future Cily Council policy initiatives and actions affecting land wse, zoning.

capital improvements and programs io the Ning Street/Eisenbhower Asca.

]!R[.:QW!ZATIQ\T AND CONTENTS

The Kiop Strect/Eisenhower Avenue Area Plan is organized into two sections: Mmusm and
Plan Recommengdations. The first section teviews and analyzes existing conditions and 17ends in the study ared
including physical conditions, demoprapbics, land use, zoping, economic development activities and trends,
transporiation and urban desipn. This section also retraces past City policies including adopied pluns,
sezomings. resolutions and capital improverment programs. Bascd oo this analysis this sectiop idcntifics issucs
which need Lo be addressed in the plao for the arca.

The second section lists the poals, objectives and specific recommendations on land usc, Zoning. transportation
and urban design as derived from the analysis.

PLANNING PROCESS

The final draft of this plan will be sent 1o the Master Plan Task Force, the King Sirect Metro Station Arca
Task Force and the Eisenhower Avenue Metro Station Arca Task Force for seview and to the Planning
Commissiop and City Couscil for teview and adoption. Once approved, the plan will be refersed to the
Zoning Task Force for input into the City wide 2oning code sevision effort. Based oo the approved plan and
sevised zoping code, the City will proceed with implemenling appropriate rezonings in the area.
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DESCRIPTION OF AREA ' Tatevstalte e et

The King Street /Ei.stnh(;\l‘ﬂ Aveoue Asea is Iﬁwd in the soutbern section of the City. The area is bounded
geoeraliy by Bluestone Road oo tbe wesl, 95 (Capital Beliway) on the soutb and West Strect and

Hoof's Run on the east. The soribern boundary is composed of the RFAF Railtoad tracks, Callahan Drive
and Cameros Street (Map 1.)

The King Street/Eisenhower Avesue Area is composed of two major poteotia! Bcvelopment 3reas, cach
conlaining a transit station.

Ring Streel Sybarea

The King Strect Mctro Station subarca consists of approximately 4] acres excluding strects ocated beiween
Callaban Drive, Cameson Streel, West Streel and porth of Duke Sireel. The subarca is predominantly
composed of commereial office buildings lozated alonp Diagonal Road, King Strect, Duke Strect and
Daizgerhield Road. Residential development within 1be defined subarea is limited to 8 96 usil midrise
apariment building on Prince Street, older townbouse resideotial along Harvard and Peyton Strects and a mix
of old and new townhouses along Wes! and Pribce Sireets.

Alexandno-
The asea is mcsl!gé.:rround:d by established, built vp residential and commercial arcas. To the gast are the
Old and HistoricDistrict and the Central Business District which extend isto tbe subarea a3 far a3 Feyton
Sireel. To tbe porth is the Parker Gnywmﬁ fistrict and tbe Braddock Road Mciro Station

Asca. D

The RF&P railroad tracks, Amtrak Station and Callahan Drive define the western boundary. Abutting the
sailroad trachs to the west is the single family community of Rosemont. The only King Street Station subarca
bordes which does not contain residential uses is 10 the south along Duke Street.

The Kinp Street Meiro arca was obee 2 location for low scaled warehousing, auto dealerships, grocery stores
and fressianding retai) shops. Mucb of the land was used for surface parking lots.

The absence of development in the King Street area was probably due to the periodic fiooding of Hooll's Run
and (o the bigh water table. Its remote location at the wesiern edge of the downlown ared and its proximity to
sailroad tracks may bave also contributed 10 the lack of interest in this area for more intense development.

However, the channelization of Hoof's Run under what is pow Daingerficld Road and the advent of Metrorail
service in 1983 greatly accelerated investment in the area. Since King Street Station Building 1 opeoed in 1983,
there has been a steady stream of consiruclion aclivity; tbe King Street Metro Station area is developing into 8
dense office/retall and hotel center focused o the Metro Station.

Eisenhower Avenue Sybarea

“The Eisephower Avenue Metro Station subarea is Jocated south of Duke Street and is bound by West Street
1o the east, the Capital Beltway to the south and Bluestone Road to the west. The Eisenbower Avenue subarca
contains 316 acres excluding streets and is tberefore eight times larger than the King Strect area. It is also
more diverse; containing 8 mix of commerdal office, light and heavy industria! and institutional uses plus lasge
vacant pareels

For most of its recent bistory, the Eiseshower Avenue area was in the Cameron Run flood plain and therefore
subject to periodic flooding. As recently as the 1940's part of this marsh area could be pavigated by small
boats. Through the 1960's and the 1570's the marsh arcas were used as a landfill bringing elevations up 1o 15 to
20 feet above sea level.
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‘The ;ubar:a was considercd & swamp, 2 land fill site and 3D arca wil:ble only for light or beavy industry.

Indeed, industrial uscs such as the Alexandria Scrap Yard, a steel foundry, tbe Norfolh Soutbers Rail yard, and
the Visginia Concsete plam found tbeir bomes in the area.

However, with the Cameron Run flood conirol and chinnclization project compleied during the late 3900 -

and early 1970's, the arca becaroe suilable for commercial development. The Hollman Center, consisting of 1
million square feet of office space, was built between 3968 and 1972, Other commetcial development,
consisting of the American Truching Association building and lower scalc mulii-building commercial projects
such as the Alexandsia Tech Center and GT Metro Center, were to foliow during the latc 19U's and 1960's.

Public agencics also found the Eisenbower Aveout area suitable for development. The City chose 0 locate a
etro station oo Eisenhower Avenue pext o 1be Hoffman Complex and buil its Public Safety Complex along
Mill Road. The Washinglon Metropolitan Area Transit Authority built 8 metrorail senvice and inspection yard
aod a facility for its revenue collection operations south of S. QOuaker Lane and cast of Bluestone aa&dewd-
(¥ s

Promity and exposure to the Belrway, the availability of large vacant sites, buildings with ample parking and
lcss eapensive reols compared to GOWDLOWD Alexandria Jocations, are all factors which have stiracied
relatively Jow density, back office space, flex spate, government olfice uscrs and warchousing 1o the
Eiscohower Avenuc arca.

AVhat bas pot as yet been attracied to the arca, however, is a mix of uses. There are no residential or retail
uses pear the siatiop and few, if any Class A office buildings. Io fact, so far, ibe mciro statiop bas gencrated
Ettle if any development that takes advantage of the Eisenhower Avenuc station.

What bas deterred metro related development in tbe Eiseahower station arca is its physical isolation from the
sest of 1be City. Most of this subarca is located in the Cameron Run Valley which slopes down from Duke
Streel and is far 1emoved from the pearest residestial arcas. This isolation is compounded by limited
porth/south vehicular access, by the presence of railroad trackage and by upaitractive if not noxious industrial
uses such as the Alexandria Scrap Yard.

Yzt conditions are changiog which may reduce Eiseohower Avepue's isolation from pearby developed arcas
and create opportunities for melto related, mixed use and higber quality development.

“The Oliver T. Carr Compary, a large, Washingion DC based developer, who bas been actively 'ln\'{ﬂ?&!t
development of the King Street Metro Statiop area, bas formed 2 joint venture with the Norfolk/ Soutbers
Corporation to develop a 76.5 acre site located between the King asnd Eiscohower Metro stations snd
containing the Alexandria Scrap yard and Norfolk Southern’s railroad trackage and yard.

The CNS wopom,wwﬁw includes the econstruction of 6.8 million
square feet of mixed use, office, retail, residential. and hotel developmest oriented along grid system of new
streets. 1t is projected that the project will be built over the pext tweply years. The proposed CNS
development can effectively remone the oae physical barrier which historically bas separated the two poteslial
growib arcas, pamely, the railroad tracks.

DEMOGRAPHICS

Population

There are few people who live in (he study area. The 1989 permanent, full time residential population of the
King Street/Eisenbower Area is estimated to be approximately 209 persons (Table 1). This area bas

expericoeed very Little tesidential growth in the past ten years excepl for 2 96 unil mid rise structure on Prince
Street and some infill townbouses on Prince and West Streews.

3
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The ool sea! population growib bas been the direet result of the construction of iastitutiona! uses in the arca.
It is estimated that there sre approximately 667 persons living in institutional {acilitics in the area, which
include residents of the City’s jail and the City’s shchier on Mill Road.

Table 1
ESTIMATED POPULATION
King Street/Eisenhower Avenut Area
19702 jorn? 1059
Population Residentia) 315 195 207
Institutional _ - 7!
Housing Units 126 102 1268

1 Average pumber of residents in City institutional facilities: Public Safcty = 409,
Christ House (131 5. West Street) = 16, City Shelier = 60, Carpenters House =
§S; and the Alcoho! and Substance Abusc Center = 28,

2 gource: U.S. Census
3 source: Planning Depariment based on COG Round IV Forecast.
4 Source: Depariment of Planning and Community Development

Emplomvment

There are an estimmated 12,950 persons that are emploved within the King Surect/Eisenhower Avenue Arca in

{900 4983, Dot including self employed persons (Table 2). This represents approximately 14% of a 1otal estimated
92,000 jobs iz the Ciry. Almost 9,600 persons, representing 74 pereent of the work force ip tbe study area, are
employed in the Eisenhower Avepue Melro Siation subarea. Some 5630 Department of Delense employees
worl io tbe Hoffman Buildings construcied in the late 1960's ang carly 1970's.

As shown in the table, employment ip the planning arca bas markedly increased reflecting substantial
commeraal development activity in the study area over the past 15 years,

Table2
ESTIMATED EMPLOYMENT®
King Street/Eisenhower Avenue Area
Arca 1975 1980 1985 190
King /Duke Street 18 £ 413 3403
Eisenhower Avepue 564 goes ES1B 9578
Total Employment -4 6144 9931 12980

1 5ourez: Department of Planning and Community Development
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XISTING LAND USE (M

The King Slrec!fEis:nJ\mﬂr' Avepue Arca consists of spproximatcly 424 acres. About 15 pereent (669 scres) -
is i street and alley right-of-ways, leaving 357.4 acres of land subject to development. :

Resideptial Land Use ' o

Less than ope pereent of the study area o 2 44 acres is used for residential purposes Of 125 dwelling units
Jocatcd io the arca in 1989, 9 are within 2 midrise condominium development 00 Prince strcet which was built
in 1952. The remaining unils are older rowhouses and townhouses.

Table d

EXISTING LAND USE!
King Street/Eisenhower Avenut Arca

nd Us Squarc Feet Agrcs Berceny
Residential 105,147 2484 0.68
Commercial 4,282,043 98.30 27.51
Industrial 1,903,155 45.07 12.01
Park or Open Space 325,533 747 200
1nstitutional 617,435 1417 197
Uilities 4,478,468 102.81 27
Vacan! | 1704277 £ 2437
Totals 15,567,082 15137 100.00

1 The King Street JEisenhower Avenut Area consists of 18,479,499 square feet
or 424.23 acres including public streets, alleys and other right-of-ways.

2 The total amount of land area ot in right of way that is subject to land use
and zoning controls.

mmercial Lan

Commercial land uses comprise 98.3 acres or approximately 275% of the study area. Commercial uses scar
the King Strect Metro Station are beavily concentrated across from the statiop oo Diagona) Road and along
King Street and Duke Street. ’

Therc are two types of commercial developments in the King Street Metro Station subarea. The first type
consists of major building complexes, such as tbe King Street Station and Kiog Street MetroPlace
developments. These projects are designed for large, single of multi-leoant users, are approximately 77 feetin
height and have densitics ranging from 2.5 to 3.0 Floor Arca Ratios (FAR) with struaured or underground
parking. These projects arc part of multi-use developments which include botel and first fioor retail uses.

The second type is infill commercial developments desigaed for small to medium sized siople teosnts and

pational associations. These buildings are Iocated further from the transit station and represent smaller scaled
single or multi-building projects from 3 to § stories io beight.

014



MU LMD
FYTEVAY) ..ute.—.ﬁ_m AT THN u.._Kl

W
edy ualQ puy By
(G ]

S| uRu])

fsuogiinug  JSNI

wini mpespnagd WY
WPy (EpAY Y

as) pue | dupisixy
tdeny

P K>



There are approgimatcly 3.2 million square feet of commercial/oflice developmet in the dung Strect Mictro
Siatiop subarca which are cotnpleied or are under cOnsLTuction. '

Commercial development pear the Eisephower Avenue Station is more dispcrscd and less physically oriented
to 1he Metro Siation. The most prominent buildings are the Holfman complex These buildings arc lucatcd on
Eiscobower Aveput and on Siovall Street just northwest of the Meiro station apd consist of two buildiogs
which 10tal 935,841 met squart fcet and range i beight from 120 1o 150 feer. These buildings are surrounded
by 3400 surface parking spaces accommodated on some 27 acres of land. Part of the Hoffman Complex
includes ap eleven story, 301,000 square foot botel.

The other prominent commercial structure in this subarea is tbe American Truching Association Building on
Mill Road near the Capital Beltway. This 7 story building contains a pet 171,000 squarc feet and is served by
abovt grade structured parking.

Tbe remaining commercial/office development is comprised of low scale office complexes such as the
Alexandria Tech Center and the GT Metro Cepter. The ATC consists of four, three story office buildinps with
268,000 squarc fect of space and a hotel containing 3 to1al of 96,242 squate feel. The GT Mctro Cenler is @
combination of officc and warchousing/commercial spacc consisting of 145,000 square fccr of
commercial/office space and 107,000 squarc fee! of warehouse fcommercial space.

These are approximately 2 million square feet of office development built in the Eisenbower Avenuc subarca.
Nilities &N niporiation Land U
“Transportation land use constitutes the largest amount of land arca within the King Street/Eisenhower

Avepue Arca, COVETIng 102 8 acres or 28.8 percent of the tota! Jand area. Most of this land area contains the
property aod right-of-ways for the Metto service and inspeclion yard at Eiscohower Avenue and Bluestone

Road and the Metro stations al King Street and Eisenhower Avenue. Other propertics that are used lan

Lransporlalion purposes art the Amirak's Union Station on King Streel and Callahan Drivec and the Norfolh-
Southers Railroad yard

[nguslrw Land Uses

Approgimately 45.1 acres of 12.6 percent of the land area ip the King Strect/Eiscnbower Aveput area is used
for industrial purposes. These industrial uses are coocentrated oo Eisenbhower Aveoue between Telegraph
Road and Hoofl's Rup and include the Alexandria Scrap Yard, whose lease expires in 1992, apd the Curtis
Lumber and Plywood Company, whose lease expires in 1995. Other smaller industria! uses include the
Virginia Conotle operation, a mini-storage facility and 2 warebouse /retail/office complex on Hooll's Run
Drive.

itptional Lan Ct‘h{'s Howeless chelter and

Institutional uses accousnt for almost four (4) percgnt (14.2 acres) of the land area in the King
Street/Eisenbower Aveaue Area. jhe major institutighal uses are the 182,200 square foot Public Safety
Centet, constructed in 1987, and 1be’25,000 square foot’Substance Abuse Cepter, construced in 1988. Otber
fostitutional uses in the area are tbe Black Baptist Cemetery located on Holland Lane and two churches
located on King at Peyton Strect and Duke at West Street.

Recreation Land Use and Open Space
Only about 2.1 percent (7.5 acres) of the land area fs used as oped space. The study area does pot conptain
parks, fields or active recreatiopal facilities. Most of the open space consists of grassed or treed arcas along

the Cameron Run and Hoof{'s Run embankments. The embaskment along Cameron Run has been designated
as the Cameron Run Greenway and is a part of the City's oped space inventory.
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\acant Land
The King Street/Eisenhower Avenue Area contains approomately B7.) actes of vacant land This represents

24 4 percent of the developable land arca. Almost all of the vacant land io this srea is Jocated within the
Eiscabowet Avepue corridor.

EXISTING ZONING (Map M)

ndustrial Zonin

Excluding right-of-ways for streets and alleys, 203.3 acres of $6.9 ptrcent of the King Strect/Eiscahower
Aveoue Arca is zoned for industrial use. Most of this industrially 2oned propert) consisting of 5686 pereent
(38186 acres) of the arca is zoned 1-2. The 1-2 200¢ allows the heavy industrial uses such as railroad yards,
warchouses and truch terminals, but also allows high density commercial development at 2 30 FAR. All of the
1-2 zoncd land in this area is located in the Eiscnhower Avenue subarea.

An additiona! 21.7 acres, 6.1 percent of the area, is zoned 1-1. The 1-1 zone permits Light industiial uscs and
professional office buildings at 2 2.5 FAR.

mmercial Zonin

Commercial zoning. predominately C-3, covers 28.7 acres (8.1 percent of the to1al land area). The C.3 zone
generally permits professional office buildings and commercial sctail at a 3.0 FAR and residential
development at 54.45 dwelling units per acre. all of the new construciion that has oceurred around the King
Street Metto Station was done on sites with C-3 2oning. All of the C-3 zoned propertics are located north of
Duke Street berween West Strect and Diagonal Road

Mived Use Zoning

Approximately 91.7 acres o1 24.7 percent of the arca is zored M-1 or M.3. The M-1 zone was designed 10
encourage mixed commercial and residential development pear the King Street Metro Station. The 2one
allows a 3.0 Floor Area Ratio for commercial development and up to 85 dwelling units per acre.

Osly one 4.4 acre sile on the soutb side of Duke Street is zoned M-1. Since developers bave been primarily
interested is commercial development of tbe King Street area and since the C-3 zont allowed 1be same 3.0
FAR as the M-1 zooe, there bas been little incentive to apply for M-1 rezoning 1o lake advantage of its
vesidential density bosus. '

The M-3 20ne was developed for sites around the Eisenhower Metro station and bas been applied to 873 acyes
of 1and along Eisenbower Avenue between Telegraph and Mill Roads. The M-3 zone was also designed tlo
encourage mixed use commercial and resideatial development. The zonc allows a 3.5 FAR for office
development and up to 2 6.0 FAR provided thata portion of the development is residential. The zone also
allows up 1o a 345 foot building beight with the provision of residential uses. Altbough developable sites bave
been rezoned to M-3, 2o developmest has occurzed on these sites based on the M-3 zoning. .

The CO mixed use zovt covers 255 acres (7.1 percent of the total land arca). Like the metro zones, the CO
2one was developed to encourage a mix of uses at higher densities. Al of the CO 2oped properties in this area
are Jocated ip two clusters on Eiseabower Avenue,
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The CO 200t aliows a 20 FAR by right and additional FAR undcr the CO special use permil provisions (o
encoutape mixed use development. None of the sites zoned €O bas developed under the SUP mixcd use
provisions of the zoning code. The Alexandria Tech Cepier site is being developed under the by right
provisions of tbe CO zon¢ fos office development.

“Table 4

EXISTING ZONING?
King Street/Eisenhower Avenue Area

&ont Sguarc Fetl Agrcs Borcent
Residential R-$ 277.034 6.36 178
RM 30,141 0.65 0.1y

RD 39,152 o9 0.25

Commercial C-2 13482 031 0.0v
C-3 1,248,234 28.66 802

Iodustrial 1-1 035,958 21.72 6.08
12 7,909,065 181.56 %0.80

Mixed Use co 1,009,597 2547 713
Metro M) 190,687 438 12
M-2 AR0I6SR g2 2240

Total 15.567.0072 25737 100.00

1 The King Street/Eisenhower Avenut Area consists of 18,479,499 square feet or
424.23 acres including public streets, alleys and otber ripht-of-ways.

2 14, 1o1al amoust of tand area that is subject to land use and zoning controls.

Only B acres {22 percent) of Jand within 1be King Street Eisenhower Avenuc area bave residential zoning, and
only 1.6 of thest acres are actually used residentially. The largest residentially zoned site, with R-5 single
{amily zoning, is the Amtrak Union Station. Propertics zoned for residential and developed for residential are
locaied in three clusters, on Prince Street, Commerce Street and South West Street. The properny on Prince
Street is zoned RD and contains a 96 unit mid rise tesidentia) building. Thbe propertics oo Commeree Streel
and South West Street are zoned RM and conlaip rowhouses or townhouses.

1 I 4

In the Ciry, heights are regulated by bot zoning and beight districts. There are three beight districts within
the King Street/Eisenbower Avenue ared which supplement the beight restrictions of zoning in the area. Both
tbe Camerop Street height district and the Old and Historic Districi restrict development to 50 feet. Togetber,
these two beight districts cover most of the pareels north ¢f Duke Sireet as far west as Peyton Street oo the
south side of King Street and Harvard Streel oo the pontb si¢e of King Street.

Alexard —a
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The King Strect Mctro Arca beight district restricts beights to 77-82 feet and covers most of the remaining
land in the King Strect area; it geoerally extends from King Street 10 Lhe sorth 1o tbe rear propetly lines of
Dule Street oo the sounth, between S. Peyton Sureet to the cas! and Callaban Drive op the west.

Vhile beipht districts gcnt‘r'aﬂy limit development heights in the King Streel portion of the study wses 10 50 and
77 feet, there ase 0o heighl districts in the Eiseabower Aveout section of the study area.

The zoping it the Eiscohower area gencerally allows beights up 10 350 fecr. Under ceriain condilions,
propertics that are located oulside of specific height districls can be approved to allow beights tbat arc greatcr
than what the zoning would normally allow by right. With a Special Use Permit and approval by City Council
the CO zone would allow structures greater than 150 feel.

A Special Use Permit would also permit properiies zoned 1-1 and 1-2 to allow beights up to 150 feet if the
property is less than S acres in size snd up to 200 feet if the property is larger than § scres. The M-3 zone
would allow structures up (o 345 fect in beight with 8 Special Use Permit provided that residential uses are
included in the project.

FCONOMIC ACTRITY, AND DEVELOPMENT TRENDS

Overall, the King Street/Eisenhower Avenut Arca has undcrgone a dramatic transformation broughi about by
the onsel of Metrorail service in 1983 and by substantial redevelopment activily over the past K years. As
shown in the table below, prior 1o the opeping of the King and Eisenhower Avenuc metro stations in
Alexandria, there was only 1.5 million square feet of office development, mostly in the Hoffman Complex.
Since 1953 there has been 1.83 million square feet of additiona! office construction sctivity or 260,000 square
{eet construcied per year.

Table §
OFFICE DEVELOPMENT 1975-19%0

(Cumulative Square Feet)
King Streel/Eisenhower Avenue Area

Sybarea 1925 1980 1983 1985 190
Kinp Street 5,020 16,546 32946 52,708 12321852
Eisenbower 97618 1065546 132479 1738047 <031.R%0

Total 981,185 1,082,092 1076571 2270854 3,264,042

Most of the Metro related development activity bas been concentrated around the King Street Meiro Station
arca, Since 1983, some 1.1 million square fect of office development eitber bas been completed or is under
eonstruction. Over the next five to ten years it is projecied that the King Street siation subarca will add
anotber 950,000 square feet of office space at which point the King Strect area will bave achieved buildout.
Almost all of this projected space is eitber under construction or bas approved site plans.

The largest development io the area is the Oliver T. Carr Company King Street Station project Jocated on
Diagona! Road and Duke Street. When completed, the project will contain 536,000 pel square feet of oflice
space, 67,000 net square fect of retail spacs, 25,000 square feet of restaurant space and a 155,000 square foot
bote] on a six acre site acvoss from the Metro Statioa.

12
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Another prominent development parcel near the King Street station is the oid Recd Theatre site Jocated
betwecn Commoowealih Aveoue, Kinp Strect and Cameron Street. Owned by the Dominion Companics, the
plan for this 4.30 acre parcétincludes a 176 room hotel and up 10 400,000 square feet of olfice and commercial
veiail space. Phase ] of this project, including 80,000 square feet of office space in four buildings. is nearing

complelicn.

There bas been less Metro related development aclivity atound the Eiseahower Avenuc Mctro Station
subarea. Sipce the copstruction of ibe Holfmas Buildings, the area bas experienced an additiona! 707,000
square feet of office development including the Eiscobower Center, Tech Cenler and GT Mectro Center
projects and tbe American Trucking Association building.

The type of development activity io the Eisenhower Avenut area, bowever, bas pot been limited 10 office uses.
Tbe Metro Senice & Inspection yard was consirucied on a 15.7 acre sitc at Blueston: Road and Eiscnhowce
Avenuc. This facility includes six buldings with 268,000 square fect of space.

The 152,000 square foot Public Safety facility was constructed on Mill Road on » B8 acte site 10 housc the City
jail and police beadquarters. The City's Bomeless Shelier and Substance Abuse Center was construcied
furtber portb along Mill Road.

1p addition, there bas been 54,000 square fect of warchouse mini-slorage space and 107,000 squarc fect of
warchouse /commercial space construcied.

tyur velopmen ial

As the Ring Street Station area approaches buildout the Eisenhower Avepuz arca becomes the focus for
examining future development poientials and their impacts. Development which has occurred over the past 15
years may be only 2 sbort prelude 1o substantial poiential development which could occur over the next 20

years.

“This analysis examines future developmeot potential frot several perspectives. First, koown projecis arc
ideptificd as an indicator of development ipterest and intentions in the ares. These projecis bave approval, ate
pending review or bave been apnounced as active developmenls planned for the near future. Sccond, the
apalvsis Jooks at 1be supph of land and existing 20ning 1o determine the 1beoretical remaining development
potential of the area. Third, the analysis examines developroent potential in terms of markel constraints.

ndin velopment Pro

Map 5 shows development proposals which bave been recently approved, are pending approval or have beep
annousced. As indicated, the largest of these proposals is the CNS project.

m [Norfolk th

The CNS project is located on 765 acres of land used for railroad trackage, the Curtis Lumber Yard, the
Alexandria Scrap Yard, the Duke Street Shopping Cenler, warebousing and tbe Carpenter’s Homeless Shehier
Center oo Duke Streel ’

Whep completed over the next 20 yeass, the Plan envisions 4,225,000 pel square feet of office space, 1,884,000
net square feet of residential space, 200,000 pet square feel of hotel space, 378,000 square feet of retail space
and a 4,500 square fool day care center.

To serve this project the Plan calls for 11,900 parking spaces located in underground and above ground pasking
structures throughout the project site area. The Plap also contains 25.4 acres of open space which include

sidewalls, courtyards, plazas, gardens, active recreation facilities and a major park along Hooff's Run.

13 022
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The project is formed atound a grid patters of streets which will sermve to provide addiional road conneclions N
between Eiseahoucr Avenue and Dule Surect. Holland Lane will be widened to four lanes as part of phasc | .
of this projecel. .

Access 10 the sile will be ffom Telegraph Road, Eisenhower Avesut and Dule Streel. The CNS team s .~ -
proposing a Cooneclor Distributor Road from the Capital Beliway to provide more dircct Beliway atcess (0
the project and as an alicrnative 1o Telegraph Road which is already congested. - -

The focus for commercial retail and entertainment activities will be lh.t Retail Square to be Jocated on Duke
Street opposite the King Strect Station Retail Court. The devtloper is proposing cinemas, 8 petlorming arts
facility and a 230,000 square foot specialty shopping ecoter,

“The overall density of the project, excluding the 254 acres of rights of way, is 3 262 FAR.
fiman Conier

This is » 40.7 acre site locatcd between the Beliway, Telcgraph Road and Mill Road. The owner bas submined
a Plan to include four, 345 foot (20 story) 1owers consisting of 3.25 million square fect of office space 10 house
the Navy and a 16 story, 375,000 square foot office building to boust a GSA tenant. lo addition, the owner bas
submitted plans for an 800 room expansion of the existing 200 room botel plus 560 resideatial units to be
boused ip two 27 story lOweTs.

The owper bas also identified in concept a future phase for two siles op eilher side of the Eisenhower Avenue
Metro Statiop. This "Phase € plao includes 1,170 residential units, ap additiona! botel with 900,000 square
feet, 130,000 square fect of setail and restaurant and 3.0 million square feet of office space.

meren nigr

The Cameron Center sitc is 22.19 acres, zoned CO commercial, located on Eisenhower Avenue just west of
Telepraph Road. The Simpson Development Co. is planning uliimately to construct 1.7 million square fect of
office space, 150,000 square feet of retail space and a 300 room hotel. The site bas approval for a 120,000
square foot office building.

xandria Tech T

“This it an 11.56 acre site located op the soutb side of Eisenhower Avenue opposite the Cameron Center site.
The ATC bas oves 373,000 square fect of office space approved and 263,000 square feet of office space buill.

il Racg Apartments

Tbis proposed project is located on 3 3.3 acre parcel on the soutb side of Mill Road opposite the City's-lk-lgbﬁ'ﬁ
Substance Abuse Center. The proposa! includes 520 units of residestial, 22,000 square feet of retail, a 7,000 \yer o
square foot bealtb facility and 1,100 parking spaces. The beights of the buildings are 185 feet; the proposed

density is 338 FAR or 157 units per acre.

Foundn Tract

This is a 7.2 acre former steel foundry site Jocated between the Cameron Center property asd Telegraph
Road. Previous plans submitted by the Walt Robbins Company ir 1985 included 585,000 square feet of office
space housed in four buildings ad 8 300 room hotel.

Pending development proposals would add at least 13.4 million square feet of office space to the 32 milliop
square feet of commercial development io the King Street/Eisesbower Avenuc area compleied or under
Lonstruction

1s
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Table b

PENDING DEVELOPMENT
King Street/Eisenhower Avenut Study Area

Land Office Residential Relail Holel
Arca (millions  (oumber of (thousands (oo0. of
rejec {ages) ol i} ynits) efag i} Looms)
CKS S5 4.2 1886 375 400
Hoflman 407 6.6 1730 162 1280
Camecron Center 02 17 0 150 300
Mill Race 3 0 510 ) 0
Tech Center 11.6 0.1 0 0 0
Eistnhower Plaza 24 03 ¢ k)] 0
Foundry 12 00 0 L 0
Total 1521 134 2396 740 1R8O

Other Potentisl Development Sites

The list of pending development by po means exhausts the development potential of the study arca. Other
potential development siles include the following:

Hoof{ /Fagelion Property

“This is 2 15.6 acre tract of Jand Jocated adjacent 1o the Beliway, the Cily's scwerage treatment plant and
Hoofl's Run. The site is mostly vacant and contains 3 Go-Carl trach. This site is 1o be leased over the oex 30
years o a cas 1ental agency for car storage.

Perpeiual American /Gibenn Warehouse

This is a 13.20 acre site Jocated on the south side of Eisenhower Avenue and immediately south of the
proposed CNS development propesty. The site contains 253,000 square feet of office and warehousc space in
one to three story buildings. Becanse of its proximity to the CNS property and to the Eisenhower Avenue
Meuro Station it is likely that this site would be ripe for redevelopment io 10 years.

O.T. Cam Sitc

In addition 10 the CNS property, the Oliver T. Cary Company owns a 7.72 ace sile next to the Public Safety
Complex along Mill Road. The owner bas indicated plans to construcl 800,000 square feet of development o
this site. This property would be adjacent 10 the proposed Consector/ Distributor Road proposed by the Carr
Compary as part of the CNS project. .

nin

The amount of commercial development which bas been built, approved, considersd or ansounced in the study
area is 13.6 million square feet. The amousl of commercial development theoretically aliowed by the current
20ning oo sites in Valley portion of the study area plus the CNS site is 26,000,000 square feet. There is,

16



1berefore, 3 marked disparity berween what developers bave buili and bave announced they wish to build and
what the current zoning allows. Even preater is the gap between current zoning aliowances and tcasonable
marlet expectations over Lbe next 20 years.

In July, 1988 the Ciry commissioned & report prepared by Hammer, Siler George and Associates to forccast
future office development over the next 17 years (1988 - 2005). The report concluded that office demand in the
City would range from 900,000 - 1,000,000 square feel per year up to 1995 bul would 1apcr Vo 600,000 - 750,000
square fecl per year berweco 1995 - 2005.

Overall, the seport states that projecied office copstruction is likely 1o range from 12 - 34 million square feet of
space over the 17 year period or from 700,000 to £00,000 square feet of space per year. This projection predicts
a slowdown ib the pace of office construction which the City bad experienced within the last five years when
the City absotbed 5.7 million square feet of enmmercial office space or 1.J million square fec! per yoar,

The market analysis bas several implications relative 1o the King Street/Eisenhower Avenuc study arca. First,
il is evident that the study area, especially the large underdeveloped sites, is overzoncd telative 10 thy amount
of commercial development which can reasonably be captured, not just for the area, but for the entirc Ciy.

The largely undeveloped castern portion of the Valley is zoned for 26 million square fect of office development
whereas the entire City is projected to absorb only 13.6 million square feet overs the next twenly years.

Morcover, pending development plans include some 134 million square feer of office development whereas
the allocation projects only 6.0 million square feet of additiona! office development for the study arca over the
next 20 ysars.

TRANSPORT ATION

The King Street/Eisenhower Aveout Atea is accessible 10 the Beltway (1-95) and is served by several major
arterials including Telegraph Road, Eiscohower Avenue, Duke Street and King Strect. The study area is also
accessible by bus and rail transit, is served by the Huntington Meuroline via the King Streel and Eisenhower
Avepue Metro siations, and will be served by the Springficld Metroline and possibly by commuter rail.

Nevertbeless, access 10 the study area is severely constrained. Nortb-south street movement within the castern
Valley is limited 10 Holland Lase and to Telegrapk Road. Importantly, Telegraph Road provides the only
connectiop within the study arca to the Beltway.

East - west movement is limited to Eisenbower Avenue and to Duke Street. There are ooly two conneclions
between these arterials within the study area, at Holland Lane and at Telegraph Road. King Street,
Commonwealth Avesue and Russell Road are all major streets which funne! into narrow, constricied sailroad
underpasses which become points of copgestion.

Compounding these Lmitations, is beavy, peak period regionally oriented traffic which is part of the traffic
watershed flowing sorib/south through the eastern portion of the City destined to Washingion, D.C. and to
Acslingion Cousty employment esnlers. increasingly, traffic is also destined to Alexandria work places.

“The result of a limited street system trying to accommodate regional and local traffic demands bas been
increased congestion affecting the arterial strect system and Alexandria peighborboods

Tt is against this background that the prospect of development witkin the Cameron Run Valley has been
discussed, evaluated acd debated over the past 20 years

02f



How much d:\-clopmcr; can the eastern portion of the Carmcron Valicy ahsorb and bow much wnaffic <an the -

streel system accommodate? What improvements are peeded to make the sireet system work and how wiliall

of this affect peighbotboods?

This Plan addresses lhcse'q;lcslions and i.'.;ucs using 3 wﬁﬁuter'u:d waffic mode). The model, using City apd ——

Couscil of Goverameots (COG) data, provides a comprebensive 100! to apalyze¢ the impacts of local and

segional raffic on the Cauy's strect system,

“Thbe City bas also retained 1be wransporiation consulting firm of Frederic R. Harris and Asso<. to assist staff in
this effort. This section will refer to the Harris Report which provides the basic transporiation analysis
coptaioed in the Plan.

The transportation analysis sectiop describes the 1974 Major Thoroughfare Plan for the a-}n. the e:istinr_

streel system, the traosit facilities serving the King study area and the major findings of previous Camecron
Vallcy transportation studics. The scction then explains the metbodology and findings of the Harris seport,

31974 Maujor Thoroughfure Plan

The 1974 Major Thotoughfare Plan for the King Strect/Eiscnhower Avenut arcs is shown on Map 6 and
desgibed below.

gng Str r

The oply streets designated as arterials in the 1974 Major Thorougbfare Plar in the King Strect arca were
Dule Strect and the small section of King Street between Cameron Street and Diagona! Road. The rest of
Kiscp Strect was desipoated as a primary collector, while Prioce and Cameron Streels were designated as
sesidential collectors. Botb ibe Duke street overpass and King Street underpass at the RF&P railroad tracks
were designated for study.

Eicenhower Avenue Subarga

Withio the Eisenhower Avepue subarea, two roadways were shOwD a5 EXpressways: the Capital behway along
the southern edge of the study area, and Telegraph Road. Duke Sireel was the only existing arierial, the
planned Eisenhower Avenue exiensiop through the Valey and over Telegraph Road was shown as a proposcd
arterial. The oply other roadways in the 1974 Plan were the Mill Road/ Pershing Avenue/Stovall Street
connections between Eisephower Avenue and Telegraph Road, which were shown as primary collectors. The
Plan also called for a study to determine the best Jocations for 8 Duke Sirect/Eisenhower Avenut connector 10
the Valley west of Telegrapb Road.

ion f

Oge primary measure of existing traffic conditions is the level of service achieved at specific interseclions.
*Level of Senvice™ is a coscept used by trafiic enginters 1o convey different levels of conpestion and delay as
arranged op ascale of Ato F. Ip an urban area, level of service E at an intersection during the peak hour (the
hour of greatest traffic demand during the moraing of afierpoon) refiects a condition where all of the traffic
demand desiring to CToss an intersection duriog an bour is accommodated. In this sense, the intersection is at
capacity, demand fills the intersection during the entire one bour.

Level of Service F is a condition where an intersection cannot accommodate all of the demand duriog a one
bour period. The result of Level of Service F conditions (LOS F) is delays, congestion and extension of the
peak bour for longer periods during the morning or afiernoos. LOS describes » condilion where demand

exceeds the one bour capacity of the intersection.

is
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Using counts roptained in the 1988 CNS Traflic Impact Study, the following were zalculated 1o be the eaisting
Jevels of senice a! intersections providing sceess into o1 located within the area.

As shown, two critical iptessections are alrcady operating beyond their capacitics during One Of both peak
bours: Dule/Diagonal and Vao Doro/Eisecnbower. Telegrapb/Persbing-porthhound is al 1be minimum
acceplable leve! of senice. Otberwise, these iblessections were operating below theis capacily io 1987,

Table 7

INTERSECTION LEVELS OF SERVICE
King Street/Eisenhower Avenue Area

Level of Service

nterseclion AM PM
Duke/Quaker A C
Dukc/Callahan B C
Dul¢/Diagonal F F
Dule/Reinehers B A
Duke/Daingerficld A A
Duke/Heary A D
Duke /Patrick B A
Duke/Washingios C C
King/Russell C C
King/Commopwealth A A
Vao Dorn/Eisenbower F F
Telegrapb/Pershing-porth E E
Telegraph/Pershing-south D D

Source: CNS Project TIS submitted to Olver Carr Company
by Gorove /Slade Assoc., July 1989.

Streel Capacity

Even though most intersections in the King Street/Eisenbower Avepue study arca were operatisg, overall,
below capacity in 1987, many of the key streets providing access ito and out of the area were over capacity in
the peak direction. Duke Street, Route 1 portbbound and Telegraph Road, tbree of the four access points
from the south and west, are over capacity today and traffic oficn experiences delays o these streeis in the
peak direction. Those streels with the most uoused capacity generally provide access from the porth, i.e.
Route 1 soutbbourd from the porth. The existing regional land use pailern gencrates this demand for sccess
from the south and west. Altbouph forecasts (COG Round 1V) indicate more suburban 10 suburban travel,

there wil also be increased traffic from the south and west which will continue to impadt the City.

xisti ns!

Metrorall

As shown on Map 7, there are two metro station Jocated witkie the King Street/Eisenbower Avenue Area,
only ope-balf mile span: the King Street Station and the Eiscnbower Aveoue Station. Botb the King Streel
and Eisenbower stations are currently served by the Huntiogton line. Upoo completion of the Van Dorn
metro station, service will be extended south to Van Dorn via the King Street station and eveolually will
exiend 1o Springfield.

20
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Egdgqrign Acgpes 1o the Mcetrg Stations

A 1957 study of Metro ridership cooducted by JHK and Associaies showed that there is 8 strong relationship
between the Jocation of development and Metro usage; offices Jocated closer 1o the metio station have a
higher pereent of transit viers than those buildings located further away. While other factors certainly help
delermine trapsit usage, distance between the office and the melro stalion was ope of Lhe most important
{aciors.

Map 6 sbows distances around the two Metro stations and shows that over half of the area is located within a
reasonable walling distance of a Metro statioa. Only two arcas: the sites west of Telegraph Road, and the
sites east of Hooff's Rup Drive, are located more than 2000 feet from & metro station. Ia the JHK study, for
suburban locations, transit usage at office developments locatcd mote than 2000 fect from the meiro bad
dropped 1o less thap balf of what it was a! offices Jocated vearer the metro station.

Commuigr Rail

The proposed Northern Virginia Commuter Rail is expecied to link Fredericksburg, Manassas and points
porth 1o Alexandria. Arlinpton and D.C.. One of the transfer points for commutcr £ail is planncd 10 be 2l
Upion Station, on Callshan Drive just wesl of the railroad tracks. Union Siation will be connccicd via an
underground tunnel 10 the King Street Metro Station, providing a convenient 1ransfer poini and also providing
convcaient aceess into the King Street arca for commuter rail users.

B

Bus senice within the Valley is limited. Currently, two Metrobus lines provide service on Eiscahower Avenue:
the #14A bus comnects the S&T yards on Eisenbower Avepue to Lhe Eisenhower Avepue Metro Station, and
the #7 bus provides service between the Eiseohowes Metro Station and the western eod of the City.
Metrobus line #29 runs along Duke Street, connecting 10 the Pentagon, Old Town and Axnnandale via Duke
Street. Withia the King Street area, one additiona! metrobus line, # 28, provides service between Old Town
asd Tysoo's Cornet, via King Streel.

10 addition 1o Metrobus, three of the four Alexandria DASH lines provide service between the King Street
Metro station and most parts of tbe City. DASH expects 10 exiend its service to the Eisenhower Avenuc
corridor in the latter balf of 1990. Initially, this line is expected to provide service between the Eisenhowes
Aveoue Metro Siation, the pew Vao Dorn Metro Station and Lbe west end of the City.

The Fairfax County Fairfax Connector bus service, linking Springhicld and Old Town Alcxandria, also provides
bus senice into the area, stopping at botk metro stations.

Improved bus service will bz » eritical element to be included in all transporiation management plans within
the study area.

meron Ryn Valley Transportation
Over the years, either the City or private developers bave conducted studies of the Cameron Run Valiey to
assess the impact of future development oo the existing road network and to ideotify what road improvements
would be needed 10 accommodate what levels of developmest.

Altbough the focus and methodology of each of these studies may bave differed, they consisieatly show that
the Cameron Rus Valley can only accommodate modest growib without major improvements to tbe road

system.

22
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JHK Cymeron Valley & tudy

The 1983 JHK study found that 4.27 million square feet of office space could be built in the Valley whilc
maislaining 8 leve! of service D oo the streel sysiem. The study found that this leve! of service could be
accommodated oply if the Clermont connecior and interchange and tbe Bluestone copoeclion 10 Wheeler
Aveoue were buill.

LS ol the Clermont Interchan

The 19583 TAMS study of the Clermont interchange provided po quantification of the traffic levels supporiablc
in the Valiey. However, the study did find 1bat copstructing 1be Ciermont initichanpe would improve
conditions oo Duke Strect and Telegraph Road while worsening Eisenhower Avenue conditions. Since Duke
Street and Telegraph Road were and are atready bighly congesied, this study, kike the 1981 JHK study,
esscotially found 1bat tbe Clermont intercbange was pecessary 10 support additiona! development and 10
maintain or ereate acceptable Jevels of senvice oa tbe pearby streets.

rion Atchman's Buchanon Radn y

The 1957 Barton-Aschman study was fﬁscd oo a proposed 900,000 square fool office project oo the 20 sere
Buchanon Radnor sile near Bluestone . The study concluded that this level of development could be
sccommodaied. However, even this modest level of development would require construction of 1the Clermont
inlerchangpe.

Frederic R Harric Traffic Study of Eiwenhower /King Sirect Area

In 1989, the City bired FredericR. Harris to prepare a transporlation study of the King Streer/Eisenhower
Aveoue study arza in conjunction with the development of tbis small asea plas. Harris wed ovtput from the
City’s traffic mode) 1o analyze 1be AM. peak traffic impacts of fow different development scenarios for the
Valiey.

Table 8
LAND USE ASSUMPTIONS (1990-2010)

FREDERIC R HARRIS STLDY SCENARIOS
King Street/Eisenhower Avenut Traffic Analysis

Eisenbowet King Street Remainder of
Avepue Arca Arca the Ciry

Office Rss, Officc Res  Office  Ees

Scenario One 0 0 0 0 0 0
Scenario Two 09 0 10 0 74 8,000
Scenario Three 6.0 1,885 10 0 74 8,000
Scepario Four 93 10,785 10 0 74 8,000
OHice = Millions of Square Feet

Res.= Residential= Number of Dwelling LUnits
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Tbe fouw land use scENarios 1ested were based on Washiogton Metropolitan Council of Governments Round
1V’ Cooperative Forecasts and Plansing Depaniment forecasts for the year 2010. As shown in Tablc 10, each
scepario assumed the same level of City growth oves 1be next 20 years; the scepavios difler as 10 bow much
growib occurs ip the study area. : '

“The first Jand use scepario essentially tesis 3 bypotbetical condition where no growth occurs io the City but
regional growtb outside of Alexandtia conlipues over the pext 20 years. This scesario tries to isolatc and 1o
ideotify the impact of regional ualfic on the City’s future traffic problems.

Scepario Two 1e51s 3 minimum level of growih witbio tbe Study and reficcts mostly projects which arc

4

e - T r—————

underway. —

Scepatio Three tests the impact of 1he CNS project which would add over 6 million square feet of
developmenl.

Scenario Four, which includes substantial growth within the study arca, tests maximum development rights
under a possible formuls for mixed use zoning which would allow up o a 3.0 FAR, splil between office and
sesidential vses, within the Valley portion of the study arca.

These four land usc sceparios were tested against a sireel network which included 4 major Alcxandria
improvements:

d A Belrway connector road Jocated between the Telegraph and Route ] imerchanges.

. A fivover ramp from Telegraph Road northbound and the outet loop of the Beliway
iplo the Cameron Run Valley at Eiscahower Aveoue and Stovall

. The Clermont interchange conpecting 10 Eisechower Avenut.

. The Duke Street widening berween Diagooal Road and Henry Streel.

Figure 1 shows the 4 major Alexandria road improvemeats in the 2010 street perwork. The sireel network also
included all regional improvements in the WMCOG 2010 mode] and otber improvements included in the 2010
Nortbern Virginia Subregional Plas

The Harris study identified congested street segmenls for each of the scenarios and analyzed the effcet of each
of 1be development levels on 23 sclecied interscclions within and around the King Street/Eisenhower Avenue
study arca. The study then tested various recommended street improvemests 10 determine their alfect on
projccted congesLion.

Findi
Sceoario One - Impact of Regiozal Growh (No City Growth)

The Harris study found that by the year 2010, & of the 23 intersections studied would be bandling more traffic
than could be accommodated (LOS E or worse), eveo if oo growth beyond 1985 levels occurred in the City.
Al but one of these over-capacity intersections were Jocated on Duke Surest and Eiscnbower Aveoue, which
would be the two most congested strects ip this Scenario. Traffic would iperease potably on Holland Lane,
and Commonwealth Avenue and Russell Road would also expericace an increase in copgestion under Scepario
One. Var Dorn Street would become extremely congested in the poribbound direction, between the Beltway
interchange and Stevenson Road (Figure 2).
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Figwre 2

Frederie . 1lareie Aleznndeia Transpastation Annlypele

Scenario I: No Growth in City/2010 Grawth in Repion
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T Table § e -

LEVEL OF SERVICE AT SELECTED INTERSECTIONS FOR MODEL SCENARIOS
.- Ning Street/Eiseohower Avenue TrafMic Analysls

aee SCEBATIO oo

Telegraph/Pershing
Duke/N. Quaker
Eisenhowet /Clermont
Van Dorn/Eisenhower
King/Commonwzalth
Duke /Taylor Rus

N. Quaker/Trinity

1 2 3 4 N X
Duke/Elizabeth A A F F F F
Dulc/Holland F F F ¥ A C
Duke/Diagopal B E E F D F
Mill/Pershing A A A A A A
Eusenhower/Holland C C C C A A
Dulc/Reinekers D F D F C C
Eisenhower/Mill A A A B B C
Eisenhower /E. Mill F F F F F F
Duke/Washingion F E D D E E
Dule/Patrick F F F F F F
Mili/Siovall A A A A A A
Eisenhower/Stovall F F F F F F
Duke /Hepry A B A B A A
Pershing/Stovall A A A A A A
Duke/Catlahan F F F F F F
King/Callahan F F F F F F
E E D F D E
C D F F E F
A B E F D E
F F F F F F
C D F F D F
E F F F E F
B C B E C E

* Additiona! road improvements added to petwork

Source: Frederic R. Harris analysis of King Street/Eisenhower Avenue Traffic
based on City of Alexandria Traffic Model outputs

" Seznario Two - lmpat1 of Minimum Growth in the Study Area

This scepario adds 1.9 million square feet of commercial development in the study area and 7.4 million square
feet of commerdal development in the remainder of tbe City. Relative to the No City Growib scenario, the
addition of 9.3 millios square feet of development Citywide would cause only one more intersection 10 operate
above capacity. Osly Van Dorz Street soutbbound between Edsall Road and Pickett Street and part of
Eisenhower Avenue east of Telegraph Road would be markedly over capacity (Figure 3).

Scesario Three - Impact of Moderate Growth within the Study Area

This scepario adds 5.1 million square feet of commercial office development and 1885 residential units within
the study area. All of this incremental development refiects the CNS project and the development of » Oliver
T. Carr owped site on Mill Road. This additional developmest results is two more intersections operale sl

level of service °F. The most significant increases in copgestion ocrur wilhis the easters end of Cameron Run

28
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\’all:)-on Eiscnbower Avenue, Mill Road, Persbing Avenue and tbe Bcl!u;j connccior-distributor road. .

Congestion also incrcases OD SOME sireets in the King Street Meiro area oo Lbe southbound segment of
Qualts Laoe just porib of Dule Strecl (Figure 4).

Scenario Fowr - Lmpact of Intense Development in the Study Arca

“I'his scepario adds 33 million square feet of office development and B904 residential units ahave Sceario
Three. Scenario Four resully in significant copgestion throughout 1be siudy arca Five morc interseclions are
operating at Jevel of service °F" than in the previous scenario; in tota!, 15 of the 23 intersections would be
operating above capatily. Congestion increases markedly within tbe King Strect arca and also increascs wesl of
the railrosd tracks on Russel Road, Commonwealth Aveoue and Callahan Drive (Figuic 3).

Aficr analyzing the impacts of 1be four dilferent Jand use sceparios on a basz 2010 strect peiwork, the Harris —

siudy testcd the impacts of additional roadway improvemenlis on congestion in the City. Five majot
improvemenls, shown on Figure 6, were (ested for Sceparios Three and Four:

Coostruction of the Clermont Conoeclor

Construction of the Bluestone Cosnector

Widcaing of Vian Dorn Street between the Beltway and Eisephower Avenuc
Construction of the Daingerficld Road/Wolle Sircel extension

Widcaing of Eiscnhower Avenuc between Telegraph Road and Holland Lanc

The effect of these strect improvements on waffic conditions in Scenario 3 are dramatic. (Figure 7 and Figure
8). Of the 23 intersections analyzed in this study, 15 improved whben these road improvements wore added,
including four interscctions which improved from level of service F. Three intersections did pet worse, bl
pone deteriorated 10 level of service F. The addition of these improvements relicves almost alt of the
congestion within the Eiscnhower Valley on Eisenhower Avenut, Mill Road, Pershing Avenuc and Holland
Lape. Congestion along Duke Sireet between Callaban Drive and Ouaker Lanc is alleviated by these
improvements. Traffic does increase on ope segment of porthbound Ouaker Lane, but operatiog conditions do
ot deteriorate below level of service “E” These improverests will impacl Jordan Street which will experience
substantially more traffic. However, Jordan Street will not operate below level of senvice “D” exsept for onc
short segment. The Bluestone conpecior becomes congested, atiracting more traffic 1than ils capacity; the
Clermont connector introduces congestion oo Clermont only soutb of Eisenhower Avenue.

For Scepario Four, the effects of the 5 jmprovements are also marked, although substantia} congestion still
semzins because of the bigh development tevels ip this scenario (Figure 9 and Figure 10). Of the 23
intersections studied; 17 et beiter with the improvements, including 4 that improve from level of senice F.
Two interseclions get worse, but they do pol exceed capacily. Jmprovement occurs within the Eiscnhower
Valley on Eisenbower Avenue, Mill Road and Holland Lane. Congestion also decreases west of the railroad
tracks on Russell Road and Commonwealth Aveaue. Bluestont becomes copgested, as does 2 section of
Quaker Lane in the soutbbound direction.

Several important conclusions ean be made from the Harris traffic analysis. These are described below.

- ini he i impr t ed in vall

Even with these improvements, congestion will ocrur and additiopal improvements
will be needed.
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Figme d

Frederie R Narris Atevandrin Tranepartation Annlysle

Growth in E. Valley/2010 Growth in Region
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Figwee 4

‘Feederie M. Marrls Aleunnirin Trangariniion
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Figure ¥

Prederie R, Harrts Ateasndria Tramvporiation Anslysle

Scenario 4 With Proposed Improvements

saes Prblem Streel Sepments

O Probem tntermectinns (Level of Service F)

SN, .
... . lun ~..‘.
wwtd . '.' ..
SURIUT | Lt W\ e
‘G‘:’ . ..'
proy YWY ’ '..
.
L)
RS
.
g
.y \
) '.
& f
3 .
Q'P ; e
*l\". .q :

SUTY SATAD UWON Tresoneo? (PYIYITLY
POy Puts fo s bbb o e

Enenhomer frermst
'..\‘
‘t’o

M‘""HW

WARE SIS0 VA

L r o,
L Sesleensepy

] Elsenhower Avenue @

King Street

OAI‘!I Plan

A



—
/.
-

LT voibuygy ™

T
)

“§ “"‘n—_
‘.h
£

e ay g
e

Wt duas dssduits PN Iy

proy MRV

W
T M AW
@ nUAAY Jasoyuasyy / 1ans dup=

aoys 308 J IS 8 PaY] 84 10 woy Rl U N

F L LTl o Lo L] —
pandduud jHuy u.!.-u:_:l—

Py f
WS L | uua-:.a-ll/_

SUT IIND NWOK

&
3
L
3
£
1

P u1sCuddy U0 sjudmdsvsdsl proy pasoduagg jo puduy
0 ndy



. A sccond Invel of jmprongments: jngluding

-, nn re between Eisephower Aven n 3

. widening of the gasterp gnd of Evgnhowrr Avenue

- widening of Van Dorn Stretl sopth of Eisenhowgr Avenpg
- ang the Wolfg Sireet/Daingerhicld Road exiension;

parts of the Tty

With these additional improversents a modest level of development, 6 million square
feer of office development and 1885 dwelling unils, could be secommodaied. Even
with these improvements, there would be congestion on the sirect sysiem, but almost
all of the wors! intersections and street segments would be located cithes within the
Vallcy, on Duke Street berween Telegraph Road and Holland Lane, or at locations
which even today are highly congesicd.

. The davelonment of 6 0 million sguare feet of office in the study arcis brgine to push
the himits of tolerabl wiont even with all possibly yosd improwemipte ir

plagce,

Unless other major road improvemenis ¢an be identificd, no additiona! traffic can be
accommodated op the City's strecls without major impacts given current Iravel
behavior.

swever, additional Jevels ; men ;
cenerated fewes than gxpecied vehieles: that s if viparops 1raneportalion gdemand
management proprams reduced einele pecunant vehicles and increased carpon],

varnool and transdt pie, 3 proporfionale gmouni of addnional development gopld be

pceommaodated

Conclusions

To realize additional development in the King Street/Eisenhower Avenue area without unduly impacting
residestial arcas, the Ciry needs to consider, as a package, the foliowing approaches;

b Coordinate the provision of additional roadway improvemenls with the pbasing of development. This
will ensure that development proceeds ip concert with added vaffic capacity.

2. Require 2 Transportation Management Association (TMA) within the study arca. This can provide a
comprebensive and effective approach towards planning and adminisieriog TMPs within the asea.

Create a Transporlation lmprovement District to finance road and transil improvements in the ares
and to finance the TMA.

a
a t

T

Based oz the Harris Report fisdings the following road improvements bave been identified as pecded to
accommodate growth within the study area (see Map 9).
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Telepraph Road senves asboth a major traffic portal into the City and 8 major porial into tht stud) arca. By
senving this dual role, it bas become onc of 1he most congested City strects. Traffic back-ups and Jong delays
are common oo Telegraph Road, particularly ip Lhe evening peal bours. Cursently, most bachups are 3 resuh
of problems at the Woodrow Wilson bridge or in Fairfax County at the Telcpraph/Huntington and
Telegraph/King's Highway intersections There ate also major problems generated by the confhiguration of the
interscction of Telegraph Road with Mill Road and Pershing Avenue, which provides a major point of access
into the eastern portion of the Cameron Run Valley.

“Two types of actions 10 improve Telegraph Road are peeded. Fusst, both the Clermont Joterchange and the
Beliway Connector/ Disttibutor Road will peed 10 be constructed 1o relieve the pressures 00 Telegraph Road.
Second, tbe Telegraph Road interchange peeds 10 be improved to provide easier access in1o the casterm
portion of the Cameron Run Valley. The City sbould pursuc a study to improve Telegraph Road in
conjunction with the Woodrow Wilson Bridge Study.

One improvement to Telegraph Road which should be considered, is the construction ol a tamp from
notthbound Telegraph 1oad just south of the 1-95 intezchange which would conneet 1o Stuvall Sureel. This
gamp would allow northbound Telegraph Road traffic destined to the Cameson Run Valley to wse the ramp
insicad of Pershing Avenue 10 access valley development. This ramp would also be uscd by eastbound Behiway
graffic 1o access the Valley.

“The elfect of this improvement is to allow wraffic to access the eastern portion of the Cameron Run without
being mircd in congestion at Telegraph and Pershing Aveoue. The Harris study showed that the Behway
fivove: from the Telegraph Road samp s one of three essential improvements needed in the Valley.

2 Begltway Connpgior Road

The traffic analysis shows that additional Beliway access into the study area is necded to relieve Telegraph
Road. Ont of the major toadway improvements proposed in conjunction with the CNS project is consiruction
of a cozpector road parallcl 1o the Beliway which would connect 1o Mill Road and allow westbound traffic on
tbe Beltway 1o enter the eastern Cameron Run Valley area. The Connector Road would also allow westbound
traffic to exit from the Eiseohower Avenut area but only to go towards Fairfax County. Traffic originating
from Manyland, therefore, would s1ill bave 10 use Telegraph to go eastbound and back across the Woodrow
Wilson Bridge.

3. Clermont Intgrchange

Altbough located outside of the study area, the proposed Clermont interchanpe with the Beloway will greatly
improve access ipto the entire valley. This project is io the State’s Five Year Plan; ac EIS is being prepared.
The planned interchange, which connects into the valley via Eisenhower Avepuc, was identificd in almost all
studies, including the Harris study, as an essential improvement.

4, n n ingerhiel W

Another 103d improvement proposed by tbe CNS developers is the widening of Holland Lase to four lanes.
The istersection of Holland Lane with Duke street is a problematic oos, primarily because of the offset
berween Holland Lane and Reinekers Lane at Duke Street, This offset produces functional and operational
problems. Altbough widening Holland Lane is peeded, other road improvements will also be required 10
mmake the Duke Street/ Holland Lane intersection work.

One possible improvement, tested in the Harris Study, is the extension of Daingerficld Road south of Duke
Street 1o Wolfc Street which would be constructed 1o Holland Lanc. Streel. Right turns eould be prohibited
from Holland Lane to Duke Street. Insiead, traffic going cast or orib from Holland would take the Wolle
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Sireet/Daingerhicid Road ext ension. The City's traffic model shows that this imptow:mtn_l_ would help o
relicve congestion aloog Holland Lanc. Eventually, Wolle Sireet could be extended 10 S. West Sucet of S.

Fayoe Strecl.

& 4 Eistnhoust Avenys Widening Eact of Telegrach Road e —

Eisenbower Avenue is currently two lanes i cach direction. As development occurs in the Valley, the Harris
study bas shown tbat conpestion will reach upacceplable levels on the easters portion of the Avenuc.
Widcning Eisenbower Aveoue 10 three Janes in each direction between Mili Road and Telcgraph Road would

provide the capacily peeded 10 avoid copgeslion.

‘: P-4 500 Ropad Realignment and Exgnsion

M;D Road's meandering alignment imits its traffic carrying capacity poorly serves potential development siles.
Realipning Mill Road would semove its awhward curves and improve its traffic carrying capacity. Also,
exiending Mill Road westward through the two large parcels west of Telegraph Road would provide additional

access 1o these sites, which are pow served ooly by Eisenhower Aveoue.

Tranuportation Managemend Acsoriation

A coordinated approath is peeded 1o implement Transportation Management Plans. Additiona! developmenl
will be able 10 be accommodaied i the Valley proporlionate 10 ipcreased transit usage and carpooling and by
people Living and working in the Valley. To the extent these shifis in transporiation modc occur, there will be
less peed for additiona! 10ad improvements beyond what bas bees ideptificd and less polilical pressurc 10

curtail development i the futuse.

A Traotportation Masagement Association to include all development parcels in the study area is likely 10

gesull in betier manaped, better financed and more effective transportation mapageroenl plan programs.

) | ransporiation Imnprovement District

The local share of transporiation jmprovemenis within the study area should be fundcd through
Transporialion Improvemenl District (T1D) which assesses developers the cost of improvements based on
square footage of developmenl. The State bas adopled legislation, cfective July 1, 1990, which will allow the
City 1o establish a TID to finance Cameros Run Valicy improvements. To create this district, the City must
adopt a tramsposlation improvement plan for the arca and include this plan as part of the City's Capital

Improvements Program.

URBAN DESIGN ANALYSIS

The wbao desipn section examines the pbysical conditions of the Kiog/Eisenbower Avenuc arca in terms of
the opportunitics and constraints for mixed use, transit oriented development. The analysis forms the basis for
a land use concept and for possible development guidelines regarding tbe beight, bulk and siting of buildings.
Also, the analysis examines more specific urbas design issues related 1o public improvements such as strect,

pedestrian and ppes space systems.

The focus of this analysis is the largely undeveloped Eisenhower Avenue Metro station arca where there s 8
peed 1o st development guidelines and 16 coordinate botb private and public improvement activity. The King
Street Metro area is pot included in the geoeral analysis since redevelopment is pear completion and the

chasacter of developmesnt lasgely established.
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Eisgnbemer Avenps Arxa - - o o ) s

As stated carler the Eiscnhower Avenue ar¢a bas pot produced mixed use residenlial, setail, office and hotel
development. This analysis explores the feasibility of encouraging coordinated mined wse devtlopmeot around
the tmetro station and cxamines the various deselopment sites in terms of their suitability for different uses,
buildiog beights and densities. The analysis also examines tzaffic, pedestrian and open space sysiems 10
delermine bow best 1o accommodate increased demands for access, circulation, open space and recreational
seeds ereated by pew development and how to best Link poleatial development sites into a coherent wholc.

neirgins ang Intiyen

Map 10 summarizes the major constraints and influences affecting prospective mixed wse development in the

Eiseohower Avenue arca. These constraints include those physical factors, natural and man-made, which cxert
a pegative influence on the suitability of mixed use development including residential uses.

Phvaca! Barricrs

The area is characterized by Jarge scale public facilities, railroad trackage, major artcrials, an inlerchange with
315 associaled ramp sysiem, a major freeway, Mectrorail trackage serving two Mctro lincs and @
Senice/Inspection Yard and a drainage system which cuts through portions of the arca. Al of these factors
1end 10 create physical barriers which isolate the area from the rest of the City, scparatc potential development
sites, make pedestrian access difficuli and mahe some sites unsuitable or less attractive for certain land wes
such as residential.

nile and Prain

Another development constraint is drainage and soil conditions. Cameron Run, Hoofl's Run, Mill Race and
several other open chanaels flow sear or 1hrough the arca en route to Husting Creck and eveniually to the
Potomac River. -

The drainape area, with its high water table and periodic backup and flooding, combined with the faci that
parts of 1his area bave been used as landfill and contain poor soil, can adversely affect development, making
constructios unbuildable or very costly.

Io other cases, the bigh water table and poot soil conditions may make underground parking vnfcasible or
Limited to one level. As such, large developments are likely to include sizable above grade parking structures
which can bz dominant visual elements of any building design.

n il

Another development copstraint is the pegative image associated with the Eisenhowet Aveoue arca. It is this '

pegative image which causes some 10 dismiss (e possibility that tbis arca could attract residential
development.

“This image refiects the isolation of this arca from the rest of the City and the area’s industrial character-its
railroad facilities, scrap yard and coacrete mixing plant. This image stems also from the area’s lack of
developmeat, the presence of large tracts of bare, desolate lookiog land.

However, anotber factor which makes it difficult to eovision the area as a location for quality developmest is

that what bas been built in the Eisenbower Avepue area to date does pot copvey a sense of coherent urban
form, and cerainly does 2ot realize the great potential of a Metro station area.
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Althouph the Eistnhowct_ ‘Avenue area is ncpatively affected by the constraints and influences discusscd shove
the arca also enjoys some considerable advaptages snd opporiunitics (Map 11) ss 8 poteatial development
areca. ’

The area is well located ncar a major regional bighway facility - 1-95 and bas great visibility 1o tbe Beliway.
Improving accessibiliny to Lhe Behway would improve the atractiveness of e arca for development.

The arca is also Jocaled next 1o two Meiro Stations which are only one-balf mile apart. Metro stations provide
ap extra margin of accessibility whick bas stiracied development around most Iransil stations in the
Washingtos Mcetropolitan arca. ’

In addition to Metrorail, there is the prospect that Commuter Rail can be initiated in wo years and that bus
senice within the Vallcy can be greatly enhanced once the Van Dorn Station is in operation. The Esenhower
Avenue area also has the advantage of large sites under single ownership which increases the possibility of
phased mixed usc development.

“Tbe fact that the Cameron Run Valley is in 8 stream vallcy also presents an opportunity. A stream valiey open
spacc/ bicvcle and pedesirian system can be developed in the arez (o link development, especially resideatial
uses, 1o recreationat facilitics, 10 other developments, 10 {he metro stalions and 1o other parts of the city. It
may even be possible to Link this sysiem via 8 bike trail 1o the ML. Verpon Bikeway along the Potomac River.

There also may be opporiunities to provide additional active recreation areas 10 sene new development. Thust
areas may be appropriatcly Jocated near the confluence of Hoof's Run and Mill Race and ticd into the overall
bikeway /pathway system.

Via the CNS project, there are also opportunitics 1o Jessen the Valley's isolation and 1o establish stronper
conneclions between the Eisenhower Avenue area and the Kipp Street Metro area, to make the Eisenhower
Avzour area more a part of Lhe fabric of the City.

Finally, because the Eisenhower Avenuc arca is located in a valley, removed from the established, low scale
sesidential neighborboods, there are opportunities (o allow Lalier buildings without pecessarily crealing visual
irmpacts to peighborboods or City landmarks.

Allowing taller buildings in the Valley would provide views of the Potomac River and of the Old Town area
which could in 1urn eocourage quality development, especially, sesidential uses. Nevertheless, taller buildings
peed 1o be sensitively sited and carefully designed to avoid blocking views of landmarks such as the Masonic
Temple.

ning an esion Consideration

Bullding upon the constraints and opportunities outlined above, this section examincs a land us:conu:pl and
possible design guidelines for development withio the study area.

nd 1! n

“Thbe 1and use concept shown in Map 12 refiects the desire to epcourage a mix of office, retail, residential, and
hote] development along with publicly oriented open space, recreational, entertainment and cultural facilities.
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The Plas foliows these principles;

. that mixed use development at relatively bigh densitics should be encouraged pear
the two transil stations : .

. that development furthest from the stations and more likely to rely on iravel by auto
should be more at lower densitics.

. that residential development is most svitable ie locations which arc within 8

copvenicst walling distance Lo 3 meiro station and accessible to open space asd
recycational facilities.

For purposes of describing the tand use concep! the study area is divided into five subareas; King Surect Metro,
CNS site azea, Hoofl's Run, Eiseobower Avenue Metro and West of Telegraph Road.

Ying Streel Melro Siation

Considering hat the King Streel Metro Station area is mostly built up, the concept plan primarily reficels the
current patierp of development. The Plau eacourages 2 mix of office, retail, botcl and residential uses west of
Peyton Sireel. Because of Metro prodmity, residential uses should be allowed at higher densities than other,
pop-Metro, focations. Ground floor retail uses are desired along King Street and Duke Strect wesl of Holland
Lasne.

WS Siie Arca

The area south of Dule Street and between Hooll's Run, Eiscnhower Avenue, Mill Road apd the Metro
tracks 10 the west provides an opportunity to encourage integraicd mixed use development oD & large tsact of
land located berween 1wo Melro Stations. Most of this area is tbe site of the proposed CNS project.

The concept plan calls for 2 residential district 10 be concentrated nearest Holland Lane and nearest 8
potential park arca aloog Hooff's Run.

Office development would be concenirated 1oward the westera porlion of the site and along Eisenhower
Avepue.

Retal uses would be concentrated along the south side of Duke Street to complement the relail sbops under
construction along the porth side of Duke Streel. Business service oriented retail uses would be concentrated
within the office core area.

A pedestrian systemn should tie togetber the various land use clements within the area making all parts of the
site comvenient and accessible to pedestrians with mivimum vebicular conflicts. There would also be strong
pedestrian linkages to the King Street and Eisenhower Metro Stations.

Hooff's Rup Arca
*This is ap arca bounded by the eastern end of Eisenbower Avenue, Mill Road, the Capital Belrway and HoolT's
Ruc. The area includes industrial uses such s warebousing and a contrele mixing plant, the Public Safety

Ceater, the American Trucking Association office building, vacant land and portions of Mill Race and Hoolls
Run.
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The concept plan calls for office uses aloog Mill Road and low density commercial wses £33t of Hooll's Run
Drive aod furthest from the Metro station and adjacen! to tbe Sanitation Autbority for 1be mid-term future; in
30-15 years the arca wma) be suitable for redevelopmeet for mixed uses at woderate densitics. A portion of this
area, focused op tbe convergenee of Mill Race, Hoofl's Ruo and iacludiog tbe ficod plaie arca should be
maintaioed open as park as part of the sircam valley sysiem. .

irephower Aven fetro S1a1i r

The contept plan indicates high density, mixed use development for the asca mearest the Eiscnhower Avenut
Mecuro Statiop and locatcd between Mill Road, Telegraph Road and tbe Beliway. geocrally, would be orienicd

Weu of h Road .
“This srea is furtbest from the Metro Station and is located beiwees [wo major barrices, the S&1 Yard and
Telegraph Road. The concept plan calls for moderate olficc development on the soulh side of Eiscahower

Avepue and 2 mix of medium density commercial office, retail, residential and botel uscs on the Cameron
Ceotct and Foundry tracts located oo the portb side of Eiscnbower Avenue.

Deovelopmeny Guidslines

The land use concept provides 2 generalized picture of where different land uses should be located within the
study arca. To further clarify this picture, however, guidelines need to be establishcd to indicate how these land
uses should be translated into three dimensional forms and bow these forms should be related within the study
arca and 1o the City. These guidelines coacern height, massing, building oricolation, parking, OpcD space and
pedestrian movement.

Height

The setting for Valley developmes! is a large, isolated, uoderdeveloped ares located in a stream valley and
affected by dominanl, large scale elements such as railroad tracks, the Capital Beliway, Telegraph Road, the
Metro acrial structure and some large office buildings. Givep bis setting, large scale buildings may be
appropriate and can be accommodated in the area without pecessarily pegatively impacling other parts of the
City.

To say that tall buildings may be acceptable does ol mean that any 1al} building or complex would be
appropriate. Building heights and scale need 10 be scasitive to three factors; the impact oo the wrban design of
the City and the impacl oD proposed mixed use development in the Valley.

Shooter's Hill is the most prominent patural feature and the George Washington Masosic Temple is the most
prominent landmark and important point of orieptation in the easters part of the City. The Temple, sited on
Shooter's Hill at a 120 foot elevation, reaches a beight of 450 feet and can be seen from almost anywbere
withip the downtows area and from within the Cameron Valley.

*The Cameron Valley is geperally at ab elevation of 20 1o 30 feet. The tallest buildings witkin the Valley, the
Holfmap Buildings, are approximately 160 feet. From a distance, these buildings do pot visually block any
portion of the Masonic Temple or project beyond the borizon created by Sbooter’s Hill. 1o terms of beight,
buildings in the eastern Camerod Valley rangiog up 1o perbaps 200 feet cap be constructed without unduly
blocking views of most of itbe Temple strucure.

Very 121l buildings, especially if massed together, can effect block views of the Temple and bave such »
dominant visual effect that ey begio to compete with and detrac from vistas of the Temple and Shooter's
Hill. While a single tower may be fine, if taller buldings are also massive or if taller buildings are clustered
togetber, the result might be more like Crystal City or Rosshyn. Alexandrians will need 1o deiermine whether
that kind of development cODVEYS A2 image of Alexandria they like.
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Tbe impact on Shooter’s Hill is ilustrated in Map 13 which is 8 section of the area looking east showing the
velationship between the Masonic Temple, existing Holfman Buildings, and possiblc 348 foot buiidings located
ob the Hoffman property. As shown, the large buildings overwhelm the Temple in terms of scalc and beight
and ass. One way Lo at Icast mitigate the visua! irapact of tall buildings on the Temple is 1o gradually reduce —
building mass oo the upper portions of a building tower.

Not all tall buildings are necessasily inappropriate. Taller buildings can be located and designed 10 enhance of
reinforce views of tbe Masonic Temple. Taller buildings may be needed 10 crealc a tandmar) and identity for &
projecl. Nevertheless, tbe impact of 1all buildings op the Masopic Temple should be a basic consideration for
evaluating 1be appropriateness of buildings above 150 feel withis the eastern portion of the Vallcy.

The Kinp Street Metro Statiop Area Height District adopled the prieiple that there should be a beight
trapsition between established, lower scale nrighborboods and commercial development arcas. This principle
sbould be applied to the CNS site. Taller buildings should be oricnied awa) from Duke Street, towards the
interior and southern portion of the site.

Building beights need 10 be arranged 1o creaie variely, more importantly they necd 1o crcaie a hicrarchy
which empbasizes landmarks and vistas, provides transitions between buildings and their funclions and which
differentiates between areas of development.

FParking Location

The King Street Station Area Parking District requires that 75% of the parking in the area be structured
unless 2 special use permit is obtained, and prohibits parking from fronting 8 streel.

The principle 1bat parking should be buried or screened should be generally applicd 10 the entire study arca.
is understood 1hat due to soil conditions and expensc nol all parking can be placed underground. However,
surface parking sbould be minimized above grade parking should be located in block interiors screencd from
public view. Where possible, farges patking structures should abut physica!l barriers such as the Behiway,

railroad tracks and Telegraph Road, locations whith are removed from pedestrian activity.

Open Spacg fSireciscaping

Development should use and improve the stream valley system found in tbe eastern portion of the Valley.
Cameron and Hoofl's Run provide a natural basis for a greepway system. Al the westers eod of the study
arca, a portion of the land adjacent io Cameron Rus should be used as a green way sysiem 10 provide an
vpgraded connection 10 park facilities furtber wesl,

To the east, Mill Race should be preserved and improved to link 10 open space along Hooff's Run. The
cemetery and opes space aloog Hooll's Rus in the area porib of Eisenhower Aveaue should be also be
sainlained as park. '

In Yight of the potential impact of Valley development on the City’s recreationa) facilities, the City should
consider whether additional land within the Valley sbould be designated for acquisition. Thbe asticipated level
of development in the Eisechower area will put remendous demand oz recreational facilities and there are
limited opportunities for land acquisition elsewhere in the City.

Part of any opes space system io &0 urban area is streets. To complement the siream valley concept, the
gastern portion of the Valley needs a system of strects and a sirong streciseaping program. The focal poiot for
strectscaping should be Eisenbower Avenuc. This Avenue should be developed as an urban boulevard with 2
treed median and planting areas. Streetscape standards and development controls sbould be developed
regarding setbacks and building orientation 1o eosure consistent and costinuous developmenl paliern along the
Eisenhower Avenue.
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Pedestrian Sysiem - R :

Developoent within the metro station srcas should be pedestrian oriepted and should allow 3 safc and
coovenienl walk o cach of Ibe Metro S1ations and (o the various development projects witbin the study arcs.

Especially ip the King Streel Metro Area, which is sear dowplown, Dear existing peighhorhoods and neat

transit, speaia) care should be given 1o the peeds of pedestrians. Intersections should be desipned t0 prohibit
contisuous, uoimpeded right furn movemenats at intersections. These free right turos mabe it dillicul for
pedestrians to safely cross streets ip the asca.

One way 10 redress the problem of continuous right turps is to sigoal or sign the intersections such a5 al
King/Diagona! and Dube/Holland so bat right turning raflic bas to siop at the intersection with tbe traffic
Eight to allow pedestrians 10 €10ss. Stop sights or 1ed right tw signals could be used. This faner type of signa!
control will be employed for the Dube Street/Henry Street iptersection and the Holland Lane/Duke Streel

intersection.

1o addition 10 intersection redesign, other improvements art peeded to make transit facilities more accessible
1o pedestrians with fewer conflicts with cars.

One improvement which <hould be implemented is to exiend the pedestrian tunnc! from the Amtrak Station lo
the King Strect Metro Station mezzanine arca (Map 14). This connection was recommended in the 1978 King
Sireet Metro Statiop Area Plas and was planned as part of the Metro Station design. The wunne!l would serve
Commuter Rail passengers and Rosemont residents destined 10 Metro.

Another improvement which «bould be considered is to provide 2 secopd access point 1o the King Street Mcetro

platform. The Kiog Street Metro Statiop provides only a single point of access through the fare gates, up the_
escalators and onto the platform. This forces most trapsit patrons from Rosemont to bave 1o eross King Street, )

and, somelimes Commonwealih Aveput 10 access the station.
L% - ]

I tbe King Street Metro Station platform were extended over King Street and a second set of farc gales and
escalators were installed near Commonwealih Aveoue, Dany transil users could then access the siation
withou! crossing King Streel.

A third pedestrian imptovemenl may be necessitated by the development of the Carr/Norfolk Southern site.
The proposed development envisions some 19,000 workers and some 4,000 residents. To access the King Strect
Metro Statiop, pedestrians will have to cross a five lane Duke Streel. Because of the potential conflicts
between heavy pedestrian and vehicular movements affectiog Duke Sireet it may be pecessary to construct 8

tunpe! underpeath Duke Street to provide access 1o the King Street Metro Statiop from the CNS project. - The .

conditions of tbe CNS project requirc that such a tunpe! be built if the Dirsctor of TES determines that the
facility is peeded.

All of these improvements are desirable; bowever they are all likely to be expensive. WMATA estimates that
the tunpel connection could cost between $.9 and $1.7 million plus the possible cost of an elevator for
handicapped accessibility. According to WMATA, cach additional eotrance 10 2 trazsil statiop will sequire 8
mezzanine with farecard machines, turnstyles and 2 manped kiosk plus an elevator would be required for
handicapped people. This may meas that providing an additiona) entrance to the King Streel Siation could cost
$3 to $4 million. The pedestrian tunne! under Duke Street also will be costly, but CNS will be zesponsible for
that improvement.

Tn comparison, pedestrian access 10 the Eiscnhower Avenue Metro Statios is relatively copvenient requiring
fewes streets 1o cross. The station can be easily accessed from both the east and west sides of the mezzanine.
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Map 14

Proposed Pedestrian Conncctions
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The sccessibility of the station, the fact that private property direcily abuts the station platform on hoth sides,
oeates opportupities 10 makc the station accessible oot ooly at grade level but also ai the platform devel.
Through an air rights development arrapgemenl it may be possible to eovelop tbe platform arcs within »
private buildiog apd 1o provide direcl access 10 tbe statiop at the platform Jevel. b may also be possible 10
extend tbe platform porthward past Eiseobower Aveput and to provide shove grade access o the platform
from portb of Eiseahower Avtoue. This improvement would allow patrons to acceas the station without
crossing Eiscabower Avenue.

1o addition to expanding pedestrian access points at tbe station, consideration needs 1o be given towards
insuring that there will be well-defined pedestrian patbways 1o the station from the various development siles.
These patbways would include the street sysiem, intcenal walkways, paths alongside the Mciro rail structure
and above prade connections berween buildings and the Metro platform.

'RLY 1

City 1and use policy bas consistently focused on the King/Eisephower arca as 3 potential growth area where
gevelopment was anticipated and was 1o be encouraged. Tt was believed thal the Jocation of the melro stations
would be the hey factor stimulating this development. In facl, the Eisenhower melro stalion was originally to
be Jocated on the Springficid/Frapconia line but was relocated 10 its present sitc Lo realize development
sooner.

Alibouph the two metro areas were slated for growth, Council was well aware of the locationa! differences

between the two station T N

T aTtas.

mn L

*The Kiog Street Metro Station ared was located pear single family residential areas and an historic district.
Development was to be encouraged but also was 1o be costained to prolect pearby residential neighborhoods.

“Tbe Plan reflecied botb objectives. The plao ideotified the area designated for redevelopment. These
boundaries excluded the arca west of the railroad tracks (Rosemont) and 1be residential areas along Harvard
and N. Pzyton Street.

The Plan established a preservation area which included the area between Peyton and Wesl streets. These
strects contained a mix of low scale residential and commercial uses, some ip historic buildings. The intent was
so further emphasize that this azea was 8ot 10 be stated for redevelopment

Withiz the development area the Plao delineated a transitional area where beights and depsities would be
moderated in copsideration of maintaising a development scale compatible witb ibe preservation area.
Finally, the Plao called for more intense development searer the Metro siation.

Alibough the King Street station area plan encovraged development aroued the Metro station, the Plan
secommended downzoning the properties within 1he designated development area. The Plan called for beights
1o be reduced from 150 feet ko 77 feet and for the FAR for commerdal development to be reduced from 6010
30. The recommended beight reduction was directly related to consideration of the impact of 150 foot
buildisgs oo the Masonic Temple and on adjacent residentia) peighborboods.

The zoning actions which were eoacted afier Plan adoption were intesded 1o insure that the development area
pot overwhelm low scale development ip the surrounding meighborboods yet still allow sufficient densities to
eocourage developmest. 1o fact, to furiber eocourage development and Metro ridersbip, the City
yecommended reductions in required parking which allowed several of the larger developments to reach 8 3.0
FAR. This strategy was basically accepted by the development commuxity and by the neighborboods.
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inenhower Avenpe Mot

Public policy regarding development and 2oning around the Eisenhower Avenue station was focused oo
encouraping mixed use development. Because of the area's relative isolation from nearby residential sreas,
there was LitUe apparent reason 1o consizain development eovelopes or beights. Development rights in the M-3
zo0¢, 8 zone specially designed for the parcels around the Eisenbower Station, includcd 8 3.5 FAR by right
with up 1o 2 6.0 FAR with a 25% residenlial compontot in tbe project. Tbe beipht allowance was up 1o 345 feel
with a Special Use Permit. The M-3 zoning was applicable to most of the land situatcd within 1500 feel of the
meiro station.

Although tbe M-3 20ning adopted by the City allowed gentrous densitics, the City was aware that there were

constraints to development; pamely, the lack of roadway connections 10 Cameron Valley development siles h

Limiting the arca’s accessibility.

City Council, whether intended or unintended, never tailored the zoning to traflic carrying capacity. Insicad,
the M-3 zone was created which allowed up 10 6.0 FAR with a special use permit. The City also Jeft intact the
industrial zoning and the CO zone. The industrial zoning allowed vp 10 2 5.75 FAR with a planncd wnit
development special use permit; the CO zone allowed up 1o 8 4.0 FAR with a special use permit. Although
these higher densities were achicvable only with public review, it is important to remember that the by-right
zoning in the astern portion of the Valley allowed 26 million square feet of office development without public
geview.

1SSUES
The issues addressed in the King/Eisenhower Small Arca Plan involve three basic questions;

. 10 what extent does City Council wish to use zoning to control development so that il
bears a more reasonable relation to the ability of the road system 10 sccommodale it.

. 1o what extest is the City willing to improve the road system 10 accommodate
development
. 1o what extent does the City wish to encourage mixed use developmen! in the Valley.
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