WOALS AN RIECTINES

The primary goals are:

. (0 create lively, mixed use office, retail, residential and botel development supporied by open spate,
secrealional, epleriainment and culiural amenities;

* to ensure that adcquate transporiation facilitics are available to suppon development and 1o minimize
traffic impact to aeighborboods;

. (o eosure that development protects and epbances the character of the Cily, its Jandmarks and its
acighborboods. :

To furthzr these goals Plan objectives are:
nd U

1. to encourape quality, high density mixed use development near the Eisenhower Avenuc and King Street
Mctiro Siation ascas.

2 10 reduce development densities in argas where mixed use is pot suitable and where sites are not within
convenient walking distance of a metro station;

3. 10 strengiben and 10 enbapce the stream valley open space and trail sysiem within the study arca and 1o
conneet this system 10 other parts of 1be City;

4, 1o ereate pew opporiunities for passive and active outdoor recreational facilities.

Development /Design

& 1oepcourage a system of streets and blocks which provides an urbas framework for area development.
6. 1o esiablish an urban design character for Eisenbower Avenut as a major urban boulevard.

2 10 eocourage a variety of building beights in tbe developmenl area compatible with City landmarks and
vistas.

nenoriall

8. 10 make the levels and pace of development conlingeat upon the availability of transporiation facilities
10 accommodate additional traffic or upos stringest TMP measures to reduce single occupant vebicles;

9.  1oimprove access 10 the Valley by providing pew road conpeclions from 1-95;
10. 1o improve transit facilities serving tbe arca;

11. 1o reduce Siogle Occupant Vebicle use through rigorous Transportation Management Plans in
sonjunction with development within the study area;

12. 10 provide safe, convenient pedestrian and bicycle access to Metro



LAND U'SE RECOMMENDATIONS

The intent of the land use recommendations is 10 update the Master Plan and, more specifically, 10 amend the
Adopied Loog Range Land Use Map.

The currest tand use plan for the King Street/Eisenbower Avcout area is shown oo Map 15. Thbe propescd
land use plan is shown oz Map 16. Map 17 indicates the proposed cbanges 10 the land use plan.

The existing land usc plan is derived from the Adopied 1974 Comprehensive Plas and the Adopted 1978 King
Strect Station Arca Plan. Tbe latter document recommended a higher density, mixed use development a1ca
closest to the Metro station, 8 trapsitiopa! mixed use development area lo bulfer adjacent lower scale

commercial

and residential arcas, 8 presenation arca within the Old and Historic District and & commercial

development area on the south side of Duke Street. L alexavena

For the Valey subarca, the 1974 Plao called for industrial use of wbat is pow the CNS site, commercial uscs
for the Hooff's Run arca and mixed use for the arcas adjacent to the Esenhower Avenut Metro Station and
west of Telepraph Road.

The major proposed change 10 the current land use plan is to phase out most of the industrial us:ullcd for in
the 1974 Plas, and to replace it with bigber density mixed use development and modcrate density office,
Beeause of its accessibility to highway and transit, the area is more appropriate for higher densities of mixed
office and 1zsidential development.

The proposed 1and use plan is based on 1be principle that a mixed use approach is essential to provide »
balanced and elficient use of irapsporiation resousces, 1o belp mitigate traffic impacts caused by office
development and 10 ercate a vibrant development area in the Cameron Rus Valley.

The list of proposed land vse cbanges is as follows:

1

1X Te, iliny ne

This site includes the Metro Service and Jnspection Yard and 3 Mctro building on
Mill Road bousing administrative offices and trainiog facililies.

From Mixed Use 1o Patk

“This is Cameron Rus which is not suitable for devclopment and which sbould be
recopnized as part of the stream valley opes space sysiem withis the City.

{ix i y

“This site includes the Cameron Center and Foundry propertics which combincd total
30 acres. Altbough these sites are not withio convepicnt walking distance to the
Eiseabower Aveoue Metro Station, and are impacied by proximity 10 Telegraph
Road to the east, railroad tracks to tbe sorth asd by the Metro Service and
Inspection Yard to the West, there is sufficient Jand available Lo ereale an -
epvironmest suitable for eoordinated mixed use development, including resideatial
and hote] uses. '

From Mixed Use to Office Commercial Helww~1h0

“This is the Alexandria Tech Center which is being developed for low scale office uses & \H.M

within an office park senting. )aa.fu
56
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10&:11.

This is tbe Telegraph Road right of way including ramps and lands encompassed and
adjacent to 1he ramp system.

mN ipnzlipn Hiti neporiation
This is the Virginia Power Substation,

From Induystrial 1o Lhility /Transporiation
This property includes the Metro and the Norlou&hun tracks.

rom Indudttial N OIN mmercial Medipm
Ao Lodustrel 4o oo chw W‘RM“

These properties are located on the north side of Mill Road and include the
Eiscnhower Plaza office site, vacant Metro owned property and the City's Substance

K

Abuscyemelesy Center, wowmeless She iler aund

4 , yof these sies 1o thre—detto
wstetion=These Darrow sites, squeezed between Mill Road and railroad tracks and cut
off from 1he Hoflman properties bave limited developmenl potential. One of the
purposes of realipning Mill Road is to aliow the Eiseshower Plaza site to be
contiguous with the Hoffman development area and developed in copjunction with
the Holfman site; in thal case, some or all of the propesties could be included within
the CDD if requested. Beeause of site copstraints, the Metro property will probably
be limited 1o Jow scale commercial use which would be compatible with the City's
new Substance Abuse Center.

From Mixed Llse 10 Coordinated Development District

These properiies, mainly owned by Hubert Hoffman, are conveniently Jocated within
casy walking distapce 10 the Eiscobower Avenut Metso Station. The intent of the
CDD lapd use designatiop is 10 EDCOUTaRE coordinated mixed use development,
consistent with adopied design guidelines, pear the transit station.

rom Mix flity
*I'his is the Eiscabower Aveoue Metro Station.
m Mj mercial fh m ial
Tbese properties ipclude the American Trucking Association Buildiog and 8 vacan,
approximately eight acre parcel located op the east side of Mill Road and mext to the

Public Safery Center, The OCM designation allows commeréial office devzlopment
at medium densities.

From Commercial to Park

This land consists of Mill Race which is owned by the Ciry up to Hoofl's Ruo Drive.
This site should be designated as park and improved as parl of the Cameron Run
valley open space sysiem.

57
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13.

W,

Sa
18,

19.

m Commergial tytiopal _— e ——- .

e T

“IT'bis is tbe Public Salety Facility includiog the Police Headguarters lna-lhé City
Deiention Cenier.

m Commercial ) 2l daum

This is an approximately 15 acre properly located between Hooff's Run Drive, the
Beliway, Hoofl's Run and Eisenbower Avenue. The sile contains & Go-Carl facility
and 3 concrele mixing plant. The propesty is effectively boxed inlo a corner of the
Valley, and, io terms of development poteotial, is pegatively affected by proximity 10
the Sanilation Autbority facility, Hoolf's Ruz, Mill Race and tbe Beliway. The sile
bas limited access and is Jocated beyond convenicot walking distance of the Mciro

S:ation.mmmmmmmm

Erom induurial agnd Commergiallo Coordinatcd Devglopmeont Disyrigl

This area includes 1he CNS site and abutting property along Duke Sireet, Mill Road
and Eisenbower Avenue, The intent of the CNS Coordinated Development District
is 1o promote quality, bigher density mixed use development on 8 site easily
accessible 1o two Meiro stations.

|2V vy 1\-&&‘.’(\&‘.’14‘5 oM - (SO
From Commergial 1o DS Commercial Mediym

This area includes the properties located on the south side of Duke Street between
Holland Land and West Street. The intent of the OCM desipnation is to crealc 3
trapsition from bigher density office /commercial developmeni (OCH) 1o the wesl 10
Jower density commercial development (OC) 10 the east.

From °Presgnation Area 10 EfeeCommersig CD

This area includes a mix of mostly commercial uses with some residential uses along
West Street, Prince and Commerce Street and is protecied by tbe Old and Historic
District. The CD designation aliows a mix of uses and is desigaed for the mostly built
wp historic area of the Ciry.

sitipnal Mi 1 ial High

1o the King Street Station Ares Plan, this area was designated to provide » transition
berween the higher scale buildings across from the Metro Station and the lower scale
residential and commercial buildings towards Old Town and towards the Harvard
and North Peyton Street residences. Most of this area bas been developed or isin

the process of full site development. For the most part, the scale transition bas beea

achieved.

The only undeveloped large site is the western two- thirds of the Metroplace site
Jocated between Cameron and King Streets. A portion of this sitg, nearest the
existing residential area, bas beeo developed for 80,000 square feel of officc space.
This site should be developed for 3 mix of office, retail and botel uses.

———————
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2.

24,

The OCH desipoation tecognizes the commercial office development which bas
occurrcd since the 1978 Plaa and the proximitly of the area to the Mctro station. The
OCH designation as applied to the 20ning of this arca should include » requirement
for retail wses along the King Street cottidor ip conjunction with higher density
development or redevelopment. High density residential use is also an accepable use
io this arca.

m Trancitiona! Mixed LI 4
This is the “gateway property” located between Daingesficld Road, King Strect and
Diagonal Road. The City is is ibe process of completing the acquisition of this
property for 8 park.

rom Mix L i mmercial Hich

This area is 8 trianple formed by Diagonal Read, Daingerficld Road and Dule
Sirect. The western portion of the area contains the King Street Station Project and
is in the process of building out at a bigh deasity with 3 mix of officc, tetail and hotcl
uses. Development on the remainder of the area is a1 & lower scale and is more
fragmented. The OCH designation is appropriate for small siles within close

proximity of the transit station.

This area includes the Metro Statios, the Metro parking area, the Amtrak siation
and parking lot, the RF&P railroad tracks and otber vacant land cast of Callahan
Drive.

rom Commercig! Tuliny nsporiati

This is a piece of railroad trackage and the Metro substation which are appropriately
designated U/T.

06

C



[
uejd BV m
@ anuaay Jauoyuasid / 123S dupy

N, . Teinrd

JRN apuy N anpuN N
Waundojaaapay [Ep s w (S| 2

wiundupaaapay () panpy MW puopsley  JSNI

wawdupaadpay hi) prupy jsuunnuce ] MWL ouug wal) puy woqieiary o

Lol ULHTAINDNg vd whil ispappay TH)

WapIN INIMY N

WE SR M) 1) IUILHHUE TR
Ao 91203 3 Jut) RYLEP A4 LRI E2iE ML

urj vy IS dupy 861 uu)J NS pL6l
suu|d Is() puv) padupy
) oy

11 111 ary Py 1o



I
ug]g sy &
anuaay Jamoyuasyy / W3S dupy

edgunigpuasynyd = 4
jesopnynag = JSN)

Py Wandugaan(] prswpan)  * UUD
wphp g epsmnin) 300+ 10

WY AN 2N © N0
waupan(] i)+ (K
) 240 -

wlyg amappan 10

mpapy (s © NH

as() puv] —.uue.-c..._
ok



L , | _ - , | N uuyj ¥y
y/ AL @ anuaay Jamoyuasiy / 13348 u.ma—

Q.

.
—---}-__
L

PYL t

Pl = \ ™V _.l..l.lal.-l.l Y\\\\\ \\Mo\.% o . /.l el

.......__.:H.

1Y 2 T
- _\-A ”
H
ALJe .
ob —rl.._.-r- __
"~
4
: ; N
a —— . - v -
. pea
Wi~ 4 =
.\\.. |.||||‘|-...I.ll W
a: el
i

A710 8 3oy ) s > .
L o wugsulis) up W (1IN wig ¢ (Y 4

0 9 (g g - it

o VLI [Eipuce) g o 14

HIDO 4 (I RuolpuEl] waig W

(1D U8 Y BogsaI R u g - o

N0 U (34205 M) Wib|  * T}

D 4 [3e3pay wamu) W D Pupoag = LI WSS

OS\-WIQ Duudwery - "

.; ASNIS Dy - 0

S N0#D Y et - NV
oy . 13 R ™ B

o QS1-WI0 ©4 Pull wag L) Lam sy - .

, ) . (UL (AW} * )

H20 o puLwed bl— TG o g i

L ¥

100 i (YN Pus uuicudnag) Uy Wl ¢ sV

OS1-WD0 auuvifinuess ° LY

QU VI NI ey [}

FT s e t

VLT e F |

saduey)) as() pus]

FIL |



G

.,
(S

ZONING RECOMMENDATIONS

The 20ning r:mmm:ndat-i‘um ate intended (o implement the proposed land use plan Existing 20ning is shown
oo Map 36 . The proposed zoving is shown on Map 19. The propostd zoning changes arc shown on Map 20.

Ratiopplc

Current zoning in the study arca is beavily biased toward high density office development and allows by right
some 26 million square feet of office use. Markel and transportation analyses, prepared for the City, clcarly
show thai this amount of office development far exceeds what the market could absorb within tbe entire City
for several decades and far exceeds the 8 to 10 willioo square feet of office tbal eould be supporicd by even 8
vastly improved road sysiem.

Office developments gencrale intense rush bout traffic in a peak direction, place enormous pressurc on
gxisting road systems and cause incfficient wse of transportation resources and doliars. Mctro orienicd mixcd
use development, however, reduces overall peak travel demand, resulis i more balanced dircctional use of
streets and more efficient use of bighway and Lransit facilities. Mixed use also creates the opportunity for
guality development, for Lively urban enviroamests and for living close to work and 10 shopping.

For these reasons, the proposed zoning provides incentives for mixed use development near trapsit and limils
densities for strictly commercial developments particularly oo sites relatively distant from a transit station.

: : "

The proposed zoning creates three Coordinated Development District 200es: the CNS arca, the area ncar the
Eisenbower Avenue Mctro Station, and the Cameron Cenler/Foundry sitc. The zones arc structured (o limit
by right development jevels and building beights and to allow density and height incentives with miacd vse
development under a discretionaty review process. Each CDD is guided by a set of land use and desipn
principles, conformance 10 which becomes a prerequisite 1o development approval under tbe discrctionary
seview process. Owners with pareels zoned CDD have the right to proceed with development of their sites
under the Jower by-right provisions contained in the CDD z0pe, if they wish.

The discretionary review process under the CDD zoo¢ would require the applicant to obtain concept approval
for all or a poriion of the CDD 2oned arca. Development could thep proceed in accordance with the approved
oncept plan as a single or multi-year phased project. :

This procedure allows the City 1o fully evaluate 1he implications of possible buildout of a large development
site. 11 allows the developer of a large site to obuaie City approval at a concept level before large sums of
money are needed to be expended oo detailed plans for an estire project. By sctiing forth City objectives and
design guidelines for each CDD, 2 developer ca belter gauge, up front, what is needed 1o obtain City approval

For the Kiog Street Metro subarea, the new zone, OCH, would allow office development up to a 20 FAR bul
would require discretionary review 10 exceed this density up to 2 3.0 FAR. The intent is to ensure thal higher
gdensity developments conform to specific lang use goals contained in the Plan for retail uses along designated

streels and for residential uses as part of s mixed use project. Forr sMALed
SQuARE Pt LoTS AS SuRRTLH FOBdivide, Atc

A CSSs TN 1S
ol A PORTIOp o W

ool

Aok WIORE  FRE LSy ALE AoT SASTAR AL Guktold ol o T PeAr,
T o FiAs, Shouud 36 dloedbed {3-( .Alﬁ'ﬁ- . .
The zoning changes are Listed below. An explazation of the specific recommendations for those propertics

desigrated CDD, including by right zoning and development and design guidelines, follows the list.
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9.

From 1.2 Indutiriptio LUT LIl C[umneflilinn = e —

This is the Metro Senice and Inspection Yard at Eiscnhower Avenue and Bluesione
Road, the Meiro Administrative /Training building on Mill Road and the RF&P
railroad tracks.

m mmergialjo U il L jon
“This arca includes a railroad trackage and 2 picce of the S&1 Yards.
From 1.2 Indyatrialye Park
These sites arc part of Cameron Run.

rom CO Commergi 29

This sitc is part of Cameren Run.

rom CO o Ofie mmergial wm-= 1

This is the Alexandria Tech Ceater Property which bas been developed largely for
low scale office use. The-OL designalion is-eonsistent with The established-paternof-

devclopTTTUT TS this-fitor
m mmerel i jeqri

This site includes the Cameron Center and Foundry propertics and is recommended
for a Coordinated Development District 1o encourage planned mixed use
development. The intent is 1o Jimit the amount of office by right and 1o aflow
additiopal densities only with mixed use development subject to design guidclines.

rem 1-2 Industrial ihity
“This is the Telegraph Road Interchange and Virginia Power substation.

.2 Indpetrial rdi A

“This is a picce of vacant property which sbould be incorporated within the overall
development of the area.

m M. 12) rdi

These sites include the Hoflmar properties and otber propertics aloog Mill Road.

These propertics are recommended for high density mixed use development under -

the speeial provisions of CDD zone ailored for this area.

64
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0. miy -- M OIh mmereiat ym ' T '-sk“ v —_

oo FremI-2 ToOud Orhe CemmertiaL Tomelee, Shellerand ,-
This is the Eisenhower Plaza site, vacanl Metro land and the City’s Substance Abuse

Thts ‘Center. @CM-is appropriate because of 1be proximily of these sites to the Meiro

theat 20N ""Sraﬂglfmmou;h designated for office use it is likely that the City praperty will S
IB gemain undcr its current use as 8 substance abuse center and bomelcss shelier . The
Metro property, constrained by its size, is likely 1o be developed for jow seale
commercial use. 1 Mill Road is realigned, the Eisenhower Plaza siic (sdjacent 10
Telegraph Road) should be included in the Eiseghower Station CDD.

1. ml.2 rdinal vel

This is the Mill Race site which should be integrated into ap overall development
plan for the area.

12 From1.110 CDD Coordinated Development Dictric]

This is the Lindsey site which should be developed as part of a coordinatcd
dcvelopment plan.

1) From .3 Commercial {10 /T Utiliny /Traneporiation

This is the Eisenhower Avenue Mziro Station.
14. om O Commgreial 1 Jiitity neporiatin

This is a sliver of land owned by Metro and jocated pext to the Eisenhower Avenut
Metro Station.

15. From h-3 Commerciallo cpD Coordinaied Development Diurict

These are slivers of land along the south side of Eisephower Avenue which are
privately owned but unbuildable. The istenl is 10 seck easements or gifls 1o
incorporate this land into the Mill Race trailway. Some of this land may also be
needed 10 widen Eisenbower Avenue.

16. m m 1al rdinat y

This vacant property is recommended for incorporation into the Eisenhower Avenue
Metro Station CDD development area.

17, m mmercial mmercial
This is 8 vacant parcel located oo Mill Road and the American Trucking Association
property. The intent of the zoning is to allow medium deasity office and commercial
development.

1B, - jal ] M

This is the Public Safety Cester. Since there is po institutional zone being
secommended in the zoning code the OCM designation would best fit this site.

€5
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19.

21-24.

2\q.

25.

27

m 1.2 Induetrisl 1 ' o T - ; i ——

This zoning change pertains only to those portions of Mill Race owned by the Caty.

From 1.7 16 Office Commerciat40ey Medum 150 (OCH 156D

This srea includes the Go-Cart site, Virginia Copcrete and » parcel owned by the
Sapitation Authority. Since this site bas limiled accessibility snd, relative Lo other
sites east of Telegraph Road, is located [uribest from Metro, bigher depsity olfice
use is hol viewed as suitable for this srea. ing W -

iy i ' 1f access 10 the arca is improved in the
future and the various owaers could worl together oo a joint plan, it may be

appropriate 1o consider these sites for a Coordinaled Development Distriet.

Ftom 1.2.1-] Inducizial pngd From M-} Commerciat to CDD Coordinaicd
Deoyglopment Pistricy

These sites consist primarity of the CNS property but also include the Dart Drug
Center on Duke Street, the Eisenhowes Center at Mill Road and Eisenhower
Avesue and 1be GT Metro Cenler located between Hooff's Run Drive and
Eiscohower Avepue, The intent is fo encourage coordinaied, higher density, mixed
ust development focused on the CNS site but including all contiguous propertics
which, if redeveloped, should be designed in relationship to the CNS development.
o 3-2 o OfM"l:BO

From C.2 Com greial Lo Park

o ] m
This is the “gateway” park site which the City will be sequiring for park usc.
rom C-3 Commercial fi mmergial High

“This area includes all of the C-3 zoned parcels in the King Street Metro Station area
west of Peyton Street. The Olfice Commercial High 20one would allow 2 variety of
commercial and resideptial uses.

m 1-1 Indystsial M Olfi 1cial

This arca is located op the south side of Duke Streel between Holland Lane asd
west Street. The intent is to crealc a trapsition in building densities between the
Metro Siation area and the O1d Town area further cast and porth.

m1-2 srrial 3 m

This area iscludes pop-operating railroad owned property locaied between
properties frosting Duke Street and the Norfolk/Soutbern Corporation railroad
tracks.

m - m i reial

This area iscludes all C-3 zoned pareels berween Peytop Street and West Street. The
CD zope is designed for the Old and Historic,and Ceatral Business districts and is

similar to the C-3 2ome. Alexandna. Deinct
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3.

m 1] Indpstriat ! il ne i

This is th¢ King Stree1 Metro Station, parhing lot and substation.

This is the RF&P owncd Amtrak Station, parking lot, rail
land cast of Callaban Drive.

From 3.1 Indystrial o L 1 Uil /T ummg!]ign

This is a metro sub-station and trackage.

67
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DE-L-ETE shall be

far

. : -

"CODORDINATED PIATY APVENT DISTRICT 20ONT AND DEVELOPMEST GUIDELINES

The proposed CDD 200¢ is sructured 1o ollow limiled leveds of development a3 & mptie! of sight weing
gopvesiipsal 200t O7 10 aliow preater fevels of developmest for projeets which vederge 8 ducreliopary sewnew
rocess The mais copsiderations for development approval weder the COD procedures we eoalormance 10
thz Swmall Area Plas, conformasnce 1o ibe use and desige guidtlioes approved for the specific Coordinated
Dewlopmest Distria and conformance 1o tbe Coseepl Plan proposed by tbe developet and spproved by the
Ciry. . - . .

ke Sheet Cormduvaled u@}?\g{-m{b

L Fesmnath {5 5 21)

ippated CDD asea the base soping shall be OC Office Commercial. The OC zoned area would
d a 77 oot beight bmit.

~epevelnprest without a Specin) as Berxit

Within the designated CDD area, the OC Office compercial tone regulations shall
apply. provided that the maximum permitted Floor Area Ratio without & special Uae
permit shall not exceed 1.25 within a distance of 1000 linear feet of the King Etrest

Metro Station as measured fror the station kiesk; the Floor Ares Ratic without &
Special VUse Ferzit for that pertion of the Lisenhover Avenue cDD outside of 31000
linear feer from the Eisenhower Avenue MNetrlo station shall be 1.0 provided that the
peximum height without & Specisl Use Permit for all property within the Duke Street
Coordinated District ghail not exceed 77 feeol,

Ny .
Ortinns! CDD Deiplapment withCoidolass 4 Speaial Vse Permuit

Cootdinated development shall occur subject 10 the foliowiag guidelines;

pELI-ALT

1 that the project provides s mix of uses 1o include office, setail, residential, hotel and
support facilities including active and passive recreation and day eare cenlers.

2 1kt commercial office wses with a strong retadl concentration be located along Duke
Street ppposite the King Streel Siation project;

3 1bat 1be property oo the southwest cornes of Duke Street snd Holland Lane be
developed for office wse witd first apd possibly second floor reial and reslaurant wich
along Duke Street asd Holand Lanc.

4, 131 HoofT's Run be developed and upgraded as s park facility.

3. that the Blach Cemetery be restored and preserved.

6. that residential uses contais 8 mix of bousing 10 izclude towsbouses, mid-rise and bi-
zise aparimests

7. that any propenies pot iscluded in the Carr/Notfolk Soutbern project be developed
ic » manser eosistent asd compatible with the urbas design guidelines for the CNS
project

Ta. *he n@:ﬁ shall pronde | adaquate actwe Gud possIVe veorahmal

e

Te. e o cck awnell 5??“"?1\‘&1“ Pﬂ\udt &rhq(b lowes cud trauls Py

ot o Wil B ighug bicy cle trails awd (adlithes

not exceed 2.2 .

w rall mte depsity developed by any eatity usder thess guidclines mot exceed

"“that e paxipum Fleor Area Ratlo with a Spéc-hl Use Pe.i-nit.'nat
exceed ] 1rovid¢d that not more than a 1.25 Floor Area Ratie

ocated to non-residential uses and not Jess than &
- 1.25 Flpori\jrea Ratioc shall be allocated to residential uses,
: e el i fdavat nam=racidential uses."

Densiy (B, +hat the maxsmom Floor afea rutio Wrth a spwq{ vse pcrmir.
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9. that the area provide 8 variely of building types and archilgciutal gspIcasiunt which
reinforce a pedesitian emironment. e

10. tbat there be safe and convenient pedestrian secess (o the King Strect Metro Station
scross Dule Sireet and lothe Eiscobowtt Avenuc Metro Station.

1l that parking be placed underground where (easible; that above grade parking be
screencd from view from primary sirecis of located on siles semored from
pedesitian activiny.

2. that heiphts in the blocks adjacent to Duke Sisect be limitcd 10 77 fect {R2 fcet with
ground floor commetcial); that other heights be himitcd 1o 200 [uet, prov.dgd dhat i
overaae 1eight grall not exceed (50 Feot. “The Federal
D rpuse will be consdered at heights of up tO 250"

Tivenhnwer Arvenye Cornrdinyted Deseiopment Divtrict

2ETE] Within t'hé propajid CDD the base zoning shall be office Commercial Medium (OCM) with 3 FAR limitation
of 1.26 and a he/Ehi Wmitation of 71 {ecr.

’-mnmmy_nmmmnum

within the designated CDD ared, the OC Office connercial zening
regulations shall apply provided that the Floor Area Ratic withe
out s Special Use Perzit shall be .25 within a distance of 1000
LERT linear feet from the Eisenhower Avenue Metro Station a8 seasured
from the kiosk: the Floer Are: Ratio vithout a Special Use Permit
for that portion of the Eisenhower CDD ocutside of 1000 linear
feet from the Eisenhower Avenue Metro Station shall be 1.0. The
meximum height without & special Use permit for all property
within the Eisenhower Avenue CDD shall not sxcead 77 fast.

———d

.

ianal Develnpment wads with & Speaal Use Fermad

Coordinated development shall occut subjuet 10 the following guidclines;

Land Uiss
1. that there be a mix of uses in the ares including office, residential, and retail along

with active and passive recreation oppotiunitics, and day care ceniers.

la. -the 3 jeck shal ?ﬂw:lJC cld=quate ackuse and Faesivc
vecveoewal {:ut..hes .

1b. ke preject slall a.{:fpfo?ndda.‘ provide for bueyde loases
P -l-vull; wr W-‘%au unia e-t.‘sl-\.-..q' b\a.icle +"G-'J$
ol {ba LWheS

WEERT
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Drsign )
of architecture and building briphts, whith arc in

include a variel
2 that thr a1ca In y ¢hi guidehoes establuhed for the ared

general conformance with the bei

3 tha! buudm;-. .;‘hu gencrally mot erceed 200 fect, with » landmark building 80l 10
grceed X [ofi

ETE

F" 5. that bullding heighte within 3000 fest ©f the Zissnhover

Avenve Metro Staticn as pessured fror the statien hiosk shall not

axceed 200 feet provided thet the average building height within .
ST the project sesking SUP approval not excesd 350 faet in helght)

enst the maxizur helght perzitted for puildings located outside

pf 1000 feet ©f the Fisanhover Avenut Kelre staticn shall mot

J gxceed 150 fest wWith & Special Use Parzit.

4. tbat areas sdjacent 10 physical barriers such as railroad tracks and highways bt
landscaped o buficred.

Y
. Vi

=& i iy i 50 with ot Jeas!
1 . 1bat the density of any ephify develop t1 1bis CDD not caceed 3 .

315; of the floor arca in residential oyhotel wsc; th_al the allowable density ol
m gaceed 4 0 with at Jeast 80 of the fio in residential vse.

-

o
. that the maximum Floor Ares patio not exceed 2.5 provided-that

”E!EETWWW

rrojects within 1000 feet of Metro shall alsc be considered for
beight and density bonuses 12 conbined with a meaningful
affordadle housing preogranm approved by the City council. The
affordable housing progranm must be en-site with an sguivalent
value of ne less than $1.05 [adjusted for inflation] per net
sguare foot of total developrent including conrercial. The
contribution frez commercial development may be used for either
: en-site or cff-site housing at the discretion of the Council.
L Height with bonuses shall not exceed 250 fset for a signature
puilding with an overall average of 200 feet for the entire
\ preject. Density with bonuses shall not exceed 3.75 FAR overall,
with & minicum of 2.75 FAR for the residential cozmponent.

,q0 a
o1 1 oy

‘o . - : /Z-O Dl :
U e 505 Yol :

N

Linke O .
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HETe | Witkis the propo

Lmitatioe of 1.5agd

ight limit of 180 feet.

CDD the base zoning shall be Office Commercial Medium {OUM) with 3 FAR.

[ cpevetermens pishout a Epecisl Les Berzls

within the designsted CDD Area, the OC ©Office Commercial sone
1GERT regqulations shall aprly, provided that the saxisux Floor Arss
Ratioc perzitted without & specisl Uss Permit aball be 3vé with a
‘L.hught lizitation of 77 feet. ll s

[ ]

jon Development Uingdsr
Coordinated development shall occur subject to the [ollowing guidchnes:

1. (hot there be 8 mix of uses in the arca including office. retail and cither suaidential o
2 hoicl

b P
2. that 1 A1ca includc a varicty of srchitecture and building heights, with & maumum
XLETE height 10 200 fect for a landmark building

NSRT 2. that bullding height with a Special Use Perzit not exceed 0
W& Seer- 200 FEet WITh O maxmum average of IS0 feet.

 enti i i wd ASFTAR withe
a that 1honepe(y of any eniity devcloping under this COD not eaccud 2.
TLLETE mwM: FAR of 1.25. |

4, that the Floor Ares Ratio with a Special Use perzit not exceed
= P o 3

2.5 wi -
nseRY non-rosidentiti-uces.

4, that above grade patking structures should be located nearest tailroad trackage of
othet physical barriers and screened from view from the public right-of-way.

3. that buildings along Eiscnhower Avenue conform to the scthack and dosipn -
atandards established for this sireet.

7. < ?wJu'J' dall a.ﬁraI;ﬂ.Ldu« ?rav-u&.@r b\.a.ldc hu:uﬁ

ot ws{-u.u.q btq:.\:.ha!s
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CNS CDD Lang Use Concept

Mixed Use

Sanitation
Authority

Kinp Street / Eisenhower Avenue /1



REIGHT RECOMMENDATIONS

As shown oo Map 22 existing by righi height allowances in the study arcs arc generally T7 fect or 350 feet. In
tbe Kiog Street Station Height Distric, beights up to B2 feet are aliowed if first fNloor retail uses are provided.

Properties 200ed CO and M3 can construct buildiops up to 150 feel by right. The propostd building hoights ——
are thown oo Map 23. Thbe major points are as follows; : '

be King Street Height Distriet, with its 77 foot beight Limit, would be maintained and
would stil! allow up 10 52 feet with fisst floor selail.

beights along King Street would be Limited 1o 50 fect; additiona) beight must be sel
back from the street wall, subject 1o site plan review,

Heights east of Peyloo Strect and is tbe Old and Historic, District would be limited
to 50 fect. L Alevardvna.

Building heights of up 1o 150 feer are generally scceptable in the Cameron Run
\alley portion of the study area, excepl for buildings fronting Eisenhower Avenue.
Buildiog heights above 130 fect peed 10 be scrutinized (through the CDD Spccial
Use Permit Process) 10 determine their relationship 1o the George Washingion
Masonic Memorial and other buildiogs nearby.

Heights along Eiseohower Avenve would be limited to 77 fect; additional height
must be set back from the street wall, subject to site plan or CDD review. Portions
of buildings over 77 fect sbould be sel back at fcast 85 feet from the centesline of the

street.
sDuke Street o
Heights within the'€NS Coordinated Development District would be aliowed up lo

200 feensubject to the other beight resitictions stated in the Plao and 1o CDD review,

L Rh 250Feet for the Federal Courthouse,

Heights within tbe Eiseahower Avepue CDD would be allowed vp 1o 388-fesi-bui

b

e madne gL beokic dow
200 feet, except that projects wrthin /000
feet of e Metfro mjy bé considered fora
height bonus Up 16 Fotal Maximum of
950 feet If combined with a meaningful
CFfordable fousing proegram 9 pproved “by
Crty Council-

75
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TRANSPORTATION RECOMMENDATIONS (MaP 24

h lpwd jrmnrengE mEDLe W
1. Eastbound Beliway Flyover Ramp

Collector /distributor r0ad Lo conntcl to Ml Road

2
3. Ciermon! Interchange
4 Wideo Holland Lane

3 Eiscobower Aveoue widening berween Telegraph Road and Mill Road
6. Wollc Streel/Daingerficld Road construction.
-

Mill Road straightening east of Telegraph road and excasion west of Telegraph Road

Othet Recomng ndatinng

) B that the City endorse and epcourage the establishment of a Transporiation Manasgement Associalion
(TMA} in the King Streei/Eiscnhower Avenue asca, 1o provide a coordinated single-pccupant-vehicks
demand reduction program.

12, that 3 Transportation Improvement District be established in the Eiseahower Avesue area to finance
planned and proposed ansportalion sysiem ipprovemess.

13. tbat all sight band turss in the Kieg Street Metro Arca, particularly st the King Sirect
/Daingesficld/Diagonal intersection and at the Duke Sirect/Holland Lane intersection  be dusigned
16 coptrol vehicular traffic, either through a stop sign or traffic sigaal, 1o allow sale pedustrian
movemant within the area.

e
ADDITIONAL RECOMMENDATION

That the departhents of Planning and Transportation werk with
Parks and Recreation and its Board to develop an open space,
recreation and bikeway system for the King Street/Eisenhower

Avenue area and to develop a streetscape plan for Eisenhower
Avenue.

— 089
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RESOLUTION
NO. MP-90-13

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

WHEREAS, the Department of Flanning and Community
Development, as directed by City Council, has prepared the
King/Eisenhower Avenue Metro Station Small Area Plan for adoption
as an amendment to the 1974 Consolidated Master Plan of the City
of Alexandria, Virginia, as amended; and

WHEREAS, a duly advertised public hearing on said small
area plan was held on the 3rd day of May 1990 with all public
testimony and written comment considered; and

WHEREAS, the Ceommission <£inds that:

1. The Department of Planning and Community Development has made
comprehensive surveys 2and studies of the existing conditions,
trends of future developments and probable future regquirements of
the City as a vhole and of the geographical division of the City
within said small area plan which the Commission ratifies and
adopts: and

2. The said Plan should be amended as showh in the
King/Eisenhower Avenue Small Area Plan as revised by the Planning
Commission May S5, 1950; and

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

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

1
Apporhix ]
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5. The said small ares plan is generally consistent with the
newly adopted Master Plan goals and ocbjectives for the city feor
preserving neighborhoods and for directing economic growth to
appropriete locations for the general welfare of the citizens of
the City; and

6. Based on the foregoing findings and all other facts and
circumstances of which the Commission may properly take notice in
making and adopting a master plan for the City of Alexandria,
adoption cof the Xing/Eisenhower Avenue Srall Area Plan will, in
accordance with present and probable future needs and resources,
best promote the health, safety, morals, order, cenvenience,
prosperity and general welfare of the residents of the City;

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

1. The King/Eisenhover Avenue Spall Area Plan, comprised
of the maps, plats, charts and descriptive matter attached hereto
and incorporated by reference, is hereby adopted in its entirety
es an amendment to the 1974 Consclidated Master FPlan of the City
of Alexandria, Virginia in accordance with Section 5.05 of the
Charter of the City of Alexandrias, virginia; such Small Area Plan
to supercede all text and references to the geographic division
of the City known as the King/Eisenhower Avenue areaz &s nay be
contained in the 1974 Consolidated Master Plan.

2. This resolution shall be signed by the Chairman of the
Commission and attested by its secretary, and a true copy of this
resolution accompanied by the King/Eisenhower Avenue Spall Area
Flan be forwarded and certified to the City Council.

ADOPTED THE 9th DAY OF MAY, 1990.

v 7. Edvard Braswell, Chairman

%példon Lynnihisyretary
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FURPOSE OF THE PLAN ‘ e T pu—

The purpose of this documenl is 1o update the adopted 1974 Consolidated Master Plan as amended by the
1978 King Street Metro Statiop Arca Plan for the King Street/Eiseabower Avenuc Ascd and 10 adopt a 1989

King Street/Eiscphower Avenuc Arca Plan as part of the City’s new Master Plan. The 1989 Plan, once

adopted, will serve as the basis for future City Counci! policy initiatives and actions affecting land usc, zoning,
capital improvements and programs in the King Street/Eisenbower Area. .

ANIZATION AN NTEN

The King Street/Eisenhower Avenuc Area Plan is organized into two sections: Background and ]ssucs and

mendations. The first section reviews and analyzes exisling conditions and trends in the study arca
including pbysical conditions, demographics, land use, zoning, economic development aclivities and trends,
transporiation asd urban design. This section also retraces past City policies including adopted plans,
rezonings, resolutions and capital improvemest programs. Based on this analysis this sectiop identifies issues
which peed 1o be addressed in the plan for the area. _
The second section lists the goals, objectives and specific recommendations on land usc, zoning, transporlation
and urban design as derived from 1he analysis.

ANNING P S

“The final draft of this plan will be sent to the Master Plan Task Foree, the King Street Metro Station Area
Task Force and the Eiscohower Avenue Metro Station Area Task Force for review and to the Planning
Commission and City Council for review and adoption. Once approved, the plan will be referred to the
Zoning Task Foree for input into the Ciry wide zoning code revision effort. Based on the approved plan and
revised zoning code, the City will proceed with implementing appropriate rezonings io the arca.
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SCRIPTION OF AREA Interstale I

The King Street/Eiscohower Avenue Area is Izwd in the southern section of the City. The area is bounded
geeerally by Bluestone Road on the west, 95 (Capita] Beltway) on the south and West Street and
Hoofl's Run on the east. The nporthern boundary is composed of the RF&P Railroad tracks, Callahan Drive
and Cameron Street (Map 1.)

The King Street/Eisenhower Avenue Area is composed of two major potential development areas, cach
conlaining a transit station.

Bipg Street Subarea

The King Street Metro Station subarea consists of approximately 41 acres excluding streets Jocated beiween
Callaban Drive, Cameron Street, Weslt Street and north of Duke Street. The subarea is predominantly
composed of commercia! office buildings located along Diagonal Road, King Strect, Duke Street and
Daingerficld Road. Residential development within the defined subarca is limited to 2 96 unit midrise
apartment building on Prince Street, older townbouse residential along Harvard and Peyton Streets and 2 mix
of old and new townbouses along West and Prince Streets.
Alexardno.

The area is most%‘moundcd by established, built up residential and commercial areas. To the cast arc the
Old and Historic/District and the Central Business District which extend into the subarea as far as Peyton
Street. To the north is the Parker Gray-Histeriesesidentiat district and the Braddock Road Metro Siation
Area. D

The RF&P railroad tracks, Amirak Station and Callahan Drive define the western boundary. Abutting the
railroad tracks to the west is the single family cormmunity of Rosemont. The only King Street Station subarea
border which does not contain sesidential uses is to the south along Duke Street.

The King Street Metro area was once a location for low scaled warebousing, aulo dealerships, grocery stores
and freestanding retail shops. Much of the land was used for surface parking lots.

The absence of development in the King Street area was probably due to the periodic flooding of Hoofl's Run
and to the high water table. Its remote location at the western edge of the downtown area and its proximity to
railroad tracks may bave also contributed to Lbe lack of interest in this area for more inlense development.

However, the channelization of Hoof’s Run under what is now Daingerfield Road and the advest of Metrorail
service in 1983 greatly accelerated investment in the area. Since King Street Station Building 1 opened in 1983,
there has been a sleady stream of consiruction activity; the King Street Metro Station area is developing into a
dense office /retail and hote] cepter focused on the Metro Station.

nh ven

The Eisenhower Avenue Metro Station subarea is located south of Duke Street and is bound by West Street
10 the east, the Capital Belrway to the south and Bluestone Road to the west. The Eiscabower Avenue subarca
contains 316 acres excluding streets and is therefore eight times larger than the King Street area. Jt is also
more diverse; containing a mix of commercial office, light and beavy industrial and institutional uses plus large
vacan! parcels,

For most of its recent history, the Eisenbower Avenu¢ area was in the Cameron Rur flood plain and therefore
subject to periodic flooding. As recently as the 1940’s part of this marsh area could be navigated by small
boats. Through the 1960's and the 1970's the marsh areas were used as a landfill bringing elevations up to 15 to
20 feet above sea level.
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The subarea was considered a swamp, a lapd fill sitc and ao area suilable only for light of beavy industry.

Indeed, industrial uses such as the Alexandria Scrap Yard, a steel foundry, the Norfolk Southern Rail yard, and
the Virginia Concrete plant found their bomes in Lhe area.

However, with the Cameron Run flood control and channelization project completed during the l‘“‘ 1960's
and carly 1970's, the arca became suitable for commercial development. The Holfman Cenl.cr. consisting of 1
million square feet of office space, was built between 1968 and 1972. Otber commercial development,
consisting of the American Trucking Associalion building and lower scale multi-buildisg commercial projects

such as the Alexandria Tech Center and GT Metro Center, were to follow during the late 1970's and 1980's.

Public agencies also found the Eiseabower Avenuc arca suitable for development. The City chose o locate a
metro station on Eisenhower Avenue next to the Hoffman Complex and buill its Public Safery Complex along
Mill Rozd. The Washington Metropolilan Area Transit Authority built a metrorail service and inspection yard
and a facility for its revenue collection operations south of S. Quaker Lanc and cast of Bluestone Boulsvard-
Proximity and exposure 10 the Beltway, the availability of large vacant sites, buildings with ample parking and
Jess expensive rents compared to downtown Alexandria locations, are all factors which have attracted
relatively low density, back office space, fiex space, government office users and warchousing 1o the
Eiscnhower Aveoue arca.

What bas not as yet been atiracted to the area, however, is 2 mix of uses. There are so residential or relail
uses near the station and few, if any Class A office buildings. In fact, 5o far, the metro siation has gencrated
Ettle if any development that takes advantage of the Eisenhower Avenue station.

What bas deterred metro related development in the Eiseahower station arca is its physical isolation from the
rest of the City. Most of this subarea is located in the Cameron Run Valley which slopes down from Duke
Street and is far removed from the pearest residential areas. This isolation is compounded by limited
norib/south vehicular access, by the presence of railroad trackage and by unattractive if nol noxious industrial
uses such as the Alexandria Scrap Yard.

Yet conditions are changing which may reduce Eiseahower Avepue's isolation from nearby developed arcas
and create opporiunities for metro related, mixed use and higher quality development.

The Oliver T. Carr Company, a large, Washington DC based developer, who bas been actively inw?&e
development of the King Street Metro Station area, bas formed a joint venture with the Norfolk/ Southern
Corporation to develop a 765 acre site located between the King and Eisenhower Metro stations and
conlaining the Alexandria Scrap yard and Norfolk Southern's railroad trackage and yard.

The CNS prowmww includes the construction of 6.8 million
square feet of mixed use, office, retail, residential and botel development oriented along 2 grid system of new
streets. It is projected that the project will be built over the pext twenty years. The proposed CNS
development can effectively remove the one physical barrier which historically has separated the two polential
growth areas, namely, the railroad tracks.

EA \d
Population

There are fow people who live in the study area. The 1989 permancnt, full time residential population of the
King Strect/Eisenbower Arca is estimated to be approximately 209 persons (Table 1). This arca has
experienced very little residential growth in the past ten years except for a 96 unit mid rise structure on Prince
Sireet and some infill lownbouses op Prince and West Streels.
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Tb.c only real population growth has been the direct result of the construction of institutional uses in 1h£ arca. SEA S
It is estimated that there are approximately 667 persons living is institutional facilitics in the area, which
include residents of the Ciry’s jail and the City’s shelier on Mill Road.

Table 1
ESTIMATED POPULATION
King Street/Eisenhower Avenue Area
1970° 19807 2989
Populatioo  Residential 315 195 2093
Institutional _ _ 667
Housing Units 126 102 125*

1 Average pumber of residents in City institutional facilities: Public Safety = 469,
Christ House (131 S. West Street) = 16, City Sheher = 66, Carpenters House =
88: and the Alcohol and Substance Abuse Center = 28,

2 Source: U.S. Census

3 source: Planning Department based on COG Round IV Forccast.

4 source: Department of Planning and Community Development

lovment
There are an estimated 12,980 persons that are employed within the King Street/Eisenhower Avenue Arca in
1990 4989, not including self employed persons (Tabie 2). This represents approximately 14% of a total estimated

92,000 jobs in the City. Almost 9,600 persons, representing 74 percent of tbe work force in the study arca, are
employed in the Eisenhower Avenue Metro Station subarca. Some 5630 Department of Defensc employees

work in the Hoffman Buildings constructed ip the late 1960's and early 1970's.

As shown in the table, employment in the plansing area has markedly increased reflecting substantial
commercial development activity in the study area over the past 15 years.

Table 2
ESTIMATED EMPLOYMENT?
King Street/Eisenhower Avenue Area
Arca 19725 1980 1985 1990
King /Duke Street 18 59 1413 3403
Eiscohower Aveoue 564 GORS g518 9578
Total Employment 5782 6144 9931 12980

1 gource: Department of Planning and Community Development
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XISTING LAND M

The King Street/Eiscohower Avenue Arca consists of approximately 424 acres. About 15 pereent (60.9 acres)
is in street and alley right-of-ways, leaving 357.4 acres of fand subject to development.

ential Lan
Less than ope percent of the study area or 244 acres is used for residential purposes. Of 125 d\:vclling uni_ts
located in the area in 1989, 96 are within a midrise condominium development on Prince street which was built
in 1982, The remaining units are older rowbouses and townhouses.

Table 3

EXISTING LAND USE!
King Street/Eisenhower Avenue Area

Land Use Squarg Feel Acres Eercent
Residential 106,147 244 0.68
Commercial 4,282,043 98.30 21.51
1ndustrial 1,963,155 45.07 12.61
Park or Open Space 325,533 747 209
Institutional 517,435 14.17 39?7
Utilities 4,478 468 102.81 2877
Vacant 3794237 g1 2437
Totals 15,567,008% 35737 100.00

1The King Strect/Eisenhower Avenuc Area consists of 18,479,499 square feel
or 424 23 acres including public streets, alleys and other right-of-ways.

2 The total amount of land arca not in right of way thal is subject to land use
and 200ing controls.

Commercial Land Use

Commercial land uses comprise 98.3 acres or approximately 275% of the study area. Commercial uses pear
the King Streel Metro Station are beavily concentrated across from the statiop on Diagonal Road and along
King Street and Duke Street. '

There are two types of commercial developments in the King Street Metro Station subarca. The first type
consists of major building complexes, such as the King Street Station and King Street MetroPlace
developments. These projects are designed for large, single or multi-tenant users, are approximately 77 fect in
height and have deasitics ranging from 25 1o 3.0 Floor Area Ratios (FAR) with structured or underground
parking. These projects are part of multi-use developments which include botel and first floot retail uses.

The second type is infill commercial developments designed for small to medium sized single 1enants and

pational associations. These buildings are located further from the transit station and represent smaller scaled
single or multi-building projects from 3 to S stories in beight.
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There are approximately 12 millios square feet of commercial/office developmest in the King Street Metro
Station subarca which are completed or are under construction. .

Commercial dev:lopm:}nt near the Eiseohower Avenue Statiop is more dispersed and less physically oriented
to the Metro Station. The most prominent buildings are the Hoflman complex. These buildings arc loca't:q on
Eisenbower Avenue and on Stovall Street just northwest of the Metro station and consist of two buildiogs
which lotal 935,841 net square feet and range in height from 120 to 150 feel. Thesc buildings arc surrounded
by 3400 surface parking spaces sccommodated op some 27 acres of land. Part of the Holfman Complex
includes an elever story, 101,000 square foot hotel.

The other prominent commercial structure in this subarca is the American Trucking Association Puild.‘mg on
Mill Road pear the Capital Beltway. This 7 story building conplains a net 171,000 square feet and is served by
above grade structured parking.

The remaiping commercial/office development is comprised of low scale office complexes such as the
Alexandriz Tech Center and the GT Metro Center. The ATC consists of four, three story office buildings with
268,000 square feet of space and a botel containing a total of 98,242 square feel. The GT Mctro Cenler is 2
combination of office and warchousing/commercial space consisting of 145,000 squarc fect of
commercial /office space and 107,000 square feer of warchouse /commercial space.

There are approximately 2 million square feet of office development built in the Eisenhower Avenuc subarca.
ities an nsporiation

Transporiation land use constitutes the largest amount of land arca within the King Street/Eisenhower
Avenue Arca, covering 1028 acres or 28.8 percent of the total land arca. Most of this land area contains the
property and right-of-ways for the Metro service and inspection yard at Eisenhower Avenut and Bluestone
Road and the Metro stations at King Street and Eisenhower Avenue. Other properties that are used for
transporialion purposes are the Amtrak’s Union Station on King Streel and Cailaban Drive and the Norfolk-p/

Soutbers Railroad yard
Industrial Langd Uses

Approximately 45.1 acres or 12.6 percent of the land area ip the King Street/Eisenhower Avenue arca is used
for industrial purposes. These industrial uses are coneentrated on Eisenbower Avenue betweer Telegraph
Road and Hoof's Run and include the Alexandria Scrap Yard, whose lease expires in 1992, and the Curtis
Lumber and Piywood Company, whose lease expires in 1995. Other smaller industrial uses inciude the
Virginia Conerete operation, a mini-storage {acility and a warebouse/retail/office complex on Hooff's Run
Drive.

itutiong! city's Homelecs Shelter and

Institutional uses account for almbst four (4) percgnt (14.2 acres) of the land area in the King
Street/Eiscnbhower Avenue Area. ¢ major institutighal uses are the 182,200 square foot Public Safety
Center, construcied in 1987; and the!25,000 square foot’Substance Abuse Center, constructed in 1988. Otber
institutional uses in the arca are the Black Baptist Cemetery located on Holland Lane and two churches
located on King at Peyton Street and Duke at West Street.

tion Land n
Only about 2.1 percent (7.5 acres) of the land area is used as open space. The study arca does nol contain
parks, fields or active recreational faciliies. Most of the open space consists of grassed or treed areas along

the Cameron Run and Hoofl's Run embankments. The embankment along Cameror Run has been designated
as the Cameron Run Greenway and is a part of the Ciry’s open space inventory.
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Vacant Land R e e e e

The King Strc:l/Eiscnhhu'cr Avepue Arca contains approximately 87.1 acres of vacant land. This represents
24.4 percent of the developable land arca. Almost all of the vacant land in this arca is located within the
Eiseahower Avenue corridor. - =

EXISTING ZONING (Map 1)
strial i

Excluding right-of-ways for streets and alleys, 203.3 acres or 56.9 percent of the King Strect/Eisenhower
Avenue Area is zoned for industrial use. Most of this industrially zoned property consisting of 58.8 percent
(18156 acres) of the area is zoned 1-2. The 1-2 zooe allows tbe beavy industria! uscs such as railroad yards,
warchouses and truck terminals, but also allows high density commercial development ai 2 3.0 FAR. All of the
1-2 zoped land in this area is located in the Eisenhower Avenue subarea.

Ago additional 21.7 acres, 6.1 percent of the arca, is zoned 1-1. The 1-1 zone permits Light industrial uses and
professional office buildings at a 25 FAR.

mmergia! Zonin

Commercial zoning, predominately C-3, covers 287 acres (8.1 percent of the total land arca). The C-3 zonc
generally permits professional office buildings and commercial retail at a 3.0 FAR and residential
development at 54.45 dwelling units per acre. all of the new construction that has occurred around the King
Strect Metro Station was done on sites with C-3 zoning. Al of the C-3 zoned properties are located north of
Duke Street berween West Streel and Diagonal Road

ix; 1 onin

Approximately $1.7 acres or 24.7 percent of the arca is zoned M-1 or M-3. The M-1 zope was designed 1o
encourage mixed commercial and residential development pear the King Street Metro Station. The zone
allows a 3.0 Floor Area Ratio for commercial development and up to 85 dwelling units per acre.

Ooly one 4.4 acre sile oo the south side of Duke Street is zoned M-1. Since developers have been primarily
inierested in commercial development of the King Street area and since the C-3 zone allowed the same 3.0
FAR as the M-1 zone, there has been linle incentive to apply for M-1 rezoning 10 take advaniage of its
resideatial density bonus.

The M-3 zone was developed for sites around the Eiseohower Metro station and bas been applied to 873 acres
of land aloog Eisenbower Avenue between Telegraph and Mill Roads. The M-3 zone was also designed to
encourage mixed use commercial and residential development. The zone allows a 3.5 FAR for office
development and up 1o 2 6.0 FAR provided that a portion of the development is residential. The zone also
allows up to a 345 foot building beight with the provision of residential uses. Although developable sites bave
been rezoned to M-3, po development bas occurred op these sites based on the M-3 zoning.

The CO mixed use zone covers 255 acres (7.1 percent of the total land area). Like the metro 20nes, the co

zope was developed (o encourage a mix of uses at higher densitics. Al of the CO zoned propertics in this area
are focated in two clusters on Eisenhower Avenue.
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~The CO zooe allows 2 2.0 FAR by right and additiona! FAR under the CO special use permil provisions to
encourage mixed use development. None of the sites 20ned CO bas developed under the SUP mixed use
provisions of the zoning code. The Alexandria Tech Center site is being developed under the by right
provisiozs of the CO zooe for office development.

Table 4

EXISTING ZONING?
King Street/Eisenhower Avenue Area

Zone Squarc Feet Acrss Percent
Residential R-5 271,034 6.36 178
RM 30,141 0.69 0.19

RD 39,152 0.90 0.25

Commercial C-2 13,482 031 0.09
C-3 1,248,234 28.66 802

Industrial 111 945958 2172 6.08
12 7,909,065 181.56 50.80

Mixed Use co 1,109,597 25.47 7.13
Metro M-1 190,687 4.38 123
M-2 3803658 8.3 2443

Total 15,567,007 35737 100.00

LThe Kinp Street/Eisenhower Avenue Area consists of 18,479,499 square feel or
42423 acres including public strects, alleys and other right-of-ways.

2 The total amount of land area that is subject to land use and zoning controls.
Residential Zoning

Only § acres (2.2 pereent) of land within the King Strect Eisenbower Avenuc arca have residential zoning, and
only 1.6 of these acres are actually used residentially, The largest residentially zoned site, with R-5 single
family zoning, is the Amtrak Union Station. Properties zoned for residential and developed for residential are
located in three clusters, on Prince Street, Commerce Streel and South West Street. The property op Prince
Street is zoned RD and contains a 96 unit mid rise residential building. The propertics oo Commerce Street
and South West Street are zoned RM and contain rowbouses or towabouses.

HEIGHT LIMITS (Map 4)

In the City, heights are regulated by both 20ning and beight districts. There are three height districts within
the King Street/Eiscnhower Avenue arca which supplement the height restrictions of zoning in the area. Both
tbe Cameron Street beight district and the Old and Historic,District restrict development to 50 feet. Together,
these two beight districts cover most of the parcels porth df Duke Street as far west as Peyton Street ob the
south side of King Street and Harvard Streel oo the north sige of King Street.

Nexcwdﬁ.a.
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“The King Street Metro Area beight district restricts heights (o 77-82 feet and covers most of the remaining
fand in the King Street arca; it generally extends from Kiag Street (o the north to the reas properly lines of
Duke Street oo the south, betwees S. Peyton Street (o the east and Callaban Drive oo the west,

“While height districts gencrally limil development heights in the King Strect portion of the study area to 50 and
77 feel, there are no beight districts in the Eisenhower Avenue section of the study area.

The 2o0ning in the Eiscnhower area gencrally allows heights up 10 150 feet. Under certain conditions,
properties that are located outside of specific height districls can be approved (o allow beights that are greater
than what the zoning would normally allow by right. Witk a Special Use Permit and approval by City Council
the CO zone would allow structures greater than 150 fect.

A Special Usc Permit would also permit properties zoned 1-1 and 1-2 1o allow heights up to 150 feet if the
property is less than 5 acres io size and up 10 200 feet if the property is larger than 5 acres. The M-3 zone
would allow structures up to 345 (eet in beight with a Special Use Permit provided that residential uses are
included in the project.

Overall, the King Street/Eisenhower Aveoue Arca has undergone a dramatic transformation brought about by
the onset of Metrorail service in 1983 and by substantial redevelopment activity over the past B years. As
shown in the table below, prior to the opening 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 1983 there bas been 1.83 million square feet of additional office construction activity or 260,000 square
feel copstructed per year.

Table &
OFFICE DEVELOPMENT 1975-19%0

(Cumulative Square Feet)
King Street/Eisenhower Avenue Area

Subarea. 1975 1980 108 1985 120
King Street 5,020 16,546 32,946 392,708 1,232,152
Eiseahower 97618 L063.546 1324719 1733047 2031890
Total 981,185 1,082,092 1,076,571 2,270,854 3,264,042

Most of the Metro related development activity bas been concentrated around the King Street Metro Station
area. Since 1983, some 1.1 million square fect of office development citber has been completed or is under
construction. Over the next five to tep years it is projected that the King Streel siation subares will add
asother 950,000 square feet of office space at which point the King Streel area will bave achieved buildout.
Almost all of this projected space is either under construction or has approved site plans.

The largest development io the arca is the Oliver T. Carr Company King Street Station project located on
Diagonal Road and Duke Street. When completed, the project will contain 536,000 pet square feetr of office
space, 67,000 net square feet of retail space, 25,000 square feel of restaurant space and a 155,000 square foot

-

bote] on a six acre site across from the Metro Station.
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Asnother promincat development parce! near the King Street station is the old Reed_‘l“hcalrc sitc I_ocalcd
between Commonwealth Avenue, King Streel and Cameron Streel. Owned by the Dominion Companics, ‘!\C
plan for this 4.30 acre parcel includes 2 178 room hotel and up to 400,000 squarc feet of ofﬁr._c l.nd c?mmcrt.:lal
retail space. Phase ] of this project, including 80,000 square feet of office space in four buildings, is nearing
complelion.

There bas been less Metro relaied development activity srousd the Eisenbower Avenue Metro Station
subarea. Sioce the construction of the Hoffman Buildings, the arca bas expericnced an additional 707,000
square feet of office development including the Eisesbower Ceanter, Tech Center and GT Metro Center
projects and the American Trucking Association building.

The type of development activity in the Eisenhower Avenuc arca, however, has not been limited to ofﬁcc uses.
The Metro Service & Inspection Yard was coastructed on a 15.7 acre site at Bluestonc Road and Eisenhower
Avenue. This facility includes six buildings with 268,000 square feet of space.

The 182,000 square foot Public Safety facility was constructed oo Mill Road on a 8.8 acre site to house the City
jail and police beadquarters. The City’s Homeless Shelier and Substance Abuse Center was copstrucied
furtber north along Mill Road.

In addition, there has been 54,000 square fect of warchouse mini-storage space and 107,000 square feet of
warchouse /commercial space constructed.

yel n ntial

As the King Street Stalion area approaches buildout the Eisenhower Avepue arca becomes the focus for
examining future development potentials and their impacts. Development which has occurred over the past 15
years may be only a shost prelude to substantial potential development which could occur over the next 20

years.

This analysis examines future developmest potential from several perspectives. First, known projects are
jdentificd as an indicator of development interest and intentions ip the arca. These projects have approval, arc
pending review or bave been announced as active developments planned for the near future. Second, the
analysis looks at the supply of land and existing zoning to determine the theoretical remaining development
potential of the area. Third, the analysis examines development potential in 1erms of market constrainls.

ndin velopment 1

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

Carz /Norfolk Southern Project (CNS)

The CNS project is located op 76.5 acres of land used for railroad trackage, the Curtis Lumber Yard, the
Alexandria Scrap Yard, the Duke Street Shopping Center, warehousing and the Carpenter’s Homezless Shelter
Center on Duke Streel. '

When completed over the next 20 years, the Plan envisions 4,225,000 net square feet of office space, 1,884,000
net square feet of residential space, 300,000 met square feet of hotel space, 378,000 square fect of retail space
and a 4,500 square foot day care center.

To serve this project the Plan calls for 11,900 parking spaces located in underground and above ground parking
structures throughout the project site area. The Plan also contains 25.4 acres of open space whick include
sidewalks, courtyards, plazas, gardens, active recreation facilities and 2 major park along Hooff's Run.
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The project is formed around a grid pattern of streets which will serve 1o pfmidc additiopal road comnections
berween Eiscnbower Avenuc and Duke Street. Holland Lane will be widened to four lancs as part of phasc ] -

of this project.

Access to the site will be from Telegraph Road, Eisenhower Avenue and Duke Strect. The- CNS team is
proposing a2 Conaeclor Distributor Road from the Capital Beliway to provide more direct Beltway access 1o
the project and as an alierpative 10 Telegraph Road which is already copgested.

The focus for commercial retail and entertainment activities will be the Retail Square 10 be located on Duke
Sireet opposite the King Street Station Retai! Court. The developer is proposing cinemas, 3 performing arts
facility and a 230,000 square foot spedialty shopping center.

The overall density of the project, excluding the 25.4 acres of rights of way, is a 2.62 FAR.
ff nt

“This is 2 40.7 acre site Jocated between the Beltway, Telegraph Road and Mill Road. The owner bas submitied
a Plan to include four, 345 foot (26 story) towers consisting of 3.25 million square feet of office space 1o house
the Navy and a 16 story, 375,000 square foot office building 10 bouse a GSA tenant. In additiop, 1be owner bas
submitted plans for an 800 room expansion of the existing 200 room hotel plus 560 residential units to be
boused 1o rwo 27 story towers.

The owner has also identified in concept a future phase for two sites on either side of the Eisenhower Avenue
Metro Station. This "Pbase C plan includes 1,170 residential units, an additional botel with 900,000 square
feet, 130,000 square feet of retall and restaurant and 3.0 million square feet of office space.

Cameron Center

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

exandn T

This is ap 11.56 acre site Jocated op the south side of Eisenhower Avepue opposite the Cameron Center site.
The ATC has over 373,000 square feet of office space approved and 263,000 square feet of office space buill.

il ¢ r

This proposed project is located on a 3.3 acre parcel on the soutb side of Mill Road opposite the City's-Howmeles
Substance Abuse Center. The proposal includes 520 units of residential, 22,000 square feet of retail, a 7,000 Sheller
square foot health facility and 1,100 parking spaces. The beights of the buildings are 185 fect; the proposed

density is 3.38 FAR or 157 units per acre.

Eoundry Tract

“T'his is a 7.2 acre former stee! foundry site Jocated between the Cameron Center property and Telegraph
Road. Previous plans submitted by the Walt Robbins Company ip 1985 included 585,000 square feet of office
space housed in four buildings and a 300 room botel.

Pending development proposals would add at Jeest 134 million square feet of office space to the 32 mitlion

square feet of commercial development in the King Street/Eisenhower Avenue arez completed or under
construction.
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PENDING DEVELOPMENT
King Street/Eisenhower Avenue Study Area

Land Officc -~ Residential Retail Hotel
Arca (millions (number of (thousands (po. of
Project {acres) of sgfi) Bnils) olsqfi) Io0ms)
CNS 765 42 18586 375 400
Hoffman 40.7 6.6 1730 162 1280
Cameron Center 22 17 0 150 300
Mill Race 31 0 510 2 0
Tech Center 116 0.1 0 0 0
Eisenhower Plaza 24 03 0 ) 0
Foundry 12 06 0 Q 300
Total 152.1 134 2396 740 1880

r Potential 1 ni Si

The list of pending development by no means exhausts the development potential of the study area. Other
potential development sites include tbe {following:

Boof{/Fagelson Property

“This is 2 15.6 acre tract of land located adjacent to the Beltway, the City's sewerage treatment plant and
Hooff's Run. The site is mostly vacant and contains a Go-Cart track. This site is 10 be leased over the next 10
years 10 a car rental agency for car storage.

al i ibson W,

This is » 13.29 acre site located on the south side of Eisephower Avenue and immediately south of the
proposed CNS development property. The site contains 253,000 square feet of office and warchouse space in
one 10 three story buildings. Because of its proximity 1o the CNS property and 10 the Eisenhower Avenuc
Metro Station it is likely that this site would be ripe for redevelopment in 10 years.

O.T. Cam Site

I addition to the CNS property, the Oliver T. Carr Company owns & 7.72 acre site pext to the Public Safety
Complex along Mill Road. The owner has indicated plans to construct 800,000 square feet of development on
this site. This property would be adjacent to the proposed Connector/ Distributor Road proposed by the Carr
Company as part of the CNS project.

Zonipp Potentia!
The amomnt of commercial development which bas been buitt, approved, considered or announced in the study

area is 13.6 million square feet. The amount of commercial development theoretically allowed by the current
zoning on siles in Valley portion of the study area pius the CNS site is 26,000,000 square feet. There is,
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therefore, a marked disparity between what developers bave built and bave announced they wish 10 build and
whal the current zoning allows. Even greater is the gap betweed current zoping allowances and reasonable
markel expectations over the next 20 years.

1o July, 1988 the City commissiooed a report prepared by Hammer, Siler George and Associates 10 forcust
future office development over the next 17 years (1988 - 2005). The reporl concluded that office demand in the
City would range from 900,000 - 1,000,000 squarc feel per year up L0 1995 but would 1aper to 600,000 - 750,000
square feet per year berween 1995 - 2005,

Overall, the report states that projected office copstruction is likely to range from 12 - 14 n_:ill.'loq square feat of
space over the 17 year period or from 700,000 to 800,000 square feet of space per year. This projection predicts
» slowdown i the pace of office construction which the City had expericnced within the last five years when

the City absorbed 5.7 milliop square feel of commerdial office space or 1.1 million square fect per year.

The market apalysis has several implications relative to the King Street/Eiscohower Avenuc study arca. Firs,
il is evident that the study area, especially the large underdeveloped sites, is overzoned relative to the amount
of commercial development which can reasonably be captured, not just for the area, but for the entire Ciny.

The largely undeveloped easiern portion of the Valley is zoned for 26 million square feet of office development
whereas the entire City is projecied Lo absorb only 13.6 million square fect over the nexi fwenty years.

Morcover, pending development plans include some 13.4 million square feet of office development whercas
the allocation projects only 6.0 million square feet of additional office development for the study arca over the
pext 20 years.

TRANSPORTATION

The King Street/Eisenhower Aveoue Area is accessible to the Beltway (1-95) and is served by several major
arterials including Telegraph Road, Eisenhower Avenuc, Duke Street and King Strect. The study area is also
accessible by bus and rail transit, is served by the Huntington Metroline vis the King Street and Eisenhower
Avenue Metro stations, and will be served by the Springficld Metroline and possibly by commuter rail.

Nevertbeless, access to the study arca is severely constrained. North-south street movement within the eastern
Valley is limited to Holland Lane and 1o Telegraph Road. Importantly, Telegraph Road provides the only
conpection within the study area to the Belrway.

East - wesl movement is limited to Eisenbower Avenuc and to Duke Streel. There are only two connections
between these arterials within the study area, at Holland Lane and at Telegraph Road. King Street,
Commonwealth Avenue and Russell Road arc all major streets which funael into narrow, constricted railroad
underpasses which become poiats of congestion.

Compounding these limitations, is beavy, peak period regionally oriented traffic which is part of tbe traffic
watershed Dowing porth/south through the castern portion of the City destined to Washington, D.C. and to
Arlington County employment ceaters. Increasingly, traffic is also destined to Alexandria work places.

The result of a limited street system trying 1o accommodate regional and local traffic demands bas beco
increased congestion affecting the arterial strect sysiem and Alexandria neighborboods

It is against this background that the prospect of development within the Cameron Run Valiey has been
discussed, evaluated and debated over the past 20 years
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-How much development can the eastern portion of the Cameron Valley absorb and how much traflic can the

sireet system accommodate? What improvements are aeeded to make the street system work and howwill all -

of this afTect n:ighbor!:oods?

This Plan addresses these questions and issues using » computerized traffic model. The model, using City and
Council of Governments (COG) data, provides a comprehensive too} 10 apalyze the impacts of local and
regional traffic on the City’s street system.

The City bas also retained the transportation consulling firm of Frederic R. Harris and Assoc. to assist staff in
this effort. This section will refer to the Harris Report which provides tbe basic transportation analysis
contained in the Plan.

The transportation analysis section describes the 1974 Major Thoroughfare Plan for the arca, the existing
street system, the transit facilities serving the King study area and the major findings of previous Cameron
Valley transportation studies. The section then explains the methodology and findings of the Harris report.

4 i h jan

The 1974 Major Thoroughfare Plan for the King Street/Eiscnhower Avenuc arca is shown on Map 6 and
described below.

King Street Subarca

The only streets designated as arterials in the 1974 Major Thoroughfare Plan io the King Street area were
Duke Strect and the small section of King Strect between Cameron Street and Diagonal Road. The rest of
King Street was desigoated as a primary collector, while Prince and Cameron Stireets were desigoated as
residential eoliectors. Botb the Duke street overpass and King Strect underpass at the RF&P railroad tracks
were designated for study.

Eiscphower Avenue Sybarca

Withio the Eisenhower Avenue subarca, two roadways were shown as €xpressways: the Capital beltway along
the southern edge of the study area, and Telegraph Road. Duke Street was the only existing arierial, the
planned Eisenhower Avenue extension through the Valley and over Telegraph Road was shown as a proposed
arterial. The only other roadways in the 1974 Plan were the Mill Road/ Pershing Avenue /Stovall Street
connections berween Eiseahower Avenue and Telegraph Road, which were shown as primary collectors. The
Plan also called for a study to determine the best locations for a Duke Street/Eiscahower Avenue conneclor 10
the Valley west of Telegraph Road.

Intersection Levels of Service

Ope primary measure of existing traffic conditions is the level of service achieved at specific iplersections.
“Level of Service" is a coneept used by traffic eoginsers to convey different levels of congestion and delay as
arranged ot a scale of A to F. In an urbap are, level of service E at an intersection during the peak hour (the
hour of greatest traffic demand during the morning or afternoon) reflects a condition where all of the traffic
demand desiring o cross an intersection during an hour is accommodated. In this sense, the interscctiop is at
capacity; demand fills the intersection during the cotire onc bour.

Level of Serviee F is a condition where ap intersection cannot accommodate all of the demand during a one
bour period. The result of Level of Service F conditions (LOS F) is delays, congestion and extension of the
peak hour for longer periods during the momming or afternoon. LOS %desu‘ibcs a condition where demand
exceeds the one hour capacity of the intersection.
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Using counts contained in the 1988 CNS Traffic Impact Study, the following were calculated 10 be the existing
Jevels of service at intersections providing access into or located within the arca. '

As shown, two criticaliotersections are already operatiog beyond their capacities during one or both peak
bours: Duke/Diagonal and Van Dorn/Eisenbower. Telegrapb/Pershing-northbound is at the minimum
acceptable level of service. Otherwise, these intersections were operating below their capacity in 1987.

Table 7

INTERSECTION LEVELS OF SERVICE
King Street/Eisenhower Avenue Area

Level of Service

Intersection AM. EM,
Duke/Quaker A C
Duke/Callahan B C
Duke/Diagonal F F
Duke/Reinekers B A
Duke /Daingerficid A A
Duke /Heary A D
Duke /Patrick B A
Duke /Washington C C
King/Russell C C
Kinp/Commonwealth A A
Van Dorn/Eisenbower F F
Telegraph/Pershing-north E E
Telegraph/Pershing-south D D

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

Street Capacity

Even though most intersections in the King Street/Eiscnbower Avepue study area were operating, overall,
below capacity in 1987, many of the key streets providing access into and out of the area were over capacily in
the peak direction. Duke Street, Route 1 northbound and Telegraph Road, three of the four access points
from the south and west, are over capacity today and traffic often experiences delays on these streets io the
peak direction. Those streets with the most unused capacity generally provide access from the porth, i.e.
Route 1 southbound from the porth. The existing regional land use pattern generates this demand for access
from the south and west. Althougb forecasts (COG Round IV) indicate more suburban to suburban travel,
there will also be increased traffic from the south and west which will continue to impact the City.

Existipg Transit Systems
Metrorail

As shown on Map 7, there are two metro station located within the King Street/Eisenbower Avenue Area,
only one-balf mile apart: the King Street Station and the Eisenbower Avenue Station. Both the King Street
and Eisenhower statiops are currently served by the Huntingten line. Upon completion of the Van Dorn
metro statiop, service will be extended south to Van Dorn via the King Street station and eventually will
extend to Springfield.
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Pedesirian Access to the Metro Stations  —- = - -

A 1987 study of Metro ridership eonducted by JHK and Associates showed thal there is a strong relationship
between the location of development and Metro usage; offices located closer 1o the metro station havc a
higher pereent of transit users than those buildings located further away. While other factors certainly help
:ctcrminc transit usage, distance between the office and the metro siation was onc of the mos! imporiant
actors.

Map 8 shows distances around the two Metro stations and shows that over balf of the area is localed within a
reasonable walking distance of a Metro station. Only two areas: the sites west of Telegraph Road, and the
sites cast of Hoof's Run Drive, are located more than 2000 feet from a metro station. In the JHK study, for
suburban locations, transit usage at office developments located more than 2000 feet from the metro had
dropped to less than balf of what it was at offices located nearer the metro station.

t Rail

The proposed Northern Virginia Commuter Rail is expected to link Fredericksburg, Manassas and points
portk 10 Alexandria, Arlinglon and D.C.. One of the transfer points for commuter rail is planncd to be ai
Union Station, on Callahan Drive just west of the railroad tracks. Usion Station will be connected via an
underground tunne! to the King Street Metro Station, providing 2 copvenient transfer point and also providing
convenient access into the King Street area for commuter rail users.

Bus

Bus service within the Valley is limited. Currently, two Metrobus Lnes provide service op Eisenbower Avenuc:
the #14A bus connects the S&! yards on Eisenhower Aveoue 10 the Eiseahower Avenue Metro Station, and
the #7 bus provides service between the Eisenbower Metro Station and the western end of the City.
Metrobus line #29 runs along Duke Streel, connecting to the Pentagon, Old Town and Annandale via Duke
Strect. Within the King Strect area, one additional metrobus linc, #28, provides service between Old Town
and Tyson's Corner, via Kinp Street.

I addition to Metrobus, three of the four Alexandria DASH lines provide service between the King Street
Metro station and most parts of the City. DASH expects 10 extend its service to the Eisenhower Avenue
corridor in the latter batf of 1990, Initially, this line is expected to provide service beiween the Eisenhower
Avenue Metro Station, the new Van Dorn Metro Station and the west end of the Ciry.

The Fairfax County Fairfax Connector bus service, linking Springfield and Old Town Alexandria, also provides
bus service into the area, stopping a1 both metro stations.

Improved bus service will be a critical element to be included in all transportation management plans within
the study area.

Cameron Run Vatley Transportation Studies

Over the years, either the City or private developers bave conducted studies of the Cameron Run Valley to
assess the impact of future development on the existing road petwork and to identify what road improvemenls
would be needed to accommodate what levels of developmeat.

Although the focus and metbodology of each of these studics may bave differed, they consistently show that
the Cameron Run Valley can only sccommodate modest growtk without major improvements to the road

system.
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JHK Cameron Vallgy Study

The 1981 JHK study found that 4.27 million square feet of office space could be built in the Valley whilc
maintaining a level of service D on the street system. “The study found that this level of service could be
accommodated only if the Clermont conncctor and interchange and the Bluestone connection to Wheeler
Avenve were buill.

TAMS Study of the Clermont Intgrchange

The 1983 TAMS study of the Clermont interchange provided no quantification of the traffic levels supportable
in the Valley. However, the study did find that constructing tbe Clermonl inlerchange would improve
conditions oo Duke Street and Telegraph Road while worsening Eisenhower Avepue conditions. Since Duke
Street and Telegraph Road were and are already bighly congested, this study, like the 1981 JHK study,
essentially found tbat the Clermont interchange was necessary to support additional development and to
maintain or create acceptable levels of service on the nearby streets.

rton Aschman’ hanon Radnor

The 1987 Barton-Aschman study was fopdsed on a proposed 900,000 square fool office project oo the 20 acre
Buchanon Radnor site near Bluestone . The study concluded that this level of development could be
sccommodated. However, even this modest leve] of development would require construction of the Clermaont
interchange.

In 1989, the City hired Frederic R. Harris to prepare a transportation study of the King Street /Eisechower
Avenue study area in conjunction wilh the development of this small arca plan. Harris used output from the
Ciry's traffic model to analyze the AM. peak traffic impacts of four different development scenarios for the
Valley.

Table 8
LAND USE ASSUMPTIONS (1990-2010)

FREDERIC R-HARRIS STUDY SCENARIQS
King Street/Eisenhower Avenue Traflic Analysls

Eisenhower King Street Remainder of
Avenue Area Area the City

Office Res Offic Res  Office  Res

Scenario One 0 0 0 1] 0 0
Scenaric Two 09 0 10 0 T4 8,000
Scenario Three 60 1,885 10 0 74 8,000
Scenario Four 93 10,785 1.0 (] 74 8,000
Office = Millions of Square Feet

Res. = Residential = Number of Dwelling Units
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The four land use scenarios 1ested were based on Washington Metropolitan Council of Governments Round
1V Cooperative Forecasts and Planning Department forecasts for the year 2010. As shown in Table 10, each
scenario assumed the same level of City growth over the pext 20 years; the scenarios differ as 10 how much
growth occurs in the study arca. _

The first land use scenario essentially tests a bypotbetical condition where no growib occurs in the City but
regional growth outside of Alexandria continues over the next 20 years. This scepario tries 10 isolate and to
identify the impact of regional traffic on the City's future traffic problems.

Scenario Two tests a minimum level of growth within the Study and reflects mostly projects which are
underway. )

Scenario Three tests the impact of the CNS project which would add over 6 million square feet of
development.

Scenario Four, which includes substantial growth within the study area, tests maximum development rights
under a possible formula for mixed use 2oning which would allow up to a2 3.0 FAR, split between .office and
sesidential uses, within the Valley portion of the study area.

These four Jand use scenarios were tested against a streel network which included 4 major Alexandria
improvements:

. A Beltway connector road located betweea the Telegraph and Route 1 interchanges.

* A flyover ramp from Telegraph Road northbound and the outer loop of the Beliway
into the Cameron Ruz Valiey at Eisenbower Avenue and Stovall

. The Clermont interchange connecting to Eisenhower Avesuc.

. Tbe Duke Street widening between Diagonal Road and Heary Street.

Figure 1 shows the 4 major Alexandria road improvements in the 2010 street network. The street neiwork also
included all regional improvements in the WMCOG 2010 model and otber improvements included in the 2010
Northern Virginia Subregional Plan

The Harris study identified congested street segments for cach of the scenarios and analyzed tbe effect of cach
of the development levels on 23 selected intersections within and around the King Street/Eisenhower Avenue
study area, The study then tested various recommended street improvements to determine their affect on
projected congestion.

Eindings _
Scenario Onc - Impact of Regional Growth (No City Growth)

The Harris study found that by the year 2010, 8 of the 23 intersections studied would be handling more traffic
thap could be accommodated (LOS E or worse), even if no growth beyond 1985 levels occurred in the City.
Al but one of these over-capacity intersections were located on Duke Street and Eiscohower Aveoue, which
would be the two most congested streets in this Scenario. Traffic would increase notably on Holland Lane,
and Commonwealth Avenue and Russell Road would also experience an inerease in congestion under Scenario
One. Varo Dorn Street would become extremely congested in the porthbound direction, berween the Beliway
interchange and Stevenson Road {Figure 2).
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- = Table9 S

LEVEL OF SERVICE AT SELECTED INTERSECTIONS FOR MODEL SCENARIOS
King Street/Eisenhower Avenue Traffic Analysis

. -~ Scenario ---

B

Duke /Elizabetb
Duke /Holland

Duke /Diagonal
Mill/Pershing
Eisenbower/Holland
Duke/Reinckers
Eisenhower/Mill
Eisenhower/E. Mill
Duke /Washinpton
Duke /Patrick
Mill/Stovall
Eisenhower /Stovall
Duke/Henry
Pershing/Stovall
Duke/Callahan
King/Callahan
Telegraph/Pershing
Duke /N. Quaker
Eiseohower/Clermont
Van Dorn/Eisenhower
King/Commonwealth
Duke /Taylor Run

N. Quaker/Trinity

EHMOM>PAMMMESMBPEANAMPOO>TH> M
AMoDTMEOMmMEM>EMEMMmA>MO>MM> B
MMM MmMOMAR>TMENMUM>OO>NTME M
MMM ATM>EM>TIOMEMAO>TMT
AMOTMOMEMM>>T>TMMEOA>>U>" B
MMmEmEmEME>MEPTIMNON>>TOM

* Additiopal road improvements added to network

Source: Frederic R, Harris analysis of King Street/Eisenbower Avenue Tralfic
based oo City of Alexandria Traffic Model outputs

Scenario Two - Impact of Minimum Growth in the Study Area

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

Scenario Three - Impact of Moderste Growth within the Study Area
This scenario adds 5.1 million square feet of commercial office development and 1885 residential unils within
the study area. All of this incremental development refiects the CNS project and the development of a Obiver

T. Carr owned site on Mil! Road. This additiona) development results ip two more inlerseclions Operale at
Jevel of service "F-. The most significant increases in congestion occur within the easters’ end of Cameron Rup
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_Valley on Eiscohower Avenue, Mill Road, Pershing Avenue and the Beltway conncctor-distzibutor road.

Congestion also increases on some streets in the King Street Metro area oo tbe southbound segment of ——

Qualer Lanc just north of Duke Street (Figure 4).
Scepario Four - Impact of Intense Development in the Study Area

This scenario adds 33 million square feet of office development and 8,904 residential units above Scepario
Three. Scenario Four results in significant congestion throughout the study area. Five more inlersections are
operating at level of service "F" thao ia the previous seenario, in total, 15 of the 23 intersections would be
operaling above capacity. Congestion increases markedly within the King Strect arca and also increases west of
the railroad tracks on Russell Road, Commonwealth Avenue and Caliahan Drive (Figure 5).

Afier analyzing the impacts of tbe four different land use sceparios on & base 2010 sireet network, the Harris
study tested the impacts of additional rcadway improvements on congestion in the City. Five major
improvements, shown on Figure 6, were tested for Seenarios Three and Four:

Coastruction of the Clermont Connector

Construclion of the Bluestone Connector

Wideping of Van Dorn Street between the Belrway and Eisenhower Avenue
Construction of the Daingerfizld Road/Wolfe Street exiension

Widening of Eisenbower Avenue between Telegraph Road and Holland Lane

The effect of these street improvements on traffic conditions in Seenario 3 are dramatic. (Figure 7 and Figure
g). Of 1he 23 intersections analyzed io this study, 15 improved when these road improvements werc added,
including four intersections which improved from level of service F. Three intersections did get worse, but
pone deteriorated 1o Jevel of service F. The addition of these improvements relicves almost all of the
congestion within the Eisenhower Valley on Eisenhower Avenue, Mill Road, Pershing Avenue and Holland
Lape. Congestion along Duke Street between Callahan Drive and Quaker Lane is alleviated by these
improvements. Traffic does increase oo one scgment of porthbound Quaker Lane, but operating conditions do
pot deteriorate below level of service “E." These improvements will impact Jordan Street which will expericoce
substantally more traffic. However, Jordan Street will not operate below level of service “D” except for onc
short sepment. The Bluestone connector becomes congested, altracting more traffic than its capacity; the
Clermont coanector introduces congestion on Clermont only south of Eisenhower Avenue.

For Scenario Four, the effects of the § improvements are also marked, although substantial congestion still
remains because of the high development levels io this scenario (Figure 9 and Figure 10). Of the 23
intersections studied; 17 get better with the improvements, including 4 that improve from leve! of service F.
Two inlersections get worse, but they do not exceed capacity. Improvement occurs within the Eiscohowser
Valley on Eiseahower Avepue, Mill Road and Holland Lane. Coogestion also decreases west of the railroad
tracks on Russell Road and Commonwealtb Avenue. Bluestone becomes congested, as does a section of
Quaker Lane in the southbound direction.

Several important conclusions can be made from the Harris traffic analysis. These are described below.
. ini r i impr
- the Clermont interchange,
- the Belway Connector Road
. and the Telegraph Road fivover yamp:

Even with these improvements, congestion will occur and additional improvements
will be needed.
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Figure 7

Frederike B, Vtaryts Alexnndrie Tranepnrtstion Anatysia

Scenario 3 With Proposed Road Improvements
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Figure 9

Frederie 1. Mareis Alcrandsin Transporintion Anafyds

Scenario 4 With Proposed Improvements
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With these additional improvements a modest leve! of development, 6 million square
feet of office development and 1885 dwelling units, could be accommodated. Even
with these improvements, there would be congestion on the street system, but almost
all of the worst intersections and streel segments would be located either withio the
Valley, on Duke Strect berween Telegraph Road and Holland Lane, or at Jocations
which even today are highly congested.

. y il

Unless other major road improvements can be identified, po additional traffic can be
accommodated on the City's streets without major impacis given currenl travel
behavior.

To realize additional dev:lﬁpmcnl in the King Street/Eisenbower Aveput area without uaduly impacting
residential arcas, the City needs to consider, as a package, the following approaches;

1 Cootdinate the provision of additional roadway improvements with the phasing of development. This
will casure that development proceeds in concert with added traffic capacity.

2. Require a Transportation Management Association (TMA) withio the study area. This can provide a
comprebensive and effective approach towards plapning and administering TMPs witkin the arca.

3. Create a Transportation Improvement District to {inance road and transil improvements in the arca
and 10 finance the TMA.

Based op the Harris Report findings the following road improvements bave been ideptified as necded to
accommodate growth within the study area (se¢ Map 9}.

T+ shouvld be weked that
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1. Ielegraph Road Improvements plus Flvover Ramp -

- . - — - -

Telegrapb Road serves as both a major traflic portal into the City and 2 major portal into 1be siudy arca. By
senving this dual role, it bas become onc of the most congested City streets. Traflic back-ups and long dclays
are common on Telegraph Road, particularly in the evening peak bours. Currently, most backups are a result
of problems at the Woodrow Wilsen bridge or in Fairfax County a1 the Telegraph/Huntinglon and
Telegraph/King's Highway intersections. There are also major problems gencraied by the configuration of the
intersection of Telegraph Road with Mill Road and Pershing Avenue, which provides 3 major point of access
into the castern portion of the Cameron Run Valley. '

Two types of actions to improve Telegraph Road are nceded. First, both the Clermont lnterchange and the
Belrway Conpector/ Distributor Road will peed to be constructed 1o relieve the pressures on Telegraph Road.
Second, the Telegraph Road interchange necds to be improved to provide easies access into the easiern
portiop of the Cameron Rua Valley. The City should pursuc a study to improve Telegrapk Road in
conjunction with the Woodrow Wilson Bridge Study.

One improvemest to Telegraph Road which should be comsidered, is the construction of a ramp from
porthbound Telegraph road just south of the 1-95 interchange which would connect 10 Stovall Street. This
ramp would allow northbound Telegraph Road traffic destined to the Cameron Run Valley to use the ramp
instead of Pershing Avenue 1o access valley development. This ramp would also be used by castbound Beliway
traffic 10 access the Valicy.

The effect of this improvement is to allow traffic to access the eastern portion of the Cameron Run without
being mired in congestion at Telegraph and Pershing Avenue. The Harris study showed that the Beliway
fiyover from the Telegraph Road ramp is one of three esscatial improvements needed in the Valiey.

2. Beltway Conngefor Road

The traffic analysis shows that additional Beltway access into the study area is needed to relieve Telegraph
Road. Ope of the major roadway improvements proposed in conjunction with the CNS project is construction
of 2 connector road parallel to the Beltway which would connect 1o Mill Road and allow westbound traffic on
tbe Beltway 1o enter the eastern Cameron Rur Valley area. The Connector Road would also allow wesibound
traffic to exit from the Eiscnhower Avenue area but only to go towards Fairfax County. Traffic originating
from Maryland, therefore, would still bave to use Telegraph to go castbound and back across the Woodrow
Wilson Bridge.

3. Clermont Interchange

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

4. Holland Lane /Daingerfield Road-Wolfe Street Extension

Another road improvement proposed by the CNS developers is the widening of Holland Lane to four lanes.
The intersection of Holland Lane with Duke street is a problematic one, primarily because of the offset
berween Holland Lane and Reinckers Lane at Duke Street. This offset produces functional and operational
problems. Although widening Holland Lane is needed, other road improvements will also be required to
make the Duke Street/ Holland Lape intersection work.

Osne possible improvement, tested in the Harris Study, is the extension of Daingerficld Road south of Duke

Street to Wolle Street which would be constructed 1o Holland Lape. Street. Right turns could be prohibited
from Holland Lane to Duke Street. Instead, traffic going cast or north {rom Holland would take the Wolfe
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_ Street/Daingerficld Road extension. The City's traffic model shows that this improvemeat would heip to* n
relieve congeslion along Holland Lane. Eventually, Wolle Street could be exiended to S, West Street or §, —m ———

oty
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Eiscnbower Aveoue is currently two lanes in cach direction. As developmest occurs in the Valley, the Harris
study bas shown that congestion will reach unacceplable levels on the castcrn portion of the Avenuc.
Widening Eiscnhower Avenue 1o threc lares in cach direction between Mill Road and Telegraph Road would
provide the capacity needed 1o avoid congestion.

QZW

Mill Road's meandering alignmest limits its traffic carrying capacity pootly scrves potential development sites.
Realigning Mill Road would remove its awkward 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 10 these siles, which are now served only by Eiseahower Avenue.

Transporiation Management Association

A coordinated approach is needed to implement Transporiation Management Plans. Additional developmenl
will be able to be accommodated in tbe Valley proportionate to ipcreased transit usage and carpooling and by
people living and working in the Valley. To tbe extent these shifts in transportation mode occur, there will be
less peed for additional road improvements beyood what bas been jdentificd and less political pressure to
curtail development in the future.

A Transportation Management Association to include all development parcels in the study area is likely to
result in betier managed, better financed and more effective transportation management plan programs.

The Jocal sbare of transporiation improvements witbin the study area should be funded through a
Transporiation Improvement District (TID) which asscsses developers the cost of improvements based on
square footage of development. The State bas adopted legislation, effective July 1, 1990, which will allow the
Ciry 1o establish a TID to finance Camerop Run Valley improvements. To creale this district, the City must
adopt a transportation improvement plan for the arca and ipclude this plan as part of the City's Capital
Improvements Program.

REBAN 1GN

The urban design section examines the pbysical conditions of the King/Eiscnhower Avenue area in terms of .
the opportunities and constraints for mixed use, transit orieated development. The asalysis forms the basis for
a land use concept and for possible development guidelines regarding the height, bulk and siting of buildings.
Also, the analysis examines more specific urban desigo issues related 1o public improvements such as streel,

pedestrian and open space systems.

The focus of this analysis is the largely undeveloped Eiseabower Avenue Metro station arca where there is 8
need 1o set development guidelines and to coordinate both private and public improvement activity. The King
Streel Metro area is not included in the geaeral analysis since redevelopment is near completion and the
character of development largely established.
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As stated carlicr the Eisenhower Avenue area bas pot produced mixed use residential, retail, office and hote)
development. This analysis explores the feasibility of encouraging coordinated mixed use development around

the metro station and examines the various development sites in terms of their suitability for different wses,

building heights and densities. The analysis also examines traffic, pedestrian and open space sysiems o
determine how best 1o accommodale increased demands for access, circulation, open space and recrcational
needs areated by new development and how to best link potential development sites into a coherent whole.

ints and Inflyen

Map 10 summarizes the major consiraints and influences affecling prospective mixed use development in the
Eisenbower Avenue area. These constraints include those physical factors, natural and man-made, which exerl
a negative influence on the suitability of mixed use developmeat including residential uses.

Physica! Barsjers

The area is characterized by large scale public facilities, railroad trackage, major arterials, an interchange with
its associated ramp system, a major freeway, Metrorail trackage serving two Metro lines and a
Service/Inspection Yard and a drainage system which cuts through portions of the area. All of these factors
tend 10 create physical barriers which isolate the area from the rest of the City, separate potential development
sites, make pedestrian access difficult and make some sites unsuitable or less attractive for certain land uses
such as residential.

Soils and Drainage

Another development constraint is drainage and soil conditions. Cameron Run, Hoofl's Run, Mill Racc and
several other open channels flow near or through the area en route to Hunting Creek and eventually to the
Potomac River.

The drainage area, with its high water table and periodic backup and flooding, combined with the fact that
parts of this area have been used as landfill and contain poor soil, can adversely affect development, making
construction unbuildable or very costly.

In other cases, the bigh water table and poor soil condilions may make underground parking unfeasible or
limited 10 one level. As such, large developments are likely 1o include sizable above grade parking structures
which can be dominan! visua! elements of any building design.

n il

Another developmest constraint is the pegative image associated with the Eisenhower Aveaue area. It is this
pegative image which causes some to dismiss the possibility that this area could attract residential
development.

This image reflects the isolation of this area from the rest of the City and the area’s industrial character--its
railroad facilities, scrap yard and coneretc mixing plant. This image stems aiso from the arca’s lack of
development, the presence of large tracts of bare, desolate looking land.

However, another factor which makes it difficult to envision the area as a location for quality development is
that what bas been built in the Eisenbower Avenue area to date does not coovey a sense of coberent urban
form, and certainly does not realize the great potential of a Metro station area.
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Map 10
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Although the Eisenhower Avenue area is negatively affecied by the eonstrainls— and influcnces discussed above
the area also enjoys some considerable advantages and opportunitics (Map 11) as a polential development
arca.

The srea is well located near a major regiona! highway facility - 1-95 and has great visibility to the Beliway.
Improving accessibility to the Beltway would improve the altractiveness of the area for development.

The ares is also located next 1o two Metro Stations which are only one-balf mile apart. Metro stations provide
an cxtra margin of accessibility which bas attracied development around most transit s1ations in the
Washington Metropolitan arca.

Ip addition to Metrorail, there is the prospect that Commuter Rail can be initiated in two years and that bus
scrvice within the Valley can be greatly enhanced once the Van Dorn Station is in operation. The Eisenhower
Avenue area also has the advantage of large sites under single ownership which increases the possibility of
phascd mixed use development. .

The fact that the Cameron Run Valley is in a siream valley also presests an opportunity. A stream valley open
space/ bicycle and pedestrian system can be developed in the arca to link development, especially residential
uses, to recreational facilities, to other developments, to the metro stations and (0 other parts of the city. It
may even be possible 1o Link this system via a bike trail 1o the Mt. Verpon Bikeway along the Polomac River.

There also may be opportunities to provide additional active recreation areas 1o serve new development. These
arcas may be appropriately located near the confluence of Hoofl's Run and Mill Race and tied into the overall
bikeway/pathway system.

Via the CNS project, there are also opportunities to lessen the Valley's isolation and 1o establish stronger
connections berween the Eisenhower Avenue area and the King Street Metro area, to make the Eisenhower
Avenue area more a par: of the fabric of the City.

Finally, because the Eisenhower Avesue area is located in a valley, removed from the established, low scale
residential neighborhoods, there are opportunities to aliow taller buildings without pecessarily ereating visual
impacts 10 neighborboods 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 turn epcourage quality development, especially, residential uses. Nevertheless, taller buildings
peed to be sensitively sited and carefully designed to avoid blocking views of landmarks sucb as the Masonic
Temple.

ing an i nsi ti r m

Building upon the eonstraists and opportunities outlined above, this section examines 3 land us:concepl and
possibl_r. design guidelines for development within the study arca.

Land Use Concept

The land use concept shown in Map 12 reflects the desire to encourage a mix of office, retail, residential, and
hotel development along with publicly oriented oper space, recrcational, entertainment and cultural faclities.
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The Plan follows these principles;

. that mixed use development at relatively high densities shou_ld be encouraged near
the two transil stations

. that development furthest from the stations and more likely to rely on trave! by auto
should be more at lower densities.

. that residential development is most suitable in locations which are within a
convenient walking distance to a melro station and accessible 1o open space and
recreational facilities.

For purposes of describing the land use concept the study area is divided into five subarcas; King Street Metro,
CNS site area, HoofT's Run, Eisenhower Avenue Metro and West of Telegraph Road.

King Street Metro Statjion

Considering that the King Street Metro Station ares is mostly built up, the copcept plan primarily reflects the
current pattern of development. The Plan encourages a mix of office, retail, botel and residential uses west of
Peyton Street. Because of Metro proximity, residential uses should be allowed at higher densities than other,
nob-Metro, locations. Ground floor retail uses are desired along King Street and Duke Sireet west of Holland
lasne.

IS Site Ar

The area south of Duke Street and between Hoofl's Run, Eisenbower Avenue, Mill Road and the Metro
tracks to the west provides an opportunity 1o encourage integraied mixed use development on a large tract of
land Jocated between two Metro Stations. Most of this area is the site of the proposed CNS project.

The concept plan calls for a residential district to be concentrated pearest Holland Lane and ncarest 3
potential park area along Hooff's Run.

Office development would be concentrated toward the western portion of the site and along Eisenhower
Aveoue,

Retail uses would be concentrated along the south side of Duke Street to complement the retail shops under
construction along the porth side of Duke Strect. Business service oriented retail uses would be concentrated
within the office core area.

A pedestrian system should tic together the various land use clements withip the area making all parts of the
site convenient and accessible 1o pedestrians with minimum vebicular conflicts. There would also be strong
pedestrian Linkages to the King Street and Eisenbower Metro Stations.

Booff's Rup Arca

This is an area bounded by the eastern end of Eisenhower Avenue, Mill Road, the Capital Beltway and Hoofl's
Run. The ares includes industrial uses such as warchousing and s concrete mixing plant, the Public Safety
Ceater, the American Trucking Association office building, vacant land and portions of Mill Race and Hooff's
Run.
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Land Use Concept

Map 12
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Tbe concept plan calls for office uses along Mill Road and Jow density commercial uses east of Hoofl's Run
Drive and furthest from the Metro station and adjacent to the Sanilation Authority for the mid-term future; in
10-15 years the arca may be suilable for redevelopment for mixed uses at moderate densitics. A portion of this

arca, focused oo the convergenee of Mill Race, Hoof's Run and including the fiood plain arca should be
maintained open as park as parl of the stream valicy system. .

how T j T

The concept plan indicates high density, mixed use developmest for the arca pearest the Eiscnbower Avenue
Metro Station and located berween Mill Road, Telegrapb Road and the Beltway. geacrally, would be oriented

West of Telegraph Road

This area is furtbest from the Metro Station and is located between two major barriers, the S&1 Yard and
Telegraph Road. The concept plan calls for moderate office development on the south side of Eiseshower

Avenue and a mix of medium density commercial office, retail, residential and bote! uses on the Cameron
Center and Foundry tracts located on the nortb side of Eiseahower Aveoue.

v ideli

The Jand use concepl provides a generalized picture of where different land uses should be located within the
study area. To furiher clarify this picture, bowever, guidelines need 10 be established to indicate how these land
uses should be transiated into three dimensional forms and bow these forms should be related within the study
area and to the City. These guidclines concern height, massing, building orientation, parking, open space and

pedestrian movement.
Height

The sctting for Valley developmenl is a large, isolated, underdeveloped area Jocated io a stream valley and
affecied by domizant, large scale elements such as railroad tracks, the Capital Beltway, Telegraph Road, the
Metro aerial structure and some large office buildings. Given this setling, large scale buildings may be
appropriate and can be accommodaled in the area without necessarily negatively impacting other parts of the
Ciry.

To say that tall buildings may be acceptable does pot mean that any tall building or eomplex would be
appropriate. Building heights and scale need to be sepsitive to three factors; the impact on the urban design of

tbe City and the impact on proposed mixed use development in the Valley.

Shooter's Hill is the most prominent natural feature and the George Washington Masoaic Temple is the most
prominent landmark and importast point of orientation in the eastern part of the City. The Temple, sited on
Shooter's Hill at a 120 foot clevation, reaches a beight of 450 feet and can be seen from almost anywbere
within the downtown area and from within the Cameron Valley. '

The Cameron Valley is generally at ap elevation of 20 to 30 feet. The tallest buildings within the Valley, the
Hoffman Buildings, are approximately 160 feet. From a distance, these buildings do nol visually block any
portion of the Masonic Temple or project beyond the borizon created by Shooter’s Hill. 1o terms of height,
buildings in tbe castern Cameron Valley ranging up 1o perbaps 200 feet can be constructed without unduly
blocking views of most of the Temple structure.

Very tall buildings, especially if massed together, can effect block views of the Temple and have such a
dominant visua) effect that they begin to compete with and detract from vistas of the Temple and Shooter's
Hill. While a single tower may be fine, if taller buildings are also massive or if taller buildings are clustered
togetber, the result might be more like Crystal City or Rosslyn. Alexandrians will peed to determine whether
that kind of development conveys an image of Alexandria they like.
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The impact on Shooter's Hill is illustrated in Map 13 which is a section of the arca Jooking east §h0w'mg the
relationship between the Masoaic Temple, existing Holfman Buildings, and possible 345 fool buildings located
on the Hoffman property. As shown, the large buildings overwhelm the Temple in terms of scale and height
and mass. One way to at lcast mitigate the visual impact of tall buildings on the Temple is to gradually reduce
building mass on Lhe upper portions of a building tower.

Not all tal! buildings are pecessarily inappropriate. Taller buildings can be located and designed to enhance or
reinforce views of tbe Masosic Temple. Taller buildings may be needed 10 create # landmark and identity for a
project. Nevertheless, the impact of tall buildings on the Masonic Temple should be 2 basic consideration for
evalualing the appropriateness of buildings above 150 feet within the castern portion of tbe Valley.

The King Street Metro Station Area Height District adopted the principle that there should be a height
sransition between established, lowes scale neighborboods and commercial development areas. This principle
should be applied to the CNS site. Taller buildings should be eriented away from Duke Street, towards the
interior and southern portion of ihe site.

Building beights nced 10 be arranged Lo create varietly; morc importantly they need to create a bierarchy
which emphbasizes landmarks and vistas, provides transilions between buildings and their functions and which
differentiates between areas of development.

rkin ion

The King Street Station Area Parking District requires that 75% of 1he parking io the arca be structured
unless a special use permit is obtained, and prohibits parking from fronting a street.

The principle that parking should be buried or screened should be generally applied to the entire study area. h
is understood that due 1o soil conditions and expense ot all parking can be placed underground. However,
surface parking should be minimized; above grade parking should be located in block interiors screcned from
public view. Where possible, larger parking structures should abut physical barriers such as the Beliway,
railroad tracks and Telegraph Road, locations which are removed from pedestrian activity.

Opep Space /Strectscaping

Development should use and improve the stream valley system found in the easters portion of the Valley.
Cameron and Hoofl's Rup provide a patural basis for a greenway system. At the western end of tbe study
area, a portion of the land adjacent to Cameron Run should be used as a green way system 1o provide an
upgraded connection to park facilities further west.

To the cast, Mill Race should be preserved and improved to lik to open space along Hooff's Run. The
cemetery and opex space along Hooff's Run in the area porth of Eisenhower Avenue should be also be
maintained as park.

In light of the potential impact of Valley development on the City's recreational facilities, the City sbould
consider whetber additional land within the Valley should be designated for acquisition. The anticipated level
of development in the Eisenhower area will put tremendous demand oo recreational facilities and there are
limited oppartunities for land acquisition elsewhere in the City.

Pari of any open space system in an urban area is streets. To complement the stream valley concepl, the
eastern portion of the Valley needs a system of streets and a strong streetscaping program. The focal point for
strectscaping should be Eiseohower Avenus. This Avenue should be developed as an urban boulevard with a
treed median and planting arcas. Streetscape standards and development contrals should be developed
regarding setbacks and building orientation to ensure consistent and continuous development pattern along the
Eisenhower Avenue.
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Development within the melro station areas should be pedestrian oricnted and sbould aliow a sale and
copvement walk 1o each of the Metro Stations and to the various development projects withis tbe study arca.

Especially in the King Street Metro Area, which is near downlown, near existing ncighbothoods and near
transit, special care should be given 10 the aceds of pedestrians. Intersections should be dc.ngn_cd to prohibil
continuous, unimpeded right turn movements al iptersections. These free right turns make it difficolt for
pedestrians 1o safely cross strects in the area. -

One way to redress the problem of continuous right turns is to signal or sign the intersections such as at
King /Diagonal and Duke/Hollaad so that right turning traffic has to stop al the intersection with the traffic
light to allow pedestrians 10 cross. Stop sights or red right turp signals could be used. This fatter type of signal
contro! will be employed for the Duke Street/Henry Street intersection and the Holland Lane/Duke Street
intersedtion.

It addition to intersection redesign, other improvements are peeded to make transit facilities more accessible
1o pedestrians with fewes conflicts with cars.

One improvement which should be implemented is 1o extend the pedestrian tunnel from the Amtrak Station 10
the King Street Metro Station mezzanine arca {Map 14). This copnection was recommended in the 1978 King
Street Metro Station Arca Plan and was planned as part of the Metro Station design. The tunnel would serve
Commuter Rail passengers and Rosemont residents destined to Metro.

Another improvement which should be considered is to provide a second aceess point to the King Street Metro
platform. The King Street Metro Station provides only a single point of access through the farc gates, up the
escalators and onto the platform. This forces most trapsit patrons from Rosemont to have 10 cross King Strect
and, sometimes Commonwealth Avenue 10 access the station.

If the King Street Metro Statiop platform were extended over King Street and a second set of fare gates and
escalators were instalied near Commonwealth Avenue, many transit users could then access the siation
without crossing King Streel.

A third pedestrian improvement may be pecessitated by the development of the Carr/Norfolk Southern site.
The proposed development envisions some 19,000 workers and some 4,000 resideats. To access the King Street
Metro Station, pedestrians will have to cross & five lane Duke Streel. Because of the potential conflicts
betwecn heavy pedestrian and vehicular movements affecting Duke Street it may be pecessary to construct a
tunne] underpeath Duke Street to provide access to the King Strect Metro Station from the CNS project. The
conditions of the CNS projest require that such a tuzne! be built if the Direetor of TES determines that the
facility is needed.

All of these improvements are desirable; however they are all likely to be expensive. WMATA estimates that
the tunnel connection could cost between 8.9 and $1.7 million plus the possible cost of an elevator for
handicapped accessibility. According to WMATA, cach additional entrance to a transil statiop will require a
mezzanine with farecard machines, turnstyles and 2 manned kiosk plus an elevator would be required for
handicapped people. This may mean that providing an additional entrance to the King Street Station could cost
$3 to $4 million. The pedestrian tunnel under Duke Street also will be costly, but CNS will be responsible for
that improvement.

in comparison, pedestrian access 1o the Eisenhower Avenue Metro Station is relatively convenient requiring
fewer sirects 10 cross, The station can be easily accessed from both the cast and west sides of the mezzanine.
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The accessibility of the station, the fact that private property dircctly abuts the siation platform on both sides,

creales opportunities to make the station accessible not only at grade level but also at the platform level. ...

Through an air rights development arrangement it may be possible to envelop the platform arca wi.lhin 3
private building and to provide direct access to the station al the platform level. 1t may also be possible to
extend the platform northward past Eisephower Aveaut and to provide above grade access to the platform

from porth of Eisenhower Avenue. This improvement would allow patrons to access the station without ™

crossing Eisenbower Avenue.

1o addition to expanding pedestrian access points at 1be station, consideration needs 1o be given towards
insuring that there will be well-defined pedestrian patbways to the siation from the various development sites.
These patbways would include the sireel system, internal walkways, paths alongside the Metro rail siructure
and above grade coanections between buildings and the Metro platform.

PUBLIC POLICY

City land use policy bas consistently focused on the King/Eiscnbower arca as a potential growth area where
development was anticipated and was to be encouraged. It was believed that the location of the metro stations
would be the key factor stimulating this development. In fact, the Eiscnbower metro siation was originally to
be Jocated on the Springficld/Franconia line but was relocated to its present site to realize development
sooner.

Although the two metro arcas were slated for growth, Council was well aware of the Jocational differences
between Lhe two station
Arcas,

King Strect Metro

The King Street Metro Station area was located pear single family residential arcas and an bistoric districl.
Development was 1o be encouraged but also was to be conlained 1o protect nearby residential neighborhoods.

The Plan reflecied both objectives. The plan identified the arca designated for redevelopment. These
boundaries excluded the area west of the railroad tracks (Roszmont) and the residential arcas along Harvard
and N. Peyton Street.

The Plap established a preservation arca which ineluded the arca between Peyton and West streets. These
streets contained a mix of Jow scale residential and commercial uses, some in historic buildings. The intent was
1o further cmphasize that this area was not 1o be siated for redevelopment

Within the development area the Plap delineated a transitional area where beights and densities would be
moderated in consideration of maiplaining a development scale compatible with the preservation arca.
Finally, the Plan called for more intense development pearer the Metro station.

Although the King Street station area plan encouraged development around the Metro station, the Plan
recommended downzoning the properties within the designated development arca. The Plan called for heights
to be reduced from 150 feet to 77 feet and for the FAR for commercia! development 10 be reduced from 6.0 to-
3.0. The recommended height reduction was directly related to consideratios of the impact of 150 foot
buildings on the Masozic Tempic and on adjacent residential neighborboods.

The zoning actions which were enacted afier Plan adoption were intended to insure that the development area
pot overwhbelm low scale development in the surrounding neighborboods yet still allow sufficient deansities 10
encourage development. In faet, to further encourage development and Metro ridership, the City
recommended reductions in required parking which aliowed several of the larger developments to reack 3 3.0
FAR. This strategy was basically accepted by the developmenl community and by the necighborhoods.
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Public policy regarding development and zoning around {he Eisenhower Avenue station was focused on
encouraging mixed vse development. Because of the arca's relative isolation from ncarby residential arcas,
(here was Litle apparen! reason Lo consirain development eovelopes or heights. Development rights in the M-3
20n¢, & zone specially designed for the parcels around tbe Eisenhower Station, included 2 3.5 FAR by right
with up to a 6.0 FAR with 2 25% residential component in the project. The height allowance was up 1o 335 feet
with a Special Use Permit. The M-3 zoning was applicable to most of the land situated within 1500 fect of the
metro stalion.

Although the M-3 zoning adopted by the City allowed gencrous densities, the City was aware that there were
constraints 10 evelopment; namely, the lack of roadway connections to Camerod Valley development siies
iimiting the arca’s accessibility.

City Council, whether intended or unintended, never tailored the zoning to traffic carrying capacity. Instead,
{be M-3 zone was created which allowed up to 6.0 FAR with a special use permil, The City also lefl intact the
ipdustrial zoning and the CO zoze. The industrial zoning allowed up to a 5.75 FAR with a planned unit
development special use permit; the CO 2onc¢ allowed up to a 4.0 FAR with a special use permit. Alithough
these higher densities were achicvable only with public review, it is importani to remember that the by-right
zoning in the caslerp portion of the Valley allowed 26 million square feet of officc development without public
TEVIEW.

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

* to what extent does City Council wish to use zoning 10 control development 5o that it
bears a more reasonable relation to the ability of tbe road system 10 accommodate il.

. 10 what extent is the City willing 10 improve the road system 1o accommodaic
development
. to what extent does the City wish 1o encourage mixed use development in the Valley.
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The primary goals are:

1o create lively, mixed use office, retail, residential and hotel development supported by opcn space,

secreational, eotertainment and cultural amenilies; - -

(o ensure that adequate transportation facilities are available 10 support development and to minimize
traffic impact to neighborboods;

1o epsure 1bat development protects and eahances the character of the City, its landmarks and its
peighborboods.

To furtber these goals Plan objectives are:

Land Use

1. 1o encourage quality, bigh density mixed use development near the Eisephower Avenue and King Sirect
Metro Station areas.

2, to reduce development densities in areas where mixed use is not suitable and where sites are not within
_convenient walking distance of a metro station;

3. to strengthep and 1o enbance the stream valley open space ad trail system within tbe study area and to
connect this system to other parts of the City; :

4, 10 create new opportunities for passive and active outdoor recreational facilities.

Development /Design

5.

6.

10.

11

to encourage a system of streets and blocks which provides an urban tramework for arca development.
10 establish an urban design character for Eisenhower Avenue as 3 major urban boulevard.

10 encourage a varicty of building beights in the development arca compatible with City landmarks and
vistas.

ion

to make the levels and pace of development contingent upon the availability of transportation facilities
10 accommodate additional traffic or upon stringent TMP measures 10 reduce single occupant vehicles;

to improve access 1o the Valiey by providing new road connections from 1-95;
to improve transit facilities serving the area;

to reduce Single Occupant Vehicle use through rigorous Transportation Masagement Plans in
copjunction with development within the study area;

to provide safe, convenient pedestrian and bicycle access to Metro
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The intent of tbe land use recommendations is 1o update the Master Flan and, more specifically, to amcad the
Adopted Long Range Land Use Map. o

The current land use plan for the King Street/Eisenhower Avenue asea is shown oo Map 15. The ﬁroposed
fand use plan is sbown on Map 16. Map 17 indicates the proposed changes 10 the land use plan.

The existing land use plan is derived from the Adopted 1974 Comprebensive Plan and the Adopted 1978 King
Sireel Station Area Plan. The latier document recommended a higher density, mixed use development area
closest to the Metro station, » transitional mixed use development arca 1o buffer adjacent fower scale
commercial and residential areas, & preservation arca within the Old and HisloriclPistricl and a commercial
development area on the south side of Duke Street. Alex

For the Valley subarea, the 1974 Plar called for industrial use of what is pow the CNS site, commercial uses
for the Hoofl's Rup area and mixed use for the areas adjacent to the Eiscnbower Avenue Metro Station and
west of Telegraph Road.

The major proposed change 1o the current land use plan is to phase out most of the industrial usfcallcd for in
tbe 1674 Plan, and to replace it with bigher density mixed use development and moderate densily office.
Because of its accessibility to bighway and transit, the ares is more appropriate for higher densities of mixed
office and residential development.

The proposed land use plan is based on the principle that a mixed use approach is essential 10 provide a
balanced and efficient use of transportation resources, 10 help mitigate traffic impacts caused by office
development and 10 create a vibrant development arca in the Cameron Run Valley.

The list of proposed land use changes is as foliows:

L From Mixed Use to Utilin/T :

This site includes the Metro Service and Inspection Yard and a Metro building on
Mill Road bousing administrative offices and training facilitics.

2. Erom Mixed Use 1o Park

This is Cameron Run which is pot suitable for development and which should be
recognized as part of the siream valley opes space sysicm within tbe Ciry.

This site includes the Cameron Center and Foundry properties which combined total
30 acres. Altbough these sites are not within convenient walking distance to the
Eiseobower Avenue Metro Station, and are impacted by proximity 10 Telegraph
Road 1o the east, railroad tracks to the north and by the Mctro Service and
Inspection Yard to the West, there is sufficient land available to create an
epvironment suitable for coordinated mixed use development, including residential
and hote! uses.

3a. Erom Mixed Use 1o Office Commercial

This is the Alexandria Tech Center which is being developed for low scale office uses
within an office park setting.
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4, igmation and Mix ili i .

This s the Telegraph Road right of way including ramps and lands eocompassed and ™™
adjacent to the ramp system.

5. From No Designation to Utility/Transportalion

This is the Virginia Power Substation.
6. trial ili jon

This property includes the Metro and the Norfol.kgoﬁhcrn tracks.
7 rom trial i

These properties are located oo the sorth side of Mill Road and include the
Eisenhower Plaza office site, vacant Melro owned property and the City's Substance _

Abuscdiiometess Center. Homeless Shelleraud

The OCM designation mainly reflects the proximity of these sites to the Metro
siation. These narrow sites, squeezed berween Mill Road and railroad tracks and cut
off from the Hoffman properiies bave limited development potential. One of the
purposes of realigning Mill Road is to allow the Eisenhower Flaza site to be
contiguous with the Hoffman development arca and developed in conjunction with
the Hoffman sile; in that case, some or all of the properties could be included within
the CDD if requested. Because of site constraints, the Metro property will probably
be limited 1o low scale commercial use which would be compatible with the City’s
pew Substance Abuse Center.

E. m Mixed in

These propertics, mainly owned by Hubert Hoffman, are conveniently located within
easy walking distance to the Eisenhower Aveoue Metro Station. The intent of the
CDD land use designation is 1o encourage coordinated mixed use development,
consistent with adopted design guidelines, near the transit station.

9. From Mixed Use to Utility ] ransportation

This is the Eiscnhower Avenue Metro Station.

10&11. From Mixed Use and Commercial to Officc Commercial Medium

Tbese properties include the American Trucking Association Building and a vacant,
approximately eight acre parcel located on the east side of Mill Road and next to the
Public Safety Center. The OCM designation allows commerdial office development
st medium deasities. :

b8 From Commersial to Park
This land consists of Mill Race which is owned by the City up to Hooff's Run Drive.

This site sbould be designated as park and improved as parl of the Cameron Run
valley open space system.

57 158



13

14,

15-17.

18.

19,

m Commercial itutional

This is the Public Safety Facility includin-g the Police Headguarters and the City

Dcteption Center.
m rgial : T

This is an approximately 15 acre property located between Hooff's Run Drive, the
Belrway, Hooff's Run and Eisenbower Avenuc. The site contains a Go-Carn facility
and a concrete mixing plant. The property is effectively boxed into a corner of the
Valley, and, in terms of development potential, is pegatively affected by proximity to
the Sanitation Autbority facility, Hooff's Run, Mill Race and the Beltway. The site
bas limited access and is located beyond convesicnt walking distance of the Melro
Station. The Office Commercial designation is intended (o encourage low scale and
low density officc development. The advent of road improvements in the Cameron
Rup Valley which would make this site more accessible might justify consideration
this area as a mixed use development with a CDD is the future. -

T ndustrial ial rdi

This arca includes the CNS site and abulting property along Duke Street, Mill Road
and Eisemhower Avenue, The intent of the CNS Coordinaled Development District
is to promote quality, higher density mixed use development on 2 site easily
aceessible to two Metro stations.

1o Commercial (o Offi Commercial Med

This area includes the properties Jocated on the south side of Duke Strect between
Holland Land and West Streel. The intent of the OCM designation is (o crealc a
transition from higher density office /commercial development (OCH) to the west 10
Jower density commercial development (OC) 1o the east.

WﬁmﬂWCD

This area includes a mix of mostly commercial uses with some residential uses along
West Street, Prince and Commeree Strect and is protected by the O)d and Historic
District. The CD designation aliows a mix of uscs and is designed for the mostly buill
up historic area of the City.

ransitional Mi ial High

In the King Street Statiop Area Plan, this arca was designated 1o provide a Lransition
berween the bigher scale buildings across from the Metro Station and the lower scale
residential and commercial buildings towards Old Town and 1owards the Harvard
and North Peyton Street residences. Most of this arca bas bees developed or is in
the process of full site development. For the most part, the scale transition has been
achieved.

The only undeveloped large site is the western two- thirds of the Metroplace site
Jocated between Cameron and King Streels. A portion of this site, nearest the
existing residential area, bas been developed for 80,000 square feet of office space.
This site should be developed for a mix of office, retail and botel uses.
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21

24,

The OCH designation recognizes the commercial office development which bas
occurred since the 1978 Plan and the proximity of the area (o the Melro sation. The
OCH designation as applied to the zoning of this area should include a requirement
for retail uses along the King Street corridor in conjunction with higher deasity
development or redevelopment. High density residential use is also an acceptable use
io this arca.

asitional Mi k-~

This is the “gateway property” located between Daingerficld Road, King Street and
Diagosal Road. The City is in the process of completing the acquisition of this

property for a park.
m Mix 1 rcial High

This area is s triangle formed by Diagonal Road, Daingerficld Road and Duke
Street. The western portion of the area contains the King Streel Station Project and
is in the process of building out a1 a high density with 3 mix of office, retail and hotel
uses. Development on the remainder of the area is al a Jower scale and is morc
fragmented. The OCH designation is appropriate for small sites within close
proximity of the transit station.

m Mix jgnation ili
This area ipcludes the Metro Station, the Metro parking area, the Amtrak station
and parking lot, the RF&P railroad tracks and other vacant land east of Callahan
Drive.

m mergial ili 1on

This is a piece of railroad trackage and the Metro subsiation which are appropriately
designated U/T.
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(JNG RECOMMEND: R A -

i ———— o —

The zoping recommendations are intended 10 implement the proposed land use plan. Existing zoning is shown
on Map 18 . The proposed zoging is shown on Map 19. The proposed zoning changes arc shown on Map 20.

Rationalc

Curren! zoning in the study area is beavily biased toward high deasity office development and allows by right
some 26 million square feet of office use. Market and transportation analyses, prepared for the City, clearly
show that this amount of office development far exceeds what the market could absorb within the entire City
for several decades and far exceeds tbe 8 to 10 millior square fect of office that could be supporled by cven a
vastly improved road system.

Office developments generate infense rush bour traffic ip a peak direction, place enormous pressurc on
existing road systems and cause inefficicnt use of transportation resources and dollars. Metro oricnted mixed
use development, however, reduces overall peak travel demand, results in more balanced directional ust of
streets and more efficicnt use of highway snd transit facilities. Mixed use also creates the opportunity for
quality development, for lively urban environmests and for tiving close to work and to shopping.

For these reasons, the proposed zoning provides incentives for mixed use development near transit and limits
demsities for strictly commercial developments particularly on sites relatively distant from a transit station.

‘\

The proposed zoning creates three Coordinated Developmest District zopes: the CNS area, the arca near the
Eisenhower Avenue Mctro Station, and the Cameron Center /Foundry site. The 2ones are structured 1o limit
by right development levels and building heights and to allow density and height incentives with mixcd use
development under a discretiopary review process. Each CDD is guided by a set of land use and design
priociples, conformance 10 which becomes a prerequisite to development approval under the discretionary
review process. Owners with parcels zoned CDD have the right to proceed wilb development of their sites
under the lower by-right provisions contained in the CDD zooe, if they wish.

The discretionary review process under the CDD zone would require the applicant to obtain concept approval
for all or a portion of the CDD 200¢ed area. Development could thea proceed in accordance with the approved
concept plan as a single or multi-year phased project.

This procedure allows the City to fully evaluate the implications of possible buildout of a large development
site. It aliows 1be developer of a large site to obtair City approval at a concepl level before large sums of
money are needed 1o be expended on delailed plans for ax entire project. By setting forth City objectives and
design guidelines for each CDD, » developer can belter gauge, up front, whal is needed 1o obtain Ciry approval

For the King Street Metro subarea, the new zone, OCH, would allow office development up to 3 20 FAR but
would require discretiopary review 1o exceed this density up to a 3.0 FAR. Tbe intent is to ensure that higher
density developments conform to specific land use goals contained in the Plan for retail uses along designated
streets and for residential uses as part of a mixed use projest. :

Proposed Zoning Changes

The zoning changes are listed below. An explanation of the specific recommendations for those properties
designated CDD, including by right zoning and development and design guidelines, follows the list.
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t -2 Industrial il; 5 i - e
This is the Metro Service and Inspection Yard at Eiscnhower Avenuc and Blucstont

Road, the Metro Administrative /Training building on Mill Road and the RF&P
tailroad tracks. : g :

From COC reial to U/T Utliny/T .
This area includes a railroad trackage and a picce of the S&1 Yards.
rial rk
These sites are part of Cameron Run.
rom mmercial

“This sitc is part of Cameron Run.

m I rgial
This is the Alexandria Tech Center Property which has been developed largely for

Jow scale office use. The OC designation is consistent with the established pattern of
development on this site,

From COC :a1 1o Coordinated Devel District (CDD'
This site includes the Cameron Center and Foundry properties and is recommended
for a Coordinated Development District to encourage planned mixed use

development. The intent is (o limit the amount of office by right and to aliow
additional densities only with mixed use development subject to design guidelines.

From 1-2 Indusirial to U/T Utility/T .
This is the Telegraph Road Interchange and Virginia Power substation.
-21n ial rdi

This is a picce of vacant property which should be incorporated within the overall
development of the arca.

M- mmergial
These sites include the Hoffman properties and other properties along Mill Road.

These properties are secommended for high density mixed use deveiopment under
the special provisions of a CDD zone tailored for this area.
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10.

M‘z M m m ']

[N
- -

This is the Eiscahower Plaza site, vacant Metro land and the City’s Subslance Abusc
Centzr. OCM is appropriate because of the proximity of these sites to the Mciro

_Station. Although designated for office use it is likcly that the City property will

1L

12

14.

16.

17.

18.

remain under ils current use as a substance abuse cenler and bomeless shelter . The
Metro property, constrained by its size, is Jikely 10 be developed for low scale
commercial use. If Mill Road is realigned, the Eisenbower Plaza site (adjacent Lo
Telegraph Road) should be included ia the Eisenbower Station CDD.

m]- rdi Vi

This is the Mill Race site which sbould be integrated into an overall development
plan for the area.

m]. rdi i istri

This is the Lindsey site which should be developed as part of a coordinatcd
development plan.

rom M- m ial ility I
This is the Eiseshower Avenue Metro Station.
mC- rci ili T

This is a sliver of land owned by Metro and located next to the Eisenhower Avenuc
Metro Station.

These are slivers of land along the soutb side of Eisenhower Avenue which are
privately owned but unbuildable. The intent is 10 seck easements OF gifts 10
incorporate this land into the Mill Race trailway. Some of this land may also be
needed 10 widen Eisenhower Avenuc.

b CO Commecialto €D Coordiated Deselopment D

This vacant property is recommended for incorporation into the Eisenhower Avenue
Metro Station CDD development area.

o CO Commarsal to OCM Office Commzsial Medi

*T'his is a vacant parcel located on Mill Road and the American Trucking Association

property. The intent of the 2oning is to allow medium density office and commercial
development.

From 1:2 Industril to OCM Office € | Medi

This is the Public Safety Center. Since tbere is no institutional zone being
recommesnded in the zoning code the OCM designation would best fit this site.
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21-24,

27.

m 1-2. Industria! C e e e

This zoning change pertains only to those portions of Mill Race owned by the City.
1 reigl -

This area includes the Go-Cart site, Virginia Concrete and a parcel owned by the
Sanitation Authority. Since this sitc bas limited accessibility and, relative to other
sites east of Telegrapb Road, is located furthest from Metro, higher deasity office
use is not viewed as suilable for this srea. The OC zoning would eacourage lower
density office and commercial development. If sccess 10 the arca is improved in the
futuzre and the various owners could work togethes on a joint plan, it may be
appropriate to consider these sites for a Coordinated Development District.

rom1-2.1-11In jal an - mercial i

These sites consist primarily of the CNS property but also include the Dart Drug
Center on Duke Street, the Eisenhower Center at Mill Road and Eisenhower
Avenue and the GT Metro Center located between Hooff's Run Drive and
Eisenhower Avepue. The intent is to encourage coordinaled, higher density, mixed
use development focused on the CNS site but including all contiguous properties
which, if redeveloped, should be designed in relationship 10 the CNS development.

rom C- merci
This is the "gateway" park site which the City will be acquiring for park vse.
-3 Commerci ff reial High
This arca includes all of the C-3 zoned parcels in the King Street Meiro Station area
west of Peyton Street. The Office Commercial High zone would allow a variety of
commercial and residential uses.
m 1-1 Industrial
This area is located on the south side of Duke Street between Holland Lane and

West Streel. The intent is to create a trapsition in building densities between the
Mcetro Station area and the Old Town area further east and north.

This srea includes pop-operating railroad owned property located between
properties fronting Duke Street and tbe Norfolk/Soutbern Corporation railroad
tracks.

- mmercial

This area includes all C-3 zoned parcels between Peyton Street and West Street. The
CD zone is desigoed for the Old apd Histori and Central Business districts and is

siumilar to the C-3 zone. Mcmvd.nb. Detnct
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31

32.

v

T - r' ‘ age ‘ﬂﬂ —

This is the King Strect Metro Station, parking lot and 5ubstation_.

rom R-S Residential il jon

This is the RF&P owned Amtrak Station, parking lot, rail trackage and other vacanl
land cast of Callaban Drive.

tom 1. ial ilit

This is a metro sub-station and trackage.
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Tbe proposed CDD 200¢ is structured to sllow lirsited levels of development 84 8 gnatter of right using’
coovealional zones of 1o allow preater levels of development for projects which undergo 8 discrelionary review
process. The main considerations for development approval under Lhe CDD proccdurcs &r¢ cosformance 1o
the Small Ares Plao, conformance o the use and design guidelines approved for the specific Coordinated
Development Distridt and conformance to the Concepl Plan proposed by the developer and approved by the

Ciry
ke

d a 77 foot height Limit.

igpated CDD asea the basc 2oning sball be OC Office Commercial. The OC zoned arca would

Within the deslgnate
apply, provided that

v

yithout & Special Use

Permit
4 CDD area, the CC office Commercial zone regulations shall
the maximum permitted Floor Area Ratio without a Special Use

GER2T Permit shall not exceed 1.25 within e distance of 1000 linear feet of the King Street
Metro Station as peasured frorn the station kiosk; the Floor Area Ratic without a
special Use Permit for that portion of the Eisenhower Avenue cph outside of 1000
linear feet from the Eisenhower Avenue Metro station shall be 1.0 provided that the

paximum height without a Special Use Pernit for all property within the Duke Street
coordinated District shall not exceed 77 feet.

1ional

velopment wi redbeds a 5Fad UECPEM‘*‘
Coordinated development shall occur subject 10 the following guidelines;

lang Usc

L that the project provides a mix of uses to include office, relail, residentia), hotc! and
support facilities including active and passive recreation and day carc centers.

2 that commercial office uses with a strong retall concentration be located along Duke
Street opposite the King Street Station project;

3 that the property on the southwest corner of Duke Street and Holland Lane be
developed for office use with first and possibly second floor reiail and restaurant uses
along Duke Street and Holland Lase.

4. that Hoo!T's Rus be developed and upgraded as a park facility.

5. that the Black Cemetery be restored and preserved.

6. that residential uses contain a mix of bousing 1o include lowphouses, mid-rise and hi-
tise apariments

k2 that any properties oot included in the Cart/Norfolk Soutbern project be developed

[E. that t rall tite deasiry developed by any eatity under these guideliats aol exceed
Daeve l 228 FZ:

wSERT

Ta. *he r‘m:ak shall Pm\nde

ic 2 manoer consistent and compatible with tbe urbas design guidelines for Lbe CNS
project

foce

1p. ‘e Projecr swell appreprelely provde frhcyce lawes Gud Hroals wa

cosvihiochon with Crishug bieycle rails aud Galihes

Dazsity

"that the maximum Floor Area Ratio with a Special Use Permit not
exceed 2.5 provided that not more than & 1.25 Floor Area Ratio
shall be allccated to non-residential uses and not less than a
1.25 Floor Area Ratic shall be allocated to residential uses,
and that hotel uses be considered non-residential uses.”

72
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9. that the arca provide a varicty of building types and aschitectura! expressions which
reinforce a pedestrian envitonment. o

10 tbat there be safe and convenicnt pedestrian access 10 the King Sireet Metro Siation
acrass Dule Sireel and to the Eiscohower Avenue Metro Station. - T

11, that parking be placed underground where feasible; that lbO\fC grade parking be
screencd from view from primary strecis of located on sites removed {rom
pedestrian activity.

12. that heights in the blocks adjacent 10 Duke Street be Timited 1o 77 fect (82 fect with
ground lloor commereial); that other heights be limited 10 200 fuect, Prov,dgd Jhat e
avecone. Neignt &hall not exceed |50 fee+t,

isenhower Aven aordin: velopm istri

XLETE| Within the propofid CDD (he base zoning shall be office Commercial Medium (OCM) with a FAR limitation
of 125 and a heifhi Wmitation of 77 fect.

~~ wpevelopment ¥ithout Special Uss Rermit

wWithin the designated CDD area, the OC 0ffice Commercial zoning
regulations shall apply provided that the Floor Area Ratio with-
cut a Special Use Permit shall be 1.25 within a distance of 1000
WERT linear feet from the Eisenhower Avenue Metro Station as measured
fron the kiosk: the Floor Area Ratioc without a Special Use Permit
for that portion of the Eisenhower CDD outside of 1000 linear
feet from the Eisenhower Avenue Metro station shall be 1.0. The
paximur height without a Special Use rermit for all property
L within the Eisenhower Avenue CDD shall not excesd 77 feet.

yonal Develonmen with & S?caa.l Use FRermide

Coordinated development shall oceur subject to the following guidclines;
fand Use

1, that there be 3 mix of uses in the area including office, residential, and retail along
with active and passive recreation opporiunitics, and day care centers.

. +he ?.raJcc.’r shal provide adequate acture amd passic
eevenoval {:a.h-hes ‘

1b. e project slall approPr tely provide for breydle laues
cnd bl s comvdinateu wiita e-msl—»ux bieycle +vails
o {:.a Lhes
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YSERT

Design

2. that the arca include a varicty of architecture and building heights, which are in
gencral conformance with the height puidclines established for the ar¢a.

3. that building kefphls generally not caceed 200 fect, with » landmarh building 80! 10
exceed 300 fcel.

L

3. thet ruilding heights within 1000 fast
of th
Avenue Metro Station as messured froz the station n;.:i:ho.nll;o:::
::cu:! 200 feet provided that the average building height within
th:tpigj“t seaking SUP approval not excesd 150 fest in heighty
e 1000' ‘:::tin:!s :;:gﬁ‘p;hnitte: for buildings locsted outside
snhower Aven Met
exceed 150 feet with a Epecial Uss "::“.e To Btation shall mot

4. that arcas adjacent to physical barriers such as railroad tracks and highways bt
Jandscaped or bulfered.

nei
N ra

0. 1ba! the density of any entity develop %t this CDD not exceed 3.50 with at least
235 of the floor arca in residential © otel use; that the allowable density not
exceed 4.0 with at Jeast 507 of the fiog”ar in residentiat use.

—

wi <

6. that the maximum Floor Area Ratio not exceed 2.5 provided that
the non-residential portion neot exceed 1.25 FAR and the residen~
tial portion not be less than 1.25 FAR: and that hotel uses be
considered non-residential uses.
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meron Center Conrdinated velapment Distri

bz

Within the prope

Limitation of 1.5 agfd a hight limit of 150 fect.

CDD the base zoning shall be Office Commercial Medium (OCM) with a F.AR.

WM:MMM&

Within the designated CDD Area, the OC office Commercial zone
&Ry | regulations shall apply, provided that the maximum Floor Arsa
Ratic permitted without a Specisl Use Permit mhall be 1.0 with a

: height limitation of 77 feet. .

in velopmeny Un
Coordinated development shall oceur subject 1o the foliowing guidclines:

1 that there be a mix of uses in the area including office, retail and cither rossduntial or
a2 hotct

N "
‘ 2. that (e £tca include a varicty of architccturc and building heights, with a mazimum
TelETE hcigh%lo 200 fect for 3 landmark building

wseeT [ 2. that building height with a Special Uss Parzit not axceed 150

feat.
3. That thesdensly 0f any entily developing undcr this COD not caceed 2.5 FA.R. with ..‘l
TELETE mm‘m}&:cc FAR.of 1.25.

3. that the Floor Area Ratic with a Special Use Permit not exceed
2.5 with a maxioum Floer Area Ratioc for non-residential develop-
pent not to exceed 1.25: and that hotel uses be considered as

ineeRT non-residential uses.

4, that above grade parking structures should be locatcd ncarest railroad trackage or
othet physical barricrs and sereened from view from the public right-of-way.

5. that buildings along Eiscnhower Avenuc conform to the scthack and dcsign

standards established for this street.

e de lawes
1. mmﬁuw G-F?ra MM.‘& lsh:'b“ﬂ‘:\cmls
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Map 21
CNS CDD Land Use Concept
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"HEIGHT BE;:QMMENDA!IONS : —— L e

As shown on Map 22 existing by right height allowances in the study arca are generally 77 feet or 150 feet. In
the King Street Station Height District, beights up to B2 feel are aliowed if first floor retail uses arc provided.
Properties zoned CO and M-3 can construct buildings up to 150 feet by right. The proposcd building heights

are shown on Map 23. The major points are as follows;

the King Street Height District, with its 77 foot height limit, would be maintained and
would still allow up to 82 feet with first floor retail.

beights along King Street would be limited to 50 feet; additional height must be set
back from the strect wall, subject 10 site plan review.

Heights east of Peyton Street and ip the Old and Historic, District would be limited

to 50 feet. _ L Alexovdna

Building beights of up to 150 feet are generally acceptable in the Cameron Run
Valley portion of the study area, except for buildings fronting Eisenhower Avenuc.
Building heights above 150 feet need to be scrutinized (through the CDD Special
Use Permit Process) to determine their relationship 10 the George Washinglon
Masonic Memorial and other buildings nearby.

Heights along Eisenhower Avenuc would be limited 10 77 fect; additional height
smust be set back from the street wall, subject Lo site plan or CDD review . Portions
of buildings over 77 feet should be set back at least 85 feet from the centerline of the
street.

Heights within the CNS Coordinated Development District would be allowed up 10
200 feet subject 1o the other beight restrictions stated in the Plan and to CDD review.

Heights withia the Eiscohower Avenue CDD would be allowed up to 300 feet but
osly for at most one or two landmark buildings; otherwise buildings are 10 be lower
scaled, subject 10 the other beight restriclions stated in the Plan and 1o CDD review.
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6.

7.

Howi i ments ilg:

Eastbound Beltway Flyover Ramp

Collcclor/di;tributor road to connect to Miﬁ ﬁhaﬂ

Ciermont Intercbange

Widen Holland Lane

Eiscnhower Avenue widening between Telegraph Road and Mill Road
Wolfe Street/Daingerfield Road construction.

Mill Road straightening cast of Telegraph road and extension west of Telegraph Road

Dther Recommendations

11.

12,

that the City endorse and encourage the establishment of a Transportation Manasgement Association
(TMA) in the King Street/Eisenhower Avenue arca, 10 provide a coordinated single-occupani-vehicle
demand reduction program.

that 2 Traosportation Improvement District be established in the Eisenhower Avepue arca to finance
planned and proposed transportation system improvements.

that 2!l right bhacod turns in the King Street Metro Arca, particularly at the King Street
/Daingerfield/Diagonal inlersection and at the Duke Street/Holland Lane intersection  be designed

to contro! vehicular traffic, either through a stop sign or traffic signal, 1o allow safe pedesirian
movement within the area.
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