QRDINANCE NO. 3576

AN ORDINANCE (a) to adopt the 1992 Master Plan for the City of
Alexandria, Virginia, by adopting and incorporating therein
the fourteen small area plan chapters and the sig text
chapters on master plan goals, objectives, poligles agd .
strategies, land use, transportation, urban design, hl;torlc
preservation and demographics, or any part thergof, which have
already been adopted and certified by the planning commission
and approved or approved and adopted by City Council as
amendments to the 1974 Adopted Consolidated Master Plan of the
city of Alexandria, Virginia, and (b) to repeal the 1974
Adopted Consolidated Master Plan of the City of Alexandria,
Virginia, as amended.

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

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

2. On November 10, 1987, city council appointed a
master plan task force to assist the department of planning and
comnmunity development, other city agencies and departments, the
planning commission and city council in this endeavor. 1In
December 1988 the master plan task force transmitted to the city
council and planning commission its Report On Goals and
Objectives and On Development Potential Areas, which has been
considered by the planning commission and city council in
updating and revising the master plan.

3. Pursuant to the directive of city council, the
department of planning and community development has held a
series of meetings with residents and property owners throughout
the city, for the purpose of identifying land use and other
master plan issues within the entire city and each area
comprising the fourteen small area plan chapters of the master
plan, and for the purpcse of soliciting public comment and
suggestion as to such issues.

4. At the conclusion of these community meetings, the
department of planning community development has prepared, and
has submitted to the Planning Commission of the City of
Alexandria, the fourteen small area plan chapters of the master
plan.

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



. 6. City council has heretofore conducted informational
public hegrings an each small area plan chapter, as certified by
the planning commission, and has approved each such small area
plan, as amended by the city council,

7. In addition, city council has heretofore adopted
each such small area plan chapter, except the Potomac
Yard/Potomac Greens' small area plan chapter, by ordinance as an
amendment to the 1974 Adopted Consolidated Master Plan of the
City of Alexandria, Virginia.

8. With respect to the Potomac Yards/Potomac Greens
small area plan chapter:

(a) The 14 million square feet development
proposal advanced as the basis for a small area plan by the
owners and developers of the Potomac Yard/Potomac Greens sites
(1) is overly dense and incompatible with the existing
residential character of the city, (2) will have unacceptable
disruptive impacts on the existing residential neighborhoods to
the east, west and south of the sites, and (3) will, apart from
traffic congestion generated by 20 years of regional growth,
result in the unacceptable levels of traffic congestion and the
unacceptable lengthening of traffic congestion beyond the peak
hour to include other hours in the peak perioed and the
lengthening of the peak period itself; and

(b) No credible evidence contrary to the findings
and conclusions of the planning commission expressed in its
resoclution adopting the Potomac Yard/Potomac Greens' small area
plan has been presented to the city council and the planning
commission's findings and conclusions are ratified, confirmed and
adopted by city council; and

(c) Based upon present and reasonably foreseeable
conditions and trends, the plan of development set forth in the
Potomac Yard/Potomac Greens' small area plan chapter accomplishes
a coordinated, adjusted and harmoniocus development of the
geographic portion of the city within such small area plan,
preserves and protects the existing residential character of the
city as a whole, preserves existing neighborhoods, allows an
appropriate level of economic growth within the geographic area
encompassed by the small area plan that is consistent with the
general welfare of the residents of the city, and is economically
viable.

9. The process of amending the 1974 Adopted
Consclidated Master Plan has been completed with the approval of
the fourteen small area plan chapters, encompassing all areas
within the corporate jurisdiction of the City of Alexandria,
together with the six associated text chapters on master plan
goals, objectives, policies and strategies, land use,
transportation, urban design, historic preservation, and
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demographics, which small area plan and'text.chapters are hgrein
referred to as the 1992 Master Plan of the City of Alexandria,

Virginia.

10. The planning commission has reviewed and gonsidered
as a whole the 1992 Master Plan of the City of Alexandria,
virginia, and, on the 27th day of May 1992, conducted a duly
advertised hearing thereon with all public testimony and written
comment considered, and has approved and certified same to the
city council.

11. The 1992 Master Plan of the City of Alexandria,
Virginia, is necessary and desirable to guide and accompligh a
coordinated, adjusted, and harmonious development of the city as
a whole and of the geographical divisions thereof encompassed
within each small area plan chapter.

12. The 1992 Master Plan of the City of Alexandria,
Virginia, establishes a cohesive and comprehensive plan to
preserve and protect the existing residential character of the
city, to preserve existing neighborhoods, and to direct economic
growth to appropriate locations consistent with the general
welfare of the residents of the city.

13. Based upon the foregoing findings and all other
facts and circumstances of which city council may properly take
notice in its capacity as the legislative body of the City of
Alexandria, adoption by this ordinance® of the 1992 Master Plan of
the City of Alexandria, Virginia, is necessary and desirable to
protect the public health, safety and general welfare of the
residents of the City of Alexandria; now, therefore,

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the findings and conclusions expressed
by the planning commission in its resolution adopting the 1992
Master Plan of the City of Alexandria, Virginia, which resolution
is attached hereto and incorporated fully herein by reference,
are ratified, confirmed and adopted by the Council of the City of
Alexandria.

Section 2. That the 1592 Master Plan of the City of
Alexandria, Virginia, comprised of the maps, plats, charts and
descriptive matter attached hereto and incorporated by reference
is hereby adopted in its entirety as the Master Plan of the City
Alexandria, Virginia, in accord with §§ 2.04(w) and 5.01 of the
Charter of the City of Alexandria, Virginia.

Section 3. That the 1992 Master Plan of the City of
Alexandria, Virginia, shall supersede the 1974 Adopted
Consolidated Master Plan of the City of Alexandria, Virginia,
which plan and all ordinances adopting and amending same are
hereby repealed.



Section 4. That the city clerk shall transmit a duly
certified copy of this ordinance to the Clerk of the Circuit
Court of the City of Alexandria, Virginia, and the said Clerk of
the Circuit Court shall file same among the court records.

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

PATRICIA S. TICER
Mayor

Final Passage: June 13, 1992



RESOLUTION
NO. MP-92-3

WHEREAS, under the Provisions of Sections 9.04 and 9.05 of
the City Charter, the City Planning Commission has heretofore
adopted amendments to the 1974 Adopted Consolidated Master Plan
of the City, and the City Council has heretofore approved such
amendments; and

WHEREAS, the process of amending the 1974 Adopted
Consolidated Master Plan has been completed with the approval of
14 small area plans, encompassing all areas within the corporate
jurisdiction of the City of Alexandria; together with six
associated text chapters on master plan goals, objectives,
policies and strategies; land use; transportation; urban design;
historic preservation and demographics, which small area plans
and text chapters are hereinafter referred to as the 1992 Master
Plan of the City of Alexandria, Virginia; and

WHEREAS, the planning commission has reviewed and considered
the 1992 Master Plan of the City of Alexandria, Virginia; and

WHEREAS, a duly advertised public hearing on the 1992 Master
Plan of the City of Alexandria, Virginia, was held on the 27th
day of May 1992 with all public testimony and written comment
considered; and

WHEREAS, the Commission finds that:

1. The Department of Planning and Community Development has made
comprehensive surveys and studies of the existing conditions,
trends of future developments and probable future requirements of
the City as a whole and of each geographical division of the City
comprising a small area plan which the Commission ratifies and
adopts; and

2. The Planning Commission and City Council have heretofore
conducted public hearings on, considered and approved each
element of the 1992 Master Plan of the City of Alexandria,
Virginia; and

3. The 1992 Master Plan of the City of Alexandria, Virginia, is
necessary and desirable to guide and accomplish a coordinated,
adjusted, and harmonious development of the City as a whole and
of the geographical divisions thereof encompassed within each
small area plan; and

4. The 1592 Master Plan of the City of Alexandria, Virginia,
establishes a cohesive and comprehensive plan to preserve and
protect the existing residential character of the city, to
preserve existing neighborhoods, and to direct economic growth to
appropriate locations consistent with the general welfare of the
citizens of the City; and
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5. Based upon 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 of the 1992 Master Plan of the City of Alexandria,
Virginia, will, in accordance with present and probable future
needs and resources, best promote the health, safety, morals,
order, convenience, prosperity and general welfare of the
residents of the City;

NOW, THEREFORE, BE IT RESOLVED by the Plannlng Commission of
the City of Alexandrla Virginia, that:

1. The 1992 Master Plan of the City of Alexandria,
Virginia, comprised of the maps, plats, charts and descriptive
matter attached hereto and incorporated by reference, are hereby
adopted in its entirety as the Master Plan of the City of
Alexandria, Virginia, in accord with Sections 9.04 and 9.05 of
the Charter of the City of the City of Alexandria, Virginia.

2. The 1992 Master Plan of the City of Alexandria shall
supercede the 1974 Adopted Consolidated Master Plan of the City
of Alexandria, Virginia.

3. 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 1992 Master Plan of the City of
Alexandria, Virginia, shall be forwarded and certified to the
City Council.

aoopTep THE Z7fA- DAY oF May, 1992.

v d /Q&WM

T. Edward Braswédll, Chairm

ATTEST:

S?ﬁldon Lynnk\ffjretary
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5. Based upon 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,
adeoption of the 1992 Master Plan of the City of Alexandria,
Virginia, will, in accordance with present and probable future
needs and resources, best promote the health, safety, morals,
order, convenience, prosperity and general welfare of the
residents of the City;

NOW, THEREFORE, BE IT RESOLVED by the Plannlng Commission of
the City of Alexandrla, Vvirginia, that:

1. The 1992 Master Plan of the City of Alexandria,
Virginia, comprised of the maps, plats, charts and descriptive
matter attached hereto and incorporated by reference, are hereby
adopted in its entirety as the Master Plan of the City of
Alexandria, Virginia, in accord with Sections 9.04 and 9.05 of
the Charter of the City of the City of Alexandria, Virginia.

2. The 1892 Master Plan of the City of Alexandria shall
supercede the 1974 Adopted Consolidated Master Plan of the City
of Alexandria, Virginia.

3. 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 1992 Master Plan of the City of
Alexandria, Virginia, shall be forwarded and certified toc the
City Council.

aDoPTED THE Z/fA- DAY oF MaY, 1992.

o A /Q&WM

ward Braswe¢ll, Chailrm

ATTEST:

SBgidon Lynd(\ffjretary
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RESOLUTION
NO. MP-92-3

WHEREAS, under the Provisions of Sections 9.04 and 9.05 of
the City Charter, the City Planning Commission has heretofore
adopted amendments to the 1974 Adopted Consolidated Master Plan
of the City, and the City Council has heretofore approved such
amendments; and

-
-

WHEREAS, the process of amending the 1974 Adopted
Consolidated Master Plan has been completed with the approval of
14 small area plans, encompassing all areas within the corporate
jurisdiction of the City of Alexandria; together with six
associated text chapters on master plan goals, objectives,
policies and strategies; land use; transportation; urban design;
historic preservation and demographics, which small area plans
and text chapters are hereinafter referred to as the 1992 Master
Plan of the City of Alexandria, Virginia; and

WHEREAS, the planning commission has reviewed and considered
the 1992 Master Plan of the City of Alexandria, Virginia; and

WHEREAS, a duly advertised public hearing on the 1992 Master
Plan of the City of Alexandria, Virginia, was held on the 27th
day of May 1992 with all public testimony and written comment
considered; and

WHEREAS, the Commission finds that:

1. The Department of Planning and Community Development has made
comprehensive surveys and studies of the existing conditions,
trends of future developments and probable future requirements of
the C1ty as a whole and of each geographical division of the City
comprising a small area plan which the Commission ratifies and
adopts; and

2. The Planning Commission and City Council have heretofore
conducted public hearings on, considered and approved each
element of the 1992 Master Plan of the City of Alexandria,
Virginia; and

3. The 1992 Master Plan of the City of Alexandria, Virginia, is
necessary and desirable to guide and accomplish a coordlnated
adjusted, and harmconious development of the City as a whole and
of the geographical divisions thereof encompassed within each
small area plan; and

4. The 1992 Master Plan of the City of Alexandria, Virginia,
establishes a cohesive and comprehensive plan to preserve and
protect the existing residential character of the c1ty, to
preserve existing neighborhoods, and to direct economic growth to
appropriate locations consistent with the general welfare of the
citizens of the City; and
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PURPOSE OF THE PLAN

The purpose of this document is to update the Adopted 1974 Consolidated Master Plan for the Potomac
Yard/Potomac Greens area and as a part of the City's new Master Plan. Once adopted, the Small Area
Plan wili serve as the basis for future City Councll policy initiatives and actions affecting land use, 2oning,
capital improvements and programs in the Potomac Yard /Potomac Greens area.

RGANIZATION AND TENTS

The Small Area Plan is organized into two sections: Background and tssues and Becommendations. The
first section reviews and anaiyzes existing conditions and trends in the study area including physical
description, demographics, land use, zoning economic development activities and trends, transportation
and urban design. This section also retraces past City policies in the area, including the 1974 Master Plan,
rezoning, resolutions and capital improvement programs. Based on this analysis this section identifies
issues which need to be addressed in the plan for the area.

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

The Potomac Yard/Potomac Greens plan area (Map 1) is located in the northeastern section of the City
along the Potomac Corridor. This area is bounded generally by Jefferson Davis Highway (U.S. Route 1)
on the west; Four Mile Run on the north; the Potomac River on the east; and the eastern right-of-way of
the RF&P Railroad tracks, Slaters Lane, and the northern property lines of Potowmack Crossing
Apartments, the Towngate Office Development and Marina Towers to the south.

The George Washington Memorial Parkway runs north-south through the study area, physically separating
two distinctly different sections of the study area. East of the Parkway on the Potomac River Is the
federally owned park area, Daingerfield Island. To the west of the Parkway are the Potomac Yard and
Potomac Greens, properties of the RF&P Raitroad.

Dajngerfield Island

- Daingerfield Istand is a 109 acre, federally owned park which is part of the George Washington Memorial
Parkway System. The park is located east of the Parkway on the Potomac River and includes a sailing
marina, a restaurant, several multi-purpose playfields and a2 wooded park area.

Potomac Yard/Potomac Greens

Within the 264.2 acres comprising the Alexandria portion of the Potomac Yard are the RF&P Railroad
tracks, the Amtrak service route and the Metrorail line. The Yard contains facilities for classifying,
interchanging and servicing freight cars and engines. Aiong the southeastern portion of the Yard east of
the Metroraii tracks is a piggyback facility involving the transport of truck trailers by flatbed rail cars.

North of the piggyback facility is the Potomac Greens site. This parcel is a 38.6 acre vacant tract of

railroad property, adjacent to the Parkway, for which the RF&P Railroad has proposed to develop 2.4
million square feet of predominately commercial office uses.

AREA HISTORY

The Potomac Yard /Potomac Greens study area is part of the original 6,000 acre tract purchased by John
Alexander, the founder of the City of Alexandria. When the cities of Alexandria and Georgetown were
established in the 1700s, a transponation corridor was developed along the site. In 1843, the Alexandria
Canal was completed through the site, running along the western edge of Potomac yard and providing a
link to the C&QO Canal at Georgetown. The Canal ceased operation in the late 1880s, as railroad use
increased.

The first rail line on the Potomac Yard was completed in 1857 and connected Old Town Alexandria with
South Arlington. Service was soon extended between Alexandria and Leesburg. The Potomac Yard
opened in 1906 for the purpose of classifying the freight of six different railroads. Known as the "Gateway
to the South,” the new yard was one of the largest in the United States. Yard operations reached their
peak during World War {l.

The Railroad Yard provided a major impetus for the development of surrounding residential areas. The
town of Potomac, now the Del Ray and Mt. Jefferson neighborhoods in Alexandria, was known as a
railroad town; many of its residents were railroad workers,

Today, about 1,500 cars a day are processed by the Yard, down from a peak of almost 5,000 cars years
ago. Half of the Yard has already been closed, and the RF&P Railroad now plans to close the remainder
of the Yard and maintain just a rail corridor through the site.
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DEMOGRAPHICS

Population

There is no residential development, and therefore no population, in the Potomac Yard/Potomac Greens
planning area.

Employment

An estimated 266 persons were employed within the Potomac Yard/Potomac Greens Area in 1990. Over
half of these persons (54%) are employed by the railroad at Potomac Yard. The number of persons
employed at the railyard has been declining since the late 1970s as railyard operations have been
declining; fess than half the volume of freight cars are handled by the Potomac Yard compared to the late
1870s.

The remainder of the persons employed in the area work at Daingerfield island, at the sailing Marina and
restaurant; and in the commercial service buildings in the north side of Slaters Lane.

Table 1

Estimated Employ.rment1

Area 1980 1985 1990
Potomac Yard 388 323 143
Daingerfield Island 10 10 50
Slaters Lane Area - 47 73
Tota!l Employment 390 333 193

1Estimated by the Dept. of Planning and Community Development.

EXISTING LAND USE

The Potomac Yard/Potomac Greens study area consists of approximately 412.9 acres. The major land
uses within the tract are railroad transportation use and park use; there is also the large vacant Potomac
Greens parcel and a small amount of service commercial use. Map 2 shows the existing land use.

Transportation/Utility Land Use

About 266 acres, over two-thirds of the total land area within the study area, is used for railroad use and is
classified as transportation/utility {Table 2). The RF&P Potomac Yard is known as the "Gateway to the
South* and provides terminal service to five different railroad companies. The basic function of the yard is
to receive, classify and dispatch freight cars servicing the Eastern Seaboard. As indicated previously, this
function is being phased out; trackage on the southbound hump is already being removed as of this
writing. The railroad land use also includes the right-of-ways for passenger, freight, and Metro rail service.

Park, Recreation and Open Space Land Uigse

Daingerfield Island is a 109 acre recreation area owned by the Federal Government which includes
tacilities for sailing, biking, hiking and field spors.
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A sailing marina is located at the northern tip, with slips for 185 boats and a dry storage area for about 450
boats. The marina also includes boat storage sheds, & repair and ramp area and a five-ton boat crane. A
new restaurant, snack bar and concession shop were recently constructed in this area. Further southisa
picnic area and a soccer field.

The center of Daingerfield Island includes a National Park Service tree research nursery and maintenance
facility. This part of the site is not open to the public.

There is a natural zone occupying the remainder of the site. In accordance with the Master Plan for
Daingerfield Island this portion of the site to be kept in its natural state.

The Mount Vernon Trail, a bike and pedestrian path, runs through Daingerfield Island adjacent to the
Parkway. This is a 17 mile trail stretching between Roosevelt Island and Mount Vernon.

Table 2

EXISTING LAND USE!
Land Use Square Feet Acres Percent
Utitity /Transportation 11,578,248 264.2 64.0
Recreation/Open Space 4,748,040 109.0 26.4
Service Commercial 41,213 0.8 0.2
Vacant 1,679,673 38.6 9.4
Total 18,047,174 4129 100.0

1Land use area is estimated on data from several sources.

Service Commercial

A small amount of land (0.9 acres) on the north side of Slaters Lane is in service commerclal use. There
are three warehouse type buildings in this area, including two located on property leased from the RF&P
railroad. These buildings are occupied by Domino’s Pizza, an Avis garage and storage facility and a
commercial firm, Staff Directories Ltd.

Vacant Land

The only vacant parcel within the study area is the Potomac Greens site which comprises 9% of the study
area.

EXISTING ZONING

Existing zoning within the area (Map 3) is generally 1-2 Industrial west of the George Washington Parkway,
on the Potomac Yard and Potomac Greens parcels; and WPR-Waterfront Parks and recreation east of the
Parkway, on Daingerfield Island. There are also a few acres with I-1 Industrial zoning.
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Map 3
Existing Zoning
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Industriat Zoning

In total, about 298 acres are zoned industrial, and all but 3.4 of these acres are zoned I-2 Industrial. The I-
2 zone allows heavy industrial uses such as railroad yards, warehouses and truck terminals, but also
allows high density commercial development up to a Floor Area Ratlo (F.A.R.) of 3.0. Commerclal and
residential development up to a 5.0 F.A.R. is allowed under the |-2 zoning with a Flanned Unit
Development. The small amount (3.4 acres) of I-1 Industrial is located on the north side of Slaters Lane.
The I-1 zone is similar to the 1-2 zone but does not allow heavy industrial uses; it also allows high density
commercial development up to a 2.5 F.AR. by right or a 5.0 F.AR. with a Planned Unit Development.

Watertront Park and Recreation
The 109 acres of Daingerfield Island are zoned WPR-Waterfront Park and Recreation. The WFPR zone limits
the use of property to waterfront activities such as boating and docking facilities, restaurant use, public

buildings and public parks. This zone does not have a F.A.R. limitation, but limits & bullding's lot coverage
to a maximum 30 percent and requires that a minimum of 25 percent of the area be open space.

Table 3

Existing Zoning

Zone Square Feet Acres Percent

industrial i-1 148,104 3.4 08
I-2 13,150,764 301.8 73.0

Waterfront,Park

& Recreation WPR 4,748 040 109.0 26.2

Total 18,046,908 4143 100.0

EXISTING HEIGHT LIMITS

Height limits in the area are determined by the Old and Historic Alexandria District and by zoning
restrictions (Map 4.) The Old and Historic Alexandria District limits height to 50 feet within 500 feet of the
center line of the George Washington Memorial Parkway. To the east of the Parkway, on Daingertield
island, the WPR zoning restricts heights to a maximum of 30 feet.

West of the Parkway and outside of the Old and Historic District, development rights are limited by the
industrial zoning to 77 feet by right. Additional height, up to 200 feet is possible with a special use permit
under the existing Industrial zoning.

Heights in the area are also subject to FAA height limitation because of this area’s location relative to
National Airport. These FAA regulations are discussed below in the section on development constraints.
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ENVIRONMENTAL CONDITIONS

Topography

The Potomac Yard/Potomac Greens Area's topography is flat to gently sloping, with elevations ranging
from 2.5 to 49 feet. East of the Parkway, on Daingerfield Island, elevations range

from 2.5 to 10 or 11 feet. The limited areas where the elevation drops below three feet consist of drainage
areas which act as ponding areas during periods of heavy rain. These areas are in their natural state.

The land west of the Parkway, at Potomac Yard and Potomac Greens, is gently sloping. Elevations range
from 10 to 49 feet, with most of the land between the elevation of 25 and 37 feet. The highest elevations
are at the man-made hump used to switch railroad cars.

Flood Plain

The City's 1991 Flood Plan Maps show that about half of the study area is located within the 100 year
flood plain; that is, within the area likely to be partially or completely inundated by a level of flooding that
occurs at least every 100 years.

The 100 year flood plain covers Daingerfield Island, the Potomac Greens site, and a small portion of the
Potomac Yard located at the northern end of the site along Four Mile Run (Map 5).

The City code restricts development within the floodplain in accordance with Federal regulations. These
regulations restrict residential development within the floodplain, unless the first fioor of the structure is
raised above the 100 year flood level. Non-residential development is allowed to be built within the flood
plain provided that utility and sanitary facilities are flood-proofed up to the 100-year flood level and that
other restrictions relating to electrical and mechanical systems are observed.

The City code also prohibits any kind of filling within the flood plain area that would increase the water
surface elevation of the 100 year flood more than 0.5 feet.

Wetlands

Currently, wetlands regulation in the City is developed and enforced by the Army Corps of Engineers and
the Virginia Marine Resources Commission. Corps regulations require the protection and/or replacement
of wetlands during the development process. The law requires that the Corps review all development
projects involving either dredging or filling (i.e. any change in grade or land disturbance} within wetlands.
Individual project permits are required for projects involving ten or more acres of wetlands disturbance.
Projects with less than ten acres of disturbance may qualify for consideration under a general permit but
the Corps retains the discretion to require a specific project permit according to the circumstances. in
addition, ali development in tidal wetlands requires a specific project permit from the Virginia Marine
Resources Commission in accordance with the Virginia Wetlands Act. The Corps and other federal and
state agencies define wetlands as thaose areas meeting all three criteria:

- the area must exhibit wetlands hydrology
- the predominant vegetation must be wetlands type vegetation
- it must have hydric soils.

Based on this definition and preliminary research, a consultant, working for the Northern Virginia Planning
District Commission in conjunction with implementation of the Chesapeake Bay Preservation Act, has
mapped existing wetlands within the study area. One wetland area is located on the east side of the
George Washington Parkway in the south central part of Daingerfield Island. The other wetland area is
located along the west side of the George Washington Parkway (see Map 6).
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Chesapeake Bay Preservation Act

These wetlands in the study area will be affected by the Chesapeake Bay Preservation Act. This Act was
enacted by the Virginia General Assembly in 1988 to initiate a cooperative state and local effort to protect
the water quality of the Chesapeake Bay and its tributaries through land use control management.

Under the direction of the Chesapeake Bay Local Advisory Board, the City of Alexandria, like other
jurisdictions throughout northern and eastern Virginia, formulated a local ordinance which implements the
State’s Chesapeake Bay Preservation Act. The Ordinance, which was adopted January 28, 1892,
establishes policies that will protect the quality of water in the Chesapeake Bay and its tributaries through
the control of non-point pollution. C

Specific land management palicies will apply to each class of land in the City. The most environmentaily
sensitive areas, including all wetlands, are classified as "Resource Protection Areas" and are limited to
redevelopment and water dependent development as defined in the Chesapeake Bay regulations, except
for specific exceptions contained in the act such as public roads and utilities. This ordinance will affect
development within the study area, particularly on the Potomac Greens site where there are wetlands.

Hazardous or Toxic Soil Conditions

A 1877 City map of areas in the City which are exposed to possible contamination of soils indicates that
the study area is free of arsenic contamination, methane gas generation and other hazardous soil
conditions. As the draft Environmental Impact Statement for the Potomac Greens site prepared by the
National Park Service notes, there is a possibility, based on past uses of the RF&P rail yard, that some of
the soils in the study area are contaminated with hazardous materials, including PCBs and heavy metals.
However, there is no evidence to confinm this.

A preliminary analysis of soils on the Potomac Yard section of the site was conducted by Hydrosystems,
Inc. in 1988 and was reviewed by the Virginia Department of Waste Management. Soil or water samples
were collected from ten iocations on the Potomac Yard. The soil analysis showed no particular problems
on the site with PCB, volatiles, metal or arsenic concentrations. Extensive additional testing, and
remediation in the event of adverse findings, would be required under Federal and State regulations prior
to any development of the area. The site is also currently under review by the U.S. Environmental
Protection Agency Region Il Superfund program.

The 1988 Hydrosystems study states that the northern part of the Potomac Yard is composed of
marshland that was filled some time ago with fly ash. The Potomac Greens Draft EIS indicates that there
is also a 6 10 16 foot layer of fly ash on much of the Potomac Greens site.

ADDITIONAL FACTORS AFFECTING DEVELOPMENT

Federal Aviation Administration Height Restrictions

Heights within the study area are limited by Federal regulations because of the location relative to National
Airport. The FAA regulations restrict heights in the area to 150 feet above the existing airport elevation,
Since National Airport, which was built at 16 feet above sea level, no building can be built above 166 feet
above sea level. This restriction applies to the entire study area.

In addition to the overall restriction of building height to 166 feet above sea level, the FAA limits heights of
structures aiong the approach to airport runways. Because the flight path to one of the runways of
National Airport passes directly over the Potomac Yard /Potomac Greens Study Area, building height
along a portion of the center of the site is restricted to between 66 and 166 feet above sea level (see Map
5).
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Noise

Most of the land within the study area is Impacted by noise from National Airport flight patterns. in
addition, Metro and railroad noise have significant impacts in the area near the rall corridor.

The Federal Aviation Administration provides voluntary guidelines for noise levels in areas near airports.
These guidelines establish a grid around airports which estimate decibel levels. The FAA grid estimates
that most of Potomac Yard and Potomac Greens are in the 65-70 Ldn {Level Day Night noise, the standard
measure of environmental noise) range, with the eastern section of Potomac Greens and all of
Daingerfield Island in the 70-75 Ldn range (see Map 7).

A 1989 study conducted by Polysonics for Alexandria 2020 summarized generally recommended noise-
land use compatibilities:

Noise Level Compatible Land Uses
Less than 65 Ldn Residential and all uses -
€5-70 Ldn Residential, educational,

hospital not recommended.
Commercial acceptable.

70-75 Ldn Residential, educational,
hospital unacceptable.
Commercial acceptable.

75 Ldn Airport, raifroad functions only

A preliminary noise analysis of the Potomac Yard conducted by Polysonics for Alexandria 2020 in 1989
showed Ldn levels ranging from 67-68 Ldn on the southern and western portions of the Potomac Yard site
10 78 Ldn on the eastern portion of the site. The noise level will be reduced when the Potomac Yard
closes.

1. Commercial uses are compatible with the noise levels over the entire site

2 Residential uses should be set back from railway tracks, metro tracks, U.S. Route 1, and
the east side of the northern portion of the Potomac Yard site because of aircraft noise;
should be buffered from the rail and aircraft noise by commercial uses; and should be de-
signed acoustically to reduce interior noise.

Noise measurements on the Potomac Greens site taken in conjunction with the EIS showed sound levels
of 68 Ldn to the west and 65 Ldn to the east.

Railroad Sg.rviggg

The RF&P classification yard is planned to be phased out over time, leaving only a rail corridor. In
addition to freight service, this corridor must serve Amtrak rail service, which currently passes through the
western edge of the site. Commencing in the Fall of 1991, commuter rail service from Fredericksburg and
Manassas to Washington D.C. will also make use of this rall corridor. According to RF&P, two rail lines are
needed to maintain service. This rail corridor will require a S0 to 120 foot wide area through the site. Any
structures built over the rail lines must provide a clearance of at least 27 feet.
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In addition to the rail service that traverses the rail yard, there is a rail spur line that services the Pepco
power plant at Slaters Lane and Robinson Terminal at North Union Street between Pendleton and
Cronoco Streets. This spur line is used in the evening or night on a daily basis to resupply coal to Pepco
and is used to supply newsprint paper to Robinson Terminal. This spur line may need to be maintained.

Easements and Right-of-Ways

A number of easements and right-of-ways traverse the Potomac Yard, as described below.

Metrorail Right of Way

The Washington Area Metro Transit Authority right-of-way traverses the Potomac Yard area. The line runs
above ground along the eastern edge of the Yard on the northern portion of the site, then goes
underground and crosses under U.S. Route 1, emerging above ground again for the remainder of the
service route.

Electric Transmission Line Easements

There are currently two PEPCO electric power transmission line easements that are within the Potomac
yard rail faciiity. One easement contains a 230,000 voit overhead transmission line that is located along
the east side of Jefferson Davis Highway. A second easement is located just north of the Monroe Avenue
Bridge and contains a 69,000 volt cable underground. The high-voltage line will have to be
undergrounded as development on the site occurs.

Jet Fuel Pipe Line
A jet fuel pipe line, which provides fuel to National Airport, is located along the eastern side of the

Potomac Rail yard property just west of the Washington Metro right-of-way. This pipeline must be
maintained, but its location could be shifted to accommodate development, if necessary.

TJelephone Company Easements

Easements containing underground MCI fiber optic cables and C&P lines are located near the Monroe
Avenue Bridge. These facilities must be accommeodated through the site; however their location could
also be shifted if necessary to accommodate development.

LAND USE POLICY HISTORY

1974 Consolidated Master Plan

The 1974 Land Use Plan {see Map 8} designated the railroad yards Industrial, for continuing industrial use,
and Daingerfield island Park, for continuing recreation and open space use (see Map 17}.

The vacant Potomac Greens tract was the only site within this study area that was envisioned for
development in the 1974 plan. The 1974 plan designated the Potomac Greens site as a "development
potential" area in recagnition of the vacant site’s convenient location to the National Airport and downtown
Washington and away from single family residential areas. The 1974 plan noted that full development of
the site was contingent on the resolution of access problems. The 1974 plan recommended that the site
be developed for a mix of uses with the intensity of the development governed by the overall design of the
project and the impact of projected traffic levels on the surrounding areas.
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Rezonings

Since the adoption of the 1974 Consolidated Master Plan, the only rezoning in the study area has been the
rezoning of Daingerfield Island and the Parkway from RA Residential to WPR Waterfront Park and
Recreation. This rezoning was consistent with the existing and planned use of the area for water-related
open space and recreation purposes.

Potomac Greens Site

The potential development of the vacant Potomac Greens site has been the focus of substantial debate
since 1970, when the National Park Service traded access rights from the George Washington Parkway to
the Potomac Greens site in exchange for a 28 acre site In Fairfax County known as Dyke Marsh.

The exchange agreement was made between the Park Service and Charles Fairchild, who at that time
held a long term lease for the Potomac Greens site from the RF&P Railroad. The agreement expressly
restricts access 1o the interchange to include only the Potomac Greens site.

Between 1973 and 1977, Mr. Fairchild made several development proposals for what was then called the
Potomac Center site; one with almost 15 million square feet of mixed use development and a second with
about half that amount of development. However, the only formal site plans filed with the City were two
different applications for a single office building on a portion of the site. The first site plan was denied by
the Planning Commission in November 1973 because no comprehensive development proposal for the
site was presented and because the proposed building appeared to encroach on planned Metrorail
right-of-way. The second site plan, for a single office building of 124,000 sg.ft., was approved by the City
in 1975. However, the Fairchild Company did not commence construction and the site plan expired in
1877,

Mr. Fairchild submitted no additional development plans to the City, but he did pursue approval of an
interchange design with the National Park Service, submitting concept plans for the interchange to the
Park Service in 1975.  Although Mr. Fairchild was able to get an interchange concept approval from the
Park Service, he was not able to get all of the other federal approvals required to construct the
interchange, and in January 1982, the RF&P Railroad Company terminated Mr. Fairchild’s lease on the

property.

Following its termination of Mr. Fairchild's lease, RF&P pursued the federal approvals for construction of
the interchange. RF&P secured approvals for the Interchange from the Fine Arts Commission and the
National Capital Parks and Planning Commission in 1983. In September 1986, the Savage Fogarty
Company, in joint venture with RF&P, submitted a special use permit application 1o the City for the
construction of a mixed use, planned unit development of 2,004,000 sq.ft. of office space, 107,000 sq.®. of
retail space, a 300 room hotel and 202 residential units on the old Fairchild leasehold and renamed the
project Potomac Greens.

When the City deferred action on the proposal, Savage Fogarty withdrew the application and the Potomac
Greens Associates submitted a site plan for 2,343,300 sq. ft. of office space and 107,100 sq.ft. of retail
space. This second plan was rejected by the Planning Commission in May 1987 and, on appeal, by the
City Council in June 1987. After approval of the development had been denied, Potomac Greens
Associates filed a civil suit against the City in July 1987.

In February 1988, in an agreement with the City, Potomac Greens Associates withdrew their law sult and
resubmitted a second mixed use, planned unit development plan for 1,990,000 sq.ft. of office space,
106,500 sq. ft. of retail space, a 300 room hotel and 448 residential units.
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This submittal was under review, pending the publication of a final Environmental Impact Statement by the
U.S. Park Service for the U.S. Congress, when Potomac Greens Associates refiled their lawsuit against the
City for denying the previous site plan. In Aprit 1991, the U.S. District Court upheld the Potomac Greens
Associates site plan for 2,413,000 sq.ft. of development. The City has appealed the District Court
decision. A decision from the Court of Appeals is expected in the summer of 1992.

Historically, the proposed development of the Potomac Greans site has met with great opposition
because of the concerns with the impact of the development and the construction of an interchange to
serve that development on the historic integrity and memorial character of the George Washington
Memorial Parkway, on the recreational facilities in the immediate area and on traffic congestion along a
major north/south commuter route through the City.

in 1987, in recognition of these concerns, the U.S. Congress barred the National Park Service from
issuing any construction permit for a parkway interchange until an Environmental Impact Statement (EIS)
had been prepared. A Draft EIS was completed in November 1989 and a final EIS was filed with Congress
in May 1291. The EIS reviewed the environmental, aesthetic, historic, recreational and traffic impacts of
four alternative development scenarios. The first alternative included the 1986 site plan and the 1988
planned unit development proposal. Alternatives 2-4 assumed, respectively, purchase of the interchange
rights, purchase of a visual buffer 10 protect the parkway and purchase of the entire site. The effect of
these purchase alternatives was to limit or eliminate private development on the property.

ave the George Washington Memuorial Parkway Citizen Suit

in 1987, a citizen group opposed to the construction of the Potomac Greens interchange, "Save the
George Washington Parkway” filed a lawsuit against the National Park Service. This suit challenged the
1970 federal decision that gave the developers rights to the parkway interchange in exchange of the 28
acre Dyke Marsh in Fairfax County. The U.S. District Court ruled against the Citizens group in the Fall of
1989, saying that too much time had elapsed since the exchange for the interchange was made. The
group appealed the decision, and in October 1990, the Court of Appeals reversed the U.S. District Court
decision and remanded the case to the Court for further proceedings. in early 1891, the RF&P Rallroad,
which had earlier intervened in the suit, requested the U.S. Supreme Court to reverse the Court of Appeals
decision. The Supreme Court refused to review the case which is now pending before the District Court.

Park Service and RF&P Railroad Lawsuits

The National Park Service claims that it holds an easement over a portion of the Potomac Yard located
north of Four Mile Run in Arington County. This easement would prevent private development on this part
of the Yard. Negotiations between the National Park Service and the RF&P Railroad for a possible
exchange under which the Park Service would relinquish the easement over the Arington portion of the
tract in return for RF&P relinguishing access rights to the Parkway were unsuccessful. The RF&P railroad
filed two suits against the Park Service over the easement. RF&P filed the first sult in the Federal District
Court for the Eastern District Court of Virginia to secure quiet title to the easement. The court barred the
suit because of the length of time that had elapsed since the easement was granted. The RF&P is
appealing this decision to the 4th Circuit in Richmond and the appeal is scheduled to be heard in July.
RF&P's second suit was filed in the U.S. Claims Court in D.C.; discovery will continue throughout the
summer.

Potomac Yard - Alexandria 2020

Working as a jolnt venture called "Alexandria 2020," the RF&P Railroad Company and CSX Realty, inc.
have been preparing a plan for the past two years to redevelop the Potomac Yard tract, including the
Arlington portion of the site.
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The preliminary concept plan envisions 17 million square feet of mixed use development on the site, with
about half of the development in residential uses. The concept includes the provision of almost 4 million
square feet of office space for the Navy Consolidation project on the Arington portion of the tract. Inthe
Alexandria portion of the project, the concept plan provides for predominately residential development,
with commercial development around a proposed new metro station near the center of the Alexandria
portion of the tract, adjacent to the Potomac Greens tract.

Table 4

ALEXANDRIA 2020/POTOMAC GREENS PROPOSED DEVELOPMENT PROGRAM

-------------------- 2020 -==ev---renmmnneens Potomac Greens

Gross Sq.Ft. Gross $q.Ft. Gross Sq.Ft. Gross $q.Ft. Gross 8q.Ft.

in Arlington in Alexandria Total Total Total
Difice 4,140,900 3,529,100 7,670,000 2,343,300 10,013,300
Kotels 180,000 527,500 707,500 707,500
Residential 340,000 7,322,500 7,662,500 107,100 7,769,500
Supporting Retait 70,000 440,000 510,000 615,000
Cther 35,000 415,000 450,000 450,000
Total 4,765,900 12,234,100 17,000,000 2,450,400 19,555,400

SOURCES: Alexandria 2020 Potomac Yard Fact Sheet, Concept Plan II, February 15, 1990.
Potomac Greens Site Plan Application, 1987.

TRANSPORTATION

The study area is located between two major north-south commuter routes that serve as key links
between the residential areas of Fairfax County and Prince William County and the employment centers of
Crystal City, the Pentagon and downtown Washington D.C. These two routes are the George Washington
Memorial Parkway, which is located to the east and separates Daingerfield Island from the rest of the
study area, and Jefferson Davis Highway (U.S. Route 1), which is located along the western ecge of the
Small Area Plan. Another major street, Slaters Lane, runs east-west along the southern edge of the study
area connecting the Parkway and U.S. Route 1. The Monroe Avenue bridge serves as a major link in this
system; the bridge was recently replaced by a new structure with greater capacity than the old bridge.

George Washington Memorial Parkway

The George Washington Memorial Parkway is a system of parkways and parklands located on both sides
of the Potomac River which is maintained by the National Park Service. Although planned and
constructed for a memorial function and to serve as a scenic gateway for visitors entering and leaving the
National Capital Area, the Parkway has also become a major north-south commuter route.  The Parkway
is a four lane limited access divided arterial which is restricted from use by commercial vehicles. One-way
frontage roads, East and West Abingdon Drives, run parallel to the Parkway from north of Slaters Lane to
First Street. At First Street, the divided Parkway ends and becomes Washington Street, the major north-
south street through Old Town Alexandria. Washington Street has six lanes, with the right lane reserved
for high-occupancy-vehicles during peak periods and for parking in the off-peak periods. Within the
study area, access 1o the Parkway is currently limited to Slaters Lane, Abingdon Drive, the Daingerfield
island entrance and Washington Street to the south.
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Jefterson Davis Highway

The Jefferson Davis Highway (U.S. Route 1) is a four-lane divided arterial road from Reed Avenue near the
northern City limits south to the Monroe Avenue bridge, which provides access over the RF&P railroad
tracks. The bridge itself is a four lane facility, with separate left turn lanes providing access to Monroe
Avenue and Slaters Lane.

South of the Monroe Avenue Bridge, U.S. Route 1 is carried northbound on Patrick Street and southbound
on Henry Street. These streets are operated as a one-way pair with three lanes each. The Patrick and
Henry Street pair have one lane reserved for high-occupancy-vehicles during peak periods. There are
HOV lanes only on this short section of U.S. Route 1 from the southern Alexandria boundary to the
Monroe Avenue bridge; there are no HOV lanes on Route 1 in Arington, in Fairfax County or in the portion
of Alexandria north of the Monroe Street bridge.

Major improvements to U.S. Route 1 in Arlington County have been undertaken in the past decade in
conjunction with development of Crystal City; these improvements inciude widening U.S. Route 1 to three
through lanes in each direction in Arlington and increasing access from the corridor into Crystal City
through new streets, ramps and improved intersections. As part of the project, Jefferson Davis Highway
in Alexandria was widened to six lanes north of Reed Avenue.

Monroe Avenue Bridge

The Monroe Avenue bridge connects U.S. Route 1 (Patrick and Henry Streets) to Jefferson Davis Highway
over the Potomac Yard and also connects Slaters Lane to Monroe Avenue. In 1988, the old bridge was
replaced by a new bridge located further south. The new bridge has the same number of through lanes as
the bridge it replaced, two lanes in each direction; however, the new alignment of the bridge was altered
significantly, changing the circulation patterns and improving traffic flow. The new alignment facilitates
traffic movement from Slaters Lane on to U.S. Route 1, while discouraging the use of Powhatan Street. As
par of the bridge project, the intersection of Bashford Lane and U.S. Route 1 was closed.

Slaters Lane

Slaters Lane is a four lane undivided roadway which is the northernmost link in Alexandria between U.S.
Route 1 and the Parkway. The replacement of the Monroe Avenue bridge improved access from Slaters
Lane to U.S. Route 1 through the addition of turning lanes and slip ramps. The intersection of Slaters
Lane and the Parkway is signalized. Slaters Lane also provides access to the RF&F piggyback yards and
other commercial and industrial sites located along its length.

Public Transportation Facilities

Although the Potomac Yard/Potomac Greens study area is not currently well served by transk, there is
potential for excellent transit access. A new Metro station could be built in Alexandria between the
Potomac Yard and Potomac Green tracts.

Metrorail

The Braddock Road Metro Station is located toward the southern end of the study area, along the RF&P
rzil lines near Braddock Road. The Washington Metropolitan Area Transit Authority Metrorail right-of-way
runs along the eastern edge of the Potomac Yard site. The rail system was planned and built so that a
new station could be constructed on this right-of-way, about midway between the Braddock Road and
National Airport stations, near the Center of the Potomac Yard and Potomac Greens tracts.
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Currently, WMATA runs service between D.C. and Huntington along this corridor. The yellow line serves
the Braddock Road, King Street, Eisenhower Avenue and Huntington stations to the south, and the
National Airport, Crystal City, Pentagon City, Pentagon and downtown D.C. stations to the north.
Additional blue line service from Maryland and D.C. extends through the site from D.C. to the Van Dom
Metro station to the south. Any new metrorail station on the site would be served by both the Blue and
Yellow lines.

Commuter Rail Service

Commuter rail service is scheduled to begin operation in early 1992 from Fredericksburg and Manassas to
downtown D.C.. Since the rail lines will service commuter rall via Potomac Yard, there is potential for a
commuter rail station to be located along with a future Potomac Yard Metrorail station. There is a planned
commuter rail stop at the King Street Metro Station.

Bus Service

WMATA Metrobus service in the area is limited to two lines. The Metrobus 9 line originates at Fort Belvoir
to the South and follows U.S. Route 1 through Fairtax County to Washington Street in Alexandria and then
crosses over to Route 1 at the Monroe Avenue Bridge, passing along the western edge of the Potomac
Yard track. This line terminates at the Pentagon. The second bus line, Metrobus 11, also originates at
Fort Belvoir but follows the Mt. Vernon Parkway/Washington Street/George Washington Parkway
alignment. This line stops at National Airport and provides service to downtown D.C. The City’s DASH
bus system does not currently serve the study area.

Transportation Policy

The City’s overall transportation policy has been to protect the eastern portion of the City and its
neighborhoods from through traffic emanating from Fairfax County, Maryland and from other jurisdictions
south of the City. The City has a policy of maintaining constrictions at the portals to the City from the
south and not widening arterial roadways serving north/south traffic.

While it has not encouraged the movement of additional cars through its eastern half, the City has
encouraged increased movement of people through the city by its support of Metrorail, Metrobus, and
DASH and of High Occupancy Vehicle lanes on Washington Street and on U.S. Route 1.

Nevertheless, traffic has steadily increased and there has been a persistent debate about what to do about
the problem. The debate has included solutions ranging from doing nothing and hoping that increased
congestion will discourage commuters, to constructing a billion dollar tunnei on U.S. Route 1 through the
City, to hoping that traffic will quietly and invisibly flow through the City with minimum disruption to
Alexandria's residents.

U.S. Route 1 and Other Improvements

A very large part of the debate relates to U.S. Route 1. In 1977, Council established its position on the
Route 1 corridor in a Resolution (#554) which stated Council’s opposition to:

1. The replacement of the Monroe Avenue Bridge with a 6 lane bridge.
The widening of Jefferson Davis Highway to six lanes from a point 100 ft. north of
Reed Avenue southward.

3. The Potomac Expressway (a new road along Four Mile Run).
4. The Northeast Expressway (a road from Washington Street on Powhatan Street
and through the Potomac Yard Tract to the north)
5. Any Commonwealth Avenue-Eads Street connection
6. Any widening of Reed Avenue. '
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These policies have not been changed. In accordance with these policies, the new Monroe Avenue
replacement bridge was restricted to four lanes. The bridge was designed to serve U.S. Route 1 traffic and
to improve the connection between the corridor and the George Washington Memorial Parkway using
Slaters Lane. However, the redesign removed the direct connection between the bridge and Powhatan
Street and therefore afforded the Northeast neighborhood some protection from through traffic.

Similarly, the City has resisted pressure to improve Jetferson Davis Highway north of the Monroe Avenue
Bridge to Four Mile Run, although the Virginia Department of Transportation has recently completed a
major widening of Jefferson Davis Highway within Arlington County to six lanes from Crystal City to just
north of Reed Avenue in Alexandria.

U.S. Route 1 Relocation

Since the mid-1870’s the City has considered eliminating the one way pairing of Patrick and Henry streets
to serve as U.S. Route 1 through the older neighborhoods of the City. Most recently, in 1987, the City
asked the Washington Metropolitan Councit of Governments (WMCOG) to conduct a preliminary
feasibility study on the relocation of the Route 1 corridor.

The WMCOG study reviewed four alternative alignments of U.S. Route 1, including a tunnel under Patrick
and Henry Streets, a tunnel under Fayette Street, a four lane alignment along the RF&P railroad tracks and
connecting to Huntington Avenue south of the Beltway, and a four lane alignment from Huntington Avenue
into a tunnel in the Patomac paralieling the river bank. The study found that all of the new facilities would
improve traffic conditions only temporarily; a new facility would attract new traffic and by the year 2010
Patrick and Henry Streets and any new facility would be severely congested. The costs of all of the alter-
natives were estimated to be prohibitively expensive.

WMCOG also analyzed several HOV alternatives for U.S. Route 1, including the HOV lanes on the new
alignment alternatives, and the construction of an HOV-only facility. WMCOG found that the HOV
alternatives kept congestion at or below 1988 levels while accommodating future growth in the corridor
and recommended further study of the HOV possibilities.

eorge Washington M rig] Par Interchan

Council has stated their opposition to construction of an interchange on the George Washington Memorial
Parkway at the Potomac Greens site, because of the transportation impacts on surrounding areas and
because of the visual impact along the Parkway, which is within the City's historic district. A citizen civil
suit challenging the legality of the exchange which resulted in the railroad's right to build the interchange
is also pending and could also determine whether or not the interchange Is uftimately built.

Existing Tratfic Conditions

Existing Intersection Level of Setvice By Approa

The table below shows existing intersection levels of service. Key intersections on the Parkway near the
study area are currently operating at level of service F during both the morning and evening peak hours.

Conditions are better on the Washington Street portion of the Parkway system. The other major street
serving through traffic, Route 1, is operating much better at key intersections, generally in the B-C range.
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Intersection

GW Parkway/E. Abingdon Dr.
GW Parkway/Slaters Ln.

Washington St /First St.

Washington St./Montgomery St.

FPowhatan St.

Jeff Davis Hwy. /E. Glebe Rd.

Monroe St./Jeff Davis Hwy.

Monroe St./Henry St.

Patrick St./Montgomery St.

Madison St. /Patrick St.

Henry St./Montgomery St.

Table 5§
1990 Intersection Level of Service

PEAK
HOUR NB SB EB

AM
PM

AM
PM

AM
FM

AM
PM

AM
PM

AM
PM

AM
PM

AM .

PM

AM
PM

AM
PM

-
]
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Mm@ M OWwW Mo Mo
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v

0o
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Source: Turning Movement Counts - 1990 Frederic R. Harris Inc.;
Level of Service Calculations - Dept. of T&ES.
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Existing Traffic Volumes

The table below shows existing traffic volumes on the key streets near the study area. The Parkway
carries about 2,300 northbound vehicles during the a.m. peak hour and 2,000 in the p.m. peak hour.
Along the western edge of the study area, Route 1 carries about 2,000 vehicles northbound in the moming
and southbound in the evening.

Table 6

Traffic Volumes on Key Links

AM PM
GWM Parkway NB at Slaters Lane 2,321 1370
GWM Parkway SB at Slaters Lane 918 2000
Slaters Lane WB at GWM Parkway 61 136
Slaters Lane WB at Powhatan Street 58 233
Slaters Lane EB at GWM Parkway 842 376
Slaters Lane EB at Powhatan Streat 851 389
Powhatan Street NB at Slaters Lane 239 276
U.S. Route 1 NB at Monroe Avenue 2170 1237
U.S. Route t NB at E. Custis Avenue 1983 984
U.S. Route 1 NB at Reed Avenue 1959 864
U.8. Route 1 NB at E. Glebe Road 1862 1020
U.S. Route 1 §B at Monroe Avenue 1282 1874
U.8. Route 1 SB at E. Custis Avenue 206 1710
L).S. Route 1 SB at Reed Avenue 756 1934
U.S. Route 1 SB at £, Glebe Road 756 2034
Monroe Avenue EB at U.S. Route 1 149 367
E. Custis Avenue EB at U.S. Route 183 42
Reed Avenue EB at U.S. Route 1 244 80
E. Giebe Road EB at U.S. Route 1 313 164

Source: 1990, Frederic R. Harris Inc.

Frederic R. Harris Tratfic Analysis

Information about future traffic conditions in the study area was developed using the City's computerized
traffic model. The City commissioned the transportation consulting firm of Frederic R. Harris to do a
transportation study of the area using outputs from the City's traffic model. The Harris study analyzed the
transportation impacts of three development levels and different roadway and transit improvements. The
assumptions for each of the scenarios are summarized in the table below:
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Scenario

A.

PY/PG:

Table 7

Land Use and Network Assumptions
Frederic R. Harris Traffic Analysis

Lend Use

No Growth in City; Fultl
Regional Growth

No PY/PG Growth; Full City
Growth; Full Regional Growth

Low PY/PG Growth; Full City
‘Growth; Full Regional Growth
(Figure 3)

Medium PY/PG Growth; Full
City Growth; Full
Regional Growth

(Figures 2&%)

High PY/PG Growth;
Full City Growth;
Full Regional Growth
(Figure 5)

Potomac Yard/Potomac Greens

Road Network

Ko Development on Yard/Greens or in
rest of the City beyond 1990 levels

14 Willion sq.ft. office development in
in the City, with none on Potomac Yard
or Potomac Greens

1.1 Million sq.ft. of office development
in City on PY/PG (plus 2.0 sq.ft. in
Arlington), 3,280 residential units in
the City on PY/PG, plus 12.9 million
sq.ft. of office development in the

rest of the City

3.8 Million sg.ft. of office development
in the City on PY/PG (plus 2.8 million
sg.ft. in Arlington), 6,750 residential
units im the City on PY/PG plus 10.2
million sg.ft. of office development in
the rest of the City.

5.6 million sq.ft. of office development
in the City on PY/PG (Plus 4.1 million
sq.ft. in Arlington), 6,750 residentiai
units in the City on PY/PG plus 8.4
million sq.ft. of office development in
development in the rest of the City

2010 Base Network includes these major roadway improvements:

City:

Region:

- a ramp connecting the Telegraph Rd. exit ramp from EB 1-95 with Eisenhower Avenue

- a collector/distributor roed along WB 1-95 between the Rte. 1 and Telegraph Rd.
interchanges

- an interchange on 1-95 at Clermont Avenue

- the Eastern Bypass

- the widening of the Woodrow Wilson Bridge from 6 1o 10 lanes

- the widening of the Capital Beltway in Virginia from & tec 12 lenes

- the extension of Crystal Drive North to 1-39%

- all other roadway improvements in the MWCOG 2010 network and the Northern Virginia

2010 regionat plen

Potomac _Yard Improvements are:

- 8 four lane, two-way spine roed from the Monroe Avenue Bridge to Crystal City Drive
- a grid of local streets within the Potomsc Yard connecting to Route 1 and the

“spine road"

- a realigned Monroe Avenue Bridpe

25

2010 base network

2010 base network

2010 base network
plus Potomac Yard
street improvements;
No Metro station

2010 base network
plus Potomac Yard
street improvements
plus Parkway
interchange; With
Metre station

2010 base network
plus Potomac Yard
street improvements
plus Parkway
interchange; With
Metro station
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The Harris findings are detailed in a separate report, and the major findings of the study are summarized
below.

Future Traffic Conditions with No Additional Development in the City (Scenario A)

The most important conclusion of the Harris study is that regional growth will have a significant impact on
peak hour traffic conditions in Alexandria. The Harris analysis shows that peak hour traffic conditions in
the year 2010 within the City will be much worse than they are today because of regional growth, even if
the City allows no new development anywhere in the City. Figure 1 shows congested links under this
scenario. The report states:

Increases in projected regional growth will have a significant impact upon travel within the
City of Alexandria, regardless of whether or not any new development is permitied with
‘the boundaries of the City. Traffic volumes generated elsewhere in the region will
continue to result in increased levels of traffic congestion on Alexandria’s streets. In
particular, increases in peak period traffic volumes on U.S. Route 1, the GWM Parkway,
and the collector streets leading to these major commuter routes will account for much of
this congestion. As peak hour and peak period traffic volumes continue 1o grow,
alternative arterial routes, collector streets, and even local neighborhood streets will be
affected as traffic seeks ways to avoid congested intersections and street segments (p.
41).

It is important to keep this finding in mind. The traffic impacts of the Potomac Yard/Greens site cannot
only be measured relative to today's traffic conditions, because even if no additional development in the
City occurs, traffic conditions will not stay as they are today; they will become considerably worse. The
Harris screenline analysis shows that, overall, northbound and eastbound peak hour traffic within the
Potomac West area can be expected to increase by almost 100 percent by 2010 and that northbound
traffic within the Old Town area can be expected to increase by about 40-45%, compared to current levels.
The predicted traffic impacts of the Potomac Yard/Potomac Greens development must be compared to
the traffic conditions that are predicted for the year 2010 i no development occurs on the site.

Future Traftic Conditions with Potomac Yard /Potomac Greens Development

The number of trips generated during the a.m. peak hour under each of the Potomac Yard/Potomac
Greens development scenarios is shown as follows:

Table 8

Estimated Peak Hour Vehicle Trips
Potomac Yard/Green Development
(Alexandria and Arlington Portions)

Scenario C 4,280
Scenario D 5,696
Scenario E 7.938

The actual volume of traffic that would be generated by the development could vary substantially
depending on a number of factors, most notably the percentage of transit ridership and number of
persons per aito that are achieved in the development and in surrounding neighborhoods. In the Harris
report, the assumptions include moderate transit usage (15%) and carpooling rates (1.3 auto occupancy)
for Scenario C, which would not have a Metrorail station, and higher target transit usage {30%) and
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carpooling rates {1.4 auto occupancy) in Scenarios D and E, which would include a Metrorail station_.
These mode splits and auto occupancies also assume a stringent TMP program for the development; if
less stringent TMP measures were enacted, more vehicles would be generated.

Figure 2 shows the estimated peak hour directiona! distribution of the traffic that would be destined for the
Potomac Yard tract as forecasted by the City's traffic model for Scenario D. Slightly over one-fourth
(26.2%) of the traffic to the project would come from the south on U.S. Route 1 and the George \{Vashlng-
ton Memorial Parkway, with most of this traffic on U.S. Route 1. Over half (52.1%) of the traffic would
approach the project from the west, including traffic that originates from the south but comes up 1-395 and
approaches the project from the west. Almost half of the traffic approaching from the west is likely to be
on S. Glebe Road in Arlington. Without preventative action by the City, the other traffic from the west
would filter through on other streets such as E. Glebe Road and Monroe Avenue onto U.S. Route 1 and
into the project. About 21.6% of the total traffic is estimated to approach the project from the north,
including a very low percent (2.4%) coming southbound on the Parkway to Slaters Lane. Most of the
traffic from the north is likely to approach the project from Jefferson Davis Highway southbound through
Arlington.

Scenario C (Tests Council Members Plan}

Scenario C tests the impact of 1.1 million square feet of office space and 3,260 residential units on the
Alexandria portion of the Yard (plus an additional 2.0 million square feet of office space on the Arlington
portion of the site). This scenario assumes no Metrorail station. Figure 3 shows congested road segments
(level of service F or worse) under development Scenario C. Substantial areas of congestion exist
throughout the area, including the downtown area and Potomac West, U.S. Route 1 and

the George Washington Memoriai Parkway. However, there is actually less congestion City-wide than
under Scenario A, where no development occurs on the Yard or in the rest of the City.

There are several processes occurring which explain this result:

1. Construction of the Potomac Yard Network provides substantial new roadway capacity in
the area of the project, alleviating congestion on other roads.

2, The regional effect of a development the size of the Yard is substantial and existing trip
patterns will eventually shift. For example, because the Yard is so close to D.C., many of
the projected residents will have jobs in close-in D.C., Alexandria and Arington. These
shorter trips will replace longer trips from Fairfax, Prince William, etc., through Alexandria
to Arlington and D.C, reducing traffic through Alexandria.

3 Some through trips on the City's streets will be displaced by local traffic destined for the
Yard.
Scenario D

Scenario D tests the affect of 3.8 million square feet of office space and 6,450 residential units on the
Alexandria portion of Potomac Yard and Potomac Greens (plus an additional 2.8 million square feet of
office development and 300 residential units on Potomac Yard in Adington). This scenario also Includes a
Metrorail station.

Figure 4 shows the impact of this development level in the study area. While Scenaric C introduces an
additional 3.5 million square feet of office development and several thousand residential units, the
addition of the Metrorail station increases the percentage of non-auto trips, both within the development
and within neighborhoods in the Potomac West area. Overall, there is very little difference in peak hour
congestion levels between this scenario with moderate development, and the lower level of development
shown in Scenario C.
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cenario E (Tests Alexandri ng Potomac Greens Plan

Scenario E tests full development of Potomac Yard and Potomac Greens: 5.6 million square feet of office
development and 6,450 residential units on Potomac Yard in Alexandria and Potomac Greens (plus an
additional 4.1 million square feet of office development and 300 residential units on the Arlington portion of
Potomac Yard). Scenario E represents full build-out of the Potomac Yard and Greens sites as cutrently
proposed by their owners compared with Scenario D. Although congestion does increase slightly when
the additional development is added in this scenario, generally, peak hour congestion levels remain
generally the same as under Scenario D, there is moderate congestion on north-south streets in the
Potomac West area and more marked congestion within the Old Town and Braddock areas.

Effect of Additional Road Improvements

The Harris report analyzed additional scenarios which tested the effect of various road improvements on
congestion levels and concluded that the following improvements would offset some of the problems
created by growth:

1. construction of streets proposed as part of the Potomac Yard project, especially
the spine road connecting Route 1 at Monroe Street with Crystal Drive in
Arlington,

2. construction of an at-grade, controlied access, two-lane, reversible roadway

along the eastern edge of the RF&P rallroad right-of-way from the proposed |-95
interchange at Clermont Avenue to the Potomac Yard development,

3 widening of U.S. Route 1 from 4 to 6 lanes between Monroe Avenue and Reed
Avenue, with all the widenings to be done within the boundary of the Potomac
Yards project, and

4. enhancement of the 1-385 northbound exit ramp to Glebe Road and the widening
of 8. Glebe road 1o six lanes between the interchange and U.S. Route 1.

The Harris report finds that these proposed roadway improvements would not solve all of the traffic
problems in the area, but that they would bring about a considerable reduction in traffic congestion,
particularly on the Jefferson Davis Highway and on some east-west streets in the neighborhoods
immediately west of Potomac Yard. However, none of these proposed improvements would contribute
substantiaily to alleviating the congestion within Old Town.

Conclusions trom Report

* Peak hour traffic conditions within the City will continue to deteriorate and will be extremely
congested by the year 2010, whether or not any development occurs on the Potomac
Yard /Potomac Greens tract, because of the regional growth of traffic.

* With or without Potomac Yard/Greens development, the City will need to consider improvements
to the transportation system that will reduce traffic impacts on residential neighborhoods near the
tract.

* Based on the traffic study, the major opportunity to decrease peak hour future traffic congestion

from what it might otherwise be in 2020 is to encourage the construction of the spine road and
street grid proposed as part of the development of the Potomac Yard; those roads will be benefi-
cial regardless of whether or not Alexandria 2020 is buift.
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* Development on the Yard and its associated road and transit improvements can improve transit
and high occupancy vehicle use. A metro station, a commuter rail facility, and improved bus
service feeding into rail transit can benefit the entire eastern portion of the City. By providing a
network of streets, the development of the Yard can help distribute traffic along several streets
thereby alleviating traffic congestion on Jefferson Davis Highway. The people moving potential of
the U.S. Route 1 corridor could also be improved with construction of additional HOV lanes
connecting Fairfax County and Arlington County.

* With development in Alexandria, locally destined traffic may begin to displace the peak hour
through traffic. Although this displacement of through traffic does not necessarily diminish traffic
problems, the City has a greater opportunity to mitigate local traffic impacts through the
Transportation Management Program and the use of other traffic control measures than it does

. regional through traffic.

* In the Old Town and Braddock Road Metro areas, development of the Yard results in
displacement of some peak hour through traffic, therefore, the peak hour impacts of the Potomac
Yard development are not as great as might be expected, although conditions are still very
congested. The construction of a two-lane reversible road along the RF&P right of way into the
project does not help to alleviate congestion in the Old Town area, but does alleviate peak hour
congestion in the Potomac West area.

* Large scale commercial development on the Potomac Greens site could not be accommodated
without construction of an interchange and additional merge lanes along the Parkway at the
interchange. Intense commercial development on the Greens site would also impact the Slaters
Lane/Washington Street intersection more severely than would similar development on the Yard
site.

A Final Note Reqarding The Trangportation Analysis:

The-Rlaaning Commission-ha ed deric-RHerris+g prctorese.its finding
ar conclusiens: The analysis in the Harris report is based on the use of the City traffic model which is
based on an analysis of traffic conditions only in the A.M. peak hour. Therefore, the study findings are
relevant only for that peak hour; the model cannot accurately predict the peak period impacts, which
might be far greater, or the impact on local streets.

+
-

The traffic model allocates peak hour traffic to the fastest route between two points. The computer may
assign "traffic” to one route over another because the calculated travel time is 0.1 second faster. Asa
street reaches capacity, the model will search for alternate, less congested routes. However, the traffic
model will continue 1o allocate peak hour traffic to streets even after those streets have reached thelr real
capacity, if less congested alternative routes are not available. As a practical matter, however, as all of the
available alternatives reach capacity, traffic will be displaced from the peak hour to adjacent hours in the
peak period under all the scenarios tested. .

Although the traffic model can predict that most major radial streets will be filled to capacity at peak hour
with or without the Potomac Yard development, the model cannot predict the extent to which the peak
period will be lengthened. Based on recent trends, we would expect congestion to increase significantly
within the peak period.

Therefore, the madel predicts that construction of the Potomac Yard /Greens development will have a
limited additional impact on major radials in the peak hour over and above the congestion created by 20
years of growth in the region, if major road improvements are constructed. Still, development will very
likely result in lengthening congestion beyond the peak hour to include at least other hours in the peak
period, and lengthening the peak period itself.
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LAND USE AND URBAN DESIGN ANALYSIS

The prospect of development of the Potomac Area over the next 30 years has enormous implications for
the City. Redevelopment of the raiiroad properties has the potential to physically transform these largely
vacant sites into an urban center with homes, offices, shops, parks and roads. This redevelopment will
also inevitably affect the City's image and character, and how it is perceived by its citizens and by others.

The railroad properties including Potomac Yard and Potomac Greens collectively constitute the largest
contiguous tract of land available for development in the City of Alexandria, with an area of approximately
303 acres. |t is one third of a mile wide by two miles long, comparable to an area in Old Town and Oid
Town North from Slater’s Lane to the Capital Beitway and from St. Asaph Street to the Potomac River.

The redevelopment of this area is equivalent to creating an entirely new community within the City. It is
unlikety that this new community will mirror the low density patterns of development which surround the
site. Those areas were built in earier times and in response to different historical patterns.

On the other hand, the City does not desire that this new community mirror the densities, heights or
character of Crystat City or Pentagon City. Alexandria has consistently pursued development policies for
moderate heights and densities (except near transit stations) to suit its land use objectives and to ensure
that new development does not overwhelm surrounding residential areas.

This analysis explores the issue of appropriate development densities and heights for this area. The
analysis is based on the City's overall land use objectives and the urban context, legal issues concerning
the development of the site, and the physical opportunities and constraints attendant to that develop-
ment. The purpose of the analysis is to develop specific land use and design principles which will serve as
guidelines for redevelopment of the Potomac Yard and Greens sites. The intent of these guidelines is to
create a new Potomac community that will add vitality and diversity to the City and strengthen and
enhance adjacent neighborhoods.

Urban Context

To the north, the study area is defined by Four Mile Run which flows from west to east under Jefferson
Davis Highway and the George Washington Memorial Parkway and out into the Potomac River (Map 1). A
very small area of Alexandria, approximately 1.6 acres, lies north of Four Mile Run. This area, and the rest
of the Potomac Yard site in Alexandria constitute approximately 264 acres. The remainder of the Yard
north of Four Mile Run is in Arlington County.

To the east, the Potomac Greens site, an area of approximately 39 acres, borders the George Washington
Memorial Parkway. East of the Parkway is the Daingerfield Island Park and marina where the dominant
visual features are the trees and occasional views of the Potomac River. The context for development of
the Potomac Greens site is a natural and mostly undeveloped scenic environment.

To the west, Jeflerson Davis Highway and a strip of commercial and industrial uses along the highway
separates Potomac Yard form nearby residential neighborhoods. The commercial and industrial uses,
although not generally compatible with the abutting residential area, act to buffer the residential
neighborhoods of the Potomac West community from the heavily traveled Jefferson Davis Highway and
from the railroad yard.

There are two large potential redevelopment shes along the Highway across from the Potomac Yard. One
is a 30 acre site adjacent to Four Mile Run consisting of vacant, industrial iand which is being considered
for mixed use development under the guidelines of a Coordinated Development District. This site along
with the northwest portion of the Patomac Yard forms a northern gateway to the City.
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The other large redevelopment site is the 24 acre Oakville Triangle site, located along Jefferson Davis
Highway between the former W&OD right-of-way and Swann Strest, which consists of a large con-
centration of light industrial uses. While the Potomac West Small Area Plan calls for continued industrial
development of this site, long term redevelopment of the site, possibly for mixed use development, could
occur as the value of the land increases and as industrial uses become less viable within the city.

The southern portion of the Potomac Yard, including the piggyback yard, borders on the Braddock Road
Metro station area and the Parker Gray and Northeast neighborhoods. These neighborhoods are
predominantly residential with commercial and industrial uses generally providing the buffer between
residences and the rail yard. North of Slater's Lane and along the Parkway is Potowmack Crossing. a
garden apartment complex, and the only residential area immediately adjacent to the study area.

Along Monroe Avenue and west of the Yard is Simpson Field. South of Monroe Avenue is a mix of low
scale residential and industrial uses along Leslie Avenue, the George Washington Junior High school and
various softball and soccer/foothall fields and track.

Legal Context

Two legal issues influence the development of the Potomac Yard and Potomac Greens sites: the court-
approved Potomac Greens site plan and access from Potomac Greens to the George Washington
Memorial Parkway. (n determining the appropriate levels of development for the new Potomac
community, each of these issues must be addressed.

The Potomac Greens site plan which was submitted in April, 1987 proposed 2,343,300 square feet of
office and 107,100 square feet of retail development. This plan was not approved by the City. However,
tollowing a suit by the developer, the site plan was upheld by the Federal District Court and an order
requiring the city 1o approve the site plan was entered. That decision is now being appealed by the City.
Pending the outcome of the appeal, the district court order has been stayed. if the site plan is
subsequently upheld, the development regquested in the site plan must be granted. In this event, the small
area plan will have to be reviewed in its entirety.

The site plan requires access directly to the George Washington Memorial Parkway. The Parkway is a
major north/south, regional highway serving traffic with a four lane, limited access roadway and a large
landscaped median. There are no turning lanes or interchanges now provided to serve the Potomac
Greens site. RF&P and the National Park Service have contracted to aliow RF&P to construct a diamond
interchange with the Parkway at Daingerfield Island. This agreement is being contested by a citizens’ suit.
The City does not advocate the interchange. This small area plan contemplates that there wili be no
access to the Potomac Greens from the Parkway.

Constraints on Development

Development of the Potomac Yard and Potomac Greens sites will be affected by several major physical
constraints. (Map 5) Although the Potomac Classification Yard is closing, other rail services must be
maintained. In addition to the Metrorail tracks, which will stay in their present location, two or possibly
three tracks requiring a right-of-way of about 120 feet must be retained on the site to accommodate
freight, Amtrak, and future Virginia Commuter service. Continued service 1o the PEPCO Generating Plant
on Slater's Lane must also be accommodated.

Regardless of where these required tracks are located, they will have the effect of separating developable

portions of the site from each other or from the community. The impacts of the rail corridors would be
reduced if rail trackage were moved to the eastern edge of Potomac Yard adjacent to the Metrorail line.
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Environmental constraints also exist on the Potomac Greens site. It is probable that the wetlands areas
bordering the Parkway will be designated as a preservation area under the forthcoming Chesapeake Bay
regulations; development is likely to be limited to the remainder of the site. Map 6 illustrates the proposed
wetlands preservation area.

Because of the proximity of the site to National Airport, the FAA regulations will constrain the heights of
buildings throughout the area. In addition, the FAA regulations will specify where the tallest buildings may
be located and where only buildings of moderate height would be allowed due to the established flight
path.

Opportunities for Development

Although the constraints for redevelopment of the site are consideratle, s¢ are the opportunities {see Map
9). The Potomac Yard and Potomac Greens sites are among the largest urban properties available for
redevelopment inside the Beltway. These sites are favorably located near the employment hub of the
Washington Metropolitan area and near major transportation facilities, including Washington National
Airport, 1-395, U.S. Route 1, the George Washington Memorial Parkway and Metrorail.

The sites are also located near major open space/recreational facilities and residential uses which creates
the opportunity to physically and functionally connect new development to existing neighborhoods and
open space systems. For example, the eastern portion of the property bordering the George Washington
Memorial

Parkway offers views of the Potomac River and provides opportunities for development in a park-like
setting. The proximity of Daingerfield Island provides open space amenities and recreational areas
particularly appropriate for higher quality residential development on Potomac Greens.

Four Mile Run provides the site with a valuable recreational and scenic opportunity. With removal of some
of the trackage across the Run, more of this water feature could be exposed to view. Landscaping and the
development of recreational water oriented uses would provide an attractive setting for development on
both sides of the Run.

Near Four Mile Run, a portion of the Yard extends out toward the George Washington Memorial Parkway.
This area provides some of the best views of the Potomac River and the national monuments andisa
natural area for a large open space area with surrounding residentiai development.

The site provides the opportunity to create a new Metro station in the center of the area, providing access
to an extensive regional transportation system. If built, the new Metro station will also provide transit
service within walking distance to new residential development on the Potomac Yard and Potomac
Greens sites and proximate to existing residential neighborhoods. Map 10 indicates distances to the new
Metro station proposed for the Potomac Yard and Potomac Greens sites. Most of the Potomac Yard site
north of the Monroe Street Bridge and a large portion of Potomac West would be within a 10 to 15 minute
walk of the Metro station. The portion of the site south of the Monroe Street Bridge is within a 10 10 15
minute walk of the Braddock Road Metro station.

While the piggyback yard north of Slater's lane Is not especially attractive today, redevelopment of the

Yard and removal of the piggyback facitity will provide a site insulated from through traffic movements and
with potential for a residential neighborhood.
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LAND USE PLAN CONCEPT

Relationship 1o Alexandria 2020 and Potomac Greens Plang

in preparing a tand use concept for this area, staff was able to draw upon useful analysis and plans
prepared for Potomac Yard. While staff differs with Alexandria 2020 with respect to the overall densities
proposed, there are many aspects of the Alexandria 2020 plan which are well thought out and staff has
incorporated those elements into this area concept plan.

Ar f Development

According to the analysis by Alexandria 2020, only a portion of the total 264 acres in Potomac Yard would
consist of developable area; the remainder would be for other purposes, such as streets and rights of way,
open space and railroad use. On Potomac Greens, a much smaller percentage of the area will be
required for infrastructure such as roads, but a large portion of the site will be required to be reserved as a
wetlands preservation area. Table 9 illustrates the breakdown of total acreage for both sites.

Table 9
SITE AREA SUMMARY

Potomac Yard* Acres
Gross Site Area 264
Rallroad Corridor e}

Streets and Rights of Way,
including Metro ra
Four Mile Run 4
NET SITE AREA 158
Parks and Open Space 45
AREA AVAILABLE FOR DEVELOPMENT 113

* Based on information provided by Alexandria 2020

tom reen
Site Area 39
Wetlands Preservation Area
(estimated}) 20
Streets and Rights of Way
(estimated) 4
NET SITE AREA/AREA AVAILABLE FOR
DEVELOPMENT 15
40
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General Land Use Concept

This land use concept plan calls for a new Metro station in the center of the site, with higher density mixed
use development, consisting of office, retail, hotel and residential uses, to be concentrated near the
station. The plan proposes a mixed use development along the Four Mile Run, consisting of
predominantly residential and retail uses, to take advantage of the opportunities of building near the water,
and a public facility and commercial center in the vicinity of Monroe Street, serving the project and the
nearby residential area. The plan recommends that the remainder of the developable portions of the site
be developed with residences or devoted to recreational facilities (see Map 11).

The plan proposes a variety of residential neighborhoods and a number of public open spaces and
recreational opportunities serving both the project area and the nearby residential neighborhoods.

Transportation tem

A key element of the land use concept plan is a new Metro station on the existing Metro rail ling at a
straight section of track roughly east of Raymond Avenue. A commuter rail facility should be built near the
new Metro station.

The major organizing structure of the plan for the area west of the Metro tracks is a grid system of streets
with a spine road through the center of the site connecting U.S. Route 1 south of Monroe Street to Crystal
Drive in Arlington. The spine road would provide new access to the major part of the project from the
south. The grid pattern of streets would make it likely that the development within Potomac Yard would
be urban in character, oriented toward streets, a pattern found in most of the surrounding areas of the
City.

The area east of the Metro tracks is too long and narrow to support a grid network of streets. Instead, this
plan calls for a single road running north/south through the site connecting with Slaters Lane. If access
to the Parkway is gained by the developer of Potomac Greens the road network will need to be designed
s0 as 1o limit the possibility of significant through movements between the Parkway and Slaters Lane.

Qpen Spa stem

The second major organizing feature of the plan is a system of open spaces, recreational facitities and
pedestrian/bicycle trails which extend throughout the site and connect to existing open spaces and trails
in the immediate vicinity.

The plan calls for a major open space in the southern part of the yard in the vicinity of Monroe Avenue and
connecting to Simpson Stadium; and an open space on both sides of Four Mile Run with connections 10
Four Mile Run Park, an existing open area at the north of the Potomac Greens site. In total, new open
space areas should comprise at least 30%, (approximately 48 acres), of the 158 acres of developable area
in Potomac Yard.

The plan proposes a series of bikeways through the site, offering north/south routes connecting
Alexandria with Adington, and several east/west routes connecting Potomac West with the site and the
parks along the Potomac River. All waterfront areas, including Four Mile Run, should be connected by
bike paths linking up with the existing bike trait system. In this way, the new open space and recreational
areas will enhance the accessibility of existing areas, and make those areas more available to the city as a
whole (see Map 12).

41

0955



Map 11

Land Use Concept

Residential

Residennal

s

LT,
\ e l
nF

ABINGDONS \

/4
i

Public
Facilities

- N
o el
T ”
Ty i
- o -
'ln':‘,‘/\’;”n ca
r‘-" A i
a’ 3

YwEST

L)
(—_]ﬁ.ﬂ T

I

FIRST

Open Space

Potomac River

L]
|
I

%
j

I

AC Lo TLAE

oy —
[

Potomac Yard /
Potomac Greens 42

0956



== Additiona! Public O
Will Be Provide_d In

Map 12

Open Space Concept

Open Space

be open space

Additional Public Open Space
Will Be Provided In This Area

Potomac Yard /
Potomac Greens

*++es--- Pedestrian and Bicycle Paths

Note: One-third of the Potomac
Yard/Potomac Greens Area wil|

Potomac River




Description of the Neighborhoods

The land use concept plan can be more specifically described and explained by subdividing the Potomac
sites into B areas as shown on Map 13.

1. Metro Station Area

This area is proposed to be the high density central core of the Potomac Yard site and includes the
proposed Metro Station. A mix of higher density commercial office, retail, hotel and residential uses is
proposed to be concentrated near the transit facility within 1000 feet of the Metro statlon.

2. Four Mile Run Area

The Four Mile Run area, which includes the northem tier of the Potomac Yard in Alexandria, should serve
as a gateway to the City and distinguish Alexandria from Crystal City development to the North. If
possible, development of this area should be coordinated on both sides of Four Mile Run, regardless of
the jurisdictional boundary, to take advantage of scenic and recreational opportunities offered by this
waterway. The area near the Run should be pianned as an natural extension of Four Mile Run Park in
Alexandria and as part of the entire Four Mile Run park system in Arlington County.

This area is an approptiate location for a mix of uses, predominantly residential and retail. Retail stores
and restaurants should be encouraged to support pedestrian activity next to what should be developed
as a major water attraction and open space area.

3. Mgonroe Avenuye Area

The Monroe Avenue area lies between Monroe Avenue, Slater's Lane and Route 1 and Is centrally located
relative to surrounding residential neighborhoods and recreationa! facilities. Because of its accessibility,
this area is a suitable location for a community retail center, lower density professional offices, major
active recreational facilities and other public facilities as may be needed.

4, Northern Yard

This area is proposed to be predominantly residential with a mix of housing types.

5. Southern Yard Area

This area lies between the Metro station area and the open space and community facilities to the south,
and is proposed to be residential with a variety of housing types, predominantly townhouse.

6. Braddock Road

The Braddock Road area south of the Monroe Avenue Bridge is wedged between the George
Washington Junior High and industrial uses to the west and the Metrorail line to the east and is the most
isolated area within the Potomac Yard site. With the consolidation of the rail lines along the Metro line,
the remaining land could be developed residentially and integrated with the existing Del Ray
neighborhood. Over time, it may be desirable to encourage the residential redeveiopment of the small
amount of industrial and commercial uses located along Leslie Avenue. The City may wish to consider
acquiring the southern portion of this area as an addition to the George Washington School recreational
facilities.

44

095¢



Neighborhoods

12A1Y 2BWO0)0]

Yol dl

]
T - 1530y
oauz_ah/‘vv e

FL Ws\\\vv\ﬁn R-.u.ru_/ (4

==
TDN__J__L__]

S < ﬂ.._v D\

\ s 8
wt /_uﬁ a\

~ YE N )

)
A
T

=

150N JL

AT
THE
] EN

R

-

w -vwl

" 1 -L/

L 314 9 J
)

3
"
aED ( <
sk
” Ei‘.:‘/m”\
aaw 5L

X

0959

45

Potomac Yard / @

Potomac Greens



7. Slater’s Lane Areg

This subarea includes what is now the piggyback yard and is located between the Metrorail line, the
Potowmack Crossing Apartments located on W. Abington Drive, and Potomac Greens. Resldential
development of the Slater's Lane area would extend and strengthen the residential character of the
Northeast neighborhood and provide a tocus of residential development oriented along the Parkway.
Moderately scaled residential, predominantly townhouse, would be appropriate to relate to existing and
proposed adjacent residential development.

8. Potomac Greens Area

Potomac Greens, located adjacent to the Parkway, enjoys excellent views of the river and good access to
the recreational facilities on Daingerfield Island. While this site is most appropriate for predominantly
residential development and this plan recommends only residential development, the ongoing litigation
affecting this site may ultimately determine the character of its development. If the site plan is upheld by
the courts, a high density, all commercial development will be able to proceed on the site. If commercial
development is approved for this site, this plan will encourage a shift of commercial densities from
Potomac Greens to Potomac Yard, with a compensating shift of residential to Potomac Greens.
Development of this site will need to be sensitively designed to avoid any negative impacts on the
memorial character of the Parkway.

Coordinated Development District

The most comprehensive approach towards developing a large scale, mixed use project is to designate
all the property in the Potomac Area excluding federally owned land and the small amount of existing
commercially developed land north of Slater's Lane, as one Coordinated Development District (CDD}. The
CDD would include both Potomac Yard and Potomac Greens. It is logical to place all of this land in one
CDD because all of the land is owned by the RF&P railroad and constitutes one contiguous rede-
velopment area.

The CDD designation will help ensure that redevelopment of this large site will be based on overall design
principles that will provide cohesion and continuity to site development and will be compatible with
adjacent areas of the City.

DEVELOPMENT PARAMETERS

The Potomac Yard/Potomac Greens COD and the land use concept pian need to be based on a set of
principles to guide development of the site. The most important of these principles, density and height,
establish the scale and level of development desired for Potomac Yard and Potomac Greens and are
discussed at length below. Other principles which address issues such as design guidelines are found in
the Recommendations section.

Density

The level of density in Potomac Yard and Potomac Greens will be a key determinant of the character of
the development in the Potomac Yard Potomac Greens sites. [n establishing the appropriate levet of
density, two factors must be considered:

1. Transportation: The impact of different levels of development on the City’s transportation
network and areas of the city near Potomac Yard and Potomac Greens

2. Character of Development: A judgment about the type of development appropriate for the
new Potomac community
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Each of these factors are discussed below.,

Factors affecting Density
1, Transportation

The traffic impact of alternative levels of development has been addressed earlier in this plan and in a
study by Frederic R. Harris, transportation consultant. The traffic study suggests that the development
proposed by this plan will have limited Impact on peak hour traffic, but may result in exacerbating the
longer peak period. The road system built in the Potomac area may alleviate some of the congestion from
development predicted to occur.

2. Character of Development

The character of Potomac Yard and Potomac Greens will be determined in large part by the density and
location of commercial and residential development.

This plan is based on the assumption that a Metro station is necessary in order to attain a high quality
mixed use development. The location of a proposed Metro station is substantially determined by
configuration of the Metro tracks. The station needs to be located on a straight stretch of track; since
there is only one such stretch, the station would be located approximately east of Raymond Avenue.

Ofiice Density

The potential construction of a Metro Station in the Potomac Area s the key determinant of the location
and density of office development for the project. In other Metro station locations, the City has
encouraged a concentration of higher density mixed use development, including high density office uses
within convenient walking distance to the station (about a 1,000 foot radius). Recent research has shown
that the number of people taking Metro rail in the Washington Metropolitan area is a function of the
distance from the station to the destination. Ridership begins to fali off markedly after 2000 feet.
Therefore, this plan calls for most of theta,-m;ﬁee square feet of office development in the area to be
located near the new Metro station. 1,75c, 000

To place this amount of office development into perspective, a comparison to the King Street Metro
Station area is instructive The King Street Metro Station area consists of approximately 28 acres,
excluding public rights of way. This area is currently planned for approximately 2.6 million square feet of
office space, of which 1.7 million has already been built, and an additional 0.9 million planned, not
including the Carlyle project. Much of the office development around the King Street Metro station has
been or will be development at densities of between 2.5 and 3.0 F.A.R. (see Figure 6).

it would be preferable to concentrate the commercial development west of the tracks, on the Potomac
Yard site where street access is superior. This would eliminate the need for an intersection or an
interchange with the Parkway, since a substantially residential development could be served by Slaters
Lane to the south.

Residential Density
3500 vnifs

This plan allows for the development of up to 4-576-rillion-squarefeet-of residentialrepace. to include a
variety of densities. At least two-thirds of the residential development should be townhouses.

In alfocating the required amount of residential density in the land use concept plan, staff has considered
which areas are appropriate for higher residential densities and which areas require iower densities more
compatible with adjacent existing areas. Map 14 shows how these housing types would be arrayed by
neighborhood in the Potomac Yard /Potomac Greens Small Area Plan.
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Map 14
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General Character of Residential Ar

The vicinity of the Metro station is the area appropriate for higher residential densities on the Potom.ac
Yard. Although this area is likely to be predominantly office and commercial retail, some residential
development at higher densities should be encouraged on Yard to provide a true mixed use environment.

The Potomac Greens area would have about all of its estimated 15 acres developed in a mix of residential
types. In order to minimize the visual intrusion of development on the Parkway, the type and arrangement
of the residential structures on this site is critical. The buildings in this area must be set back from the
Parkway and set back from each other to allow generous landscaped open spaces between bulldings.
The low buildings closest to the Parkway should screen the taller buildings to the west. An important goal
of development in this area is to ensure that the natural setting and visual character of the Parkway will be
preserved.

A lower scale of residential development is appropriate for the Braddock Road subarea. Low to moderate
density and scale townhouses should be oriented toward the existing low scale residential neighborhood,

along Glendale and Alexandria Avenues. Mid-nise residential development 1s appropna

Foarer east and closer 4 the Braddock Road Metto stathien.
The remaining large open portions of the Yard and the Slater's area are proposed to be predominantly low
scale and moderate density residential development, consisting mostly of townhouses.

Exampl f Residential Densities

in general, the eastern part of the City is predominantly a mix of townhouses and garden apartments, with
a few scattered midrise and highrise residential buiidings. The densities of these townhouse or garden
apartment blocks are typically around 20 du/acre for townhouses, with garden apartments or stacked
townhouses (flats) at up to 50 du/acre. Midrise buildings (between 5 and 8 stories) are typically between
50 and 70 du/acre, and highrise buildings (generally above 9 stories) range between 50 du/acre and 100
du/acre.

There are many examples of townhouses and garden apartments in Alexandria within the 20-50 du/acre
range of densities. Traditional townhouses, such as Bulfinch Square (North St. Asaph, Pitt and Princess
Streets), are at the lower end of this range. This block has surface parking on the interior of the block and
a density of approximately 20 du/acre (see Figure 7). Townhouse densities in many blocks in Oid Town
generally range between 20 and 30 du/acre.

The Watergate project (Figure 8) in Old Town North at 32 du/acre and Brockett’s Crossing (Figure 9) on
North St. Asaph and Pendieton Streets at 39 du/acre represent townhouse projects at the upper end of
the range. The Watergate project has underground parking, although Brockett's Crossing, a much
smaller project, does not. However, it is usually difficult to meet the parking requirements of these
densities without underground parking.

St. Asaph Square {South St. Asaph, Green, Pitt and Jefferson Streets) at 56 du/acre, provides an example
of a denser, garden apartment project slightly above the 20-50 du/acre density range (Figure 10).
Barton's Crossing, The Arbors at Landmark and Wyndham garden to mid-rise apartment complexes are
also about 60 du/acre, but this plan does not advocate those projects as suitable models of
development.

The Colecroft project (see Figure 11), consisting of midrise buildings, townhouses and garden
apartments, provides an example of a mix of housing types that average 42 du/acre; the midrise buildings
are at 72 du/acre and the townhouses are 28 du/acre. Even though Its on-site parking is slightly
inadequate, Colecroft is one of the best recent examples within the city of a mix of housing types at
moderate densities.
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Figure 7
Bulfinch Square

North St. Asaph and Princess Streets

Location:

Density: 20 du/ac (31 units)
Height: 35

Parking: offstreet (surface)

Figure 8
Watergate

Location: North Royal, Second and North Pitt Streets
Density: 32 du/ac (100 units)

Height: 4¥

Parking: underground
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Figure 9

Brockett’s Crossing

Location: North St. Asaph between Princess
and Queen Streets

Density: 39 du/ac

Height: 22

Parking: offstreet (surface)

Figure 10

St. Asaph Square

Location: South St. Asaph and Green Streets
Density: 56.5 du/ac (113 umits)

Height: 40

Parking: underground
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Figure 11

Colecroft Midrise/Townhouse

North West Street and Braddock Road
77 du/ac (156 units)
41 du/ac (131 units)

Location:
Density:

Height:
Parking:

Figure 12
Port Royal

Location:
Density:
Height:
Parking:

77 /40°

underground/offstreet (surface)

2]

/

North Pitt and Montgomery Streets

100 du/ac (208 units)

145
offstreet (surface)
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The conclusion drawn from the above analysis is that attractive and livable townhouse devel.opment V\:’i‘lh
underground parking can occur at densities of up to 35 du/acre and garden apartments or mixed housing
areas at densities of up to 40-50 du/acre.

The City has few residential projects which exceed 60 dwelling units per acre. A notable example is the
Port Royal condominiums, a high rise building in Oid Town North at 100 dwelling units per acre (Figure
12). While the City seldom approves residential developments at above 54 du/acre, the City has, however,
followed a policy of increasing residential density allowances near transit stations. For example, the City
approved new zoning within 1000 feet of the King Street Metro Station that would allow up to 160 dwelling
units per acre. At the Eisenhower Avenue Station, City Council approved the Mill Race project which will
have a density of approximately 130 dwelling units per acre. Residential development above 100 units per
acre was also approved at selected blocks in the CNS project located between the King Street and
Eisenhower Avenue Metro stations.

A1

Hotel gﬁg Retail Uses hotel rooms amsuppcﬁqbte.

The appropriate level of hotel development is

sed on the level of office development. With 2.1 million
square feet of office development, approximatel ¥

2,75 3500
Land use goals as well as residential and office /Jevelopmem levels are considered in det/oénining the
appropriate amount of retail development. With/a million square feet of office space and’4-578-mittorr
square-feet-of residentiahdevelopment, an estimated;a80:080 square feet of retail development can be
supported. This amount )Zill provide adequate retail space to support the new residential and office areas.
Included in this amount/is up to 160,000 square feet for a larger retail center, approximately the size of
Hechinger Commons,éhopping center, serving both the new areas and the existing surrounding
community.

R

b
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300,008
Height

Building heights within the Potomac Yard and Potomac Greens sites should serve a variety of functions
and purposes; to emphasize important locations on the site, to provide a focal point for development, to
provide special views of landmarks, to provide transitions compatible with adjacent low scale areas, and
to add visual interest to the project (see Map 15).

O
The location of the Metro station in the middle of the site is the appropria@ocation for greater heights in
the Potomac Area. On Potomac Yard tall buildings with heights of up t0'84 feet should be concentrated
around this area, with the tallest buildings adjacent to the station to provide a focus for the entire area.
Areas adjacent to the commercial core should provide a transition from an intense concentration of tall
buildings to buildings of more moderate heights.

On the Potomac Greens site, all buildings within 500 feet of the centerline of the Parkway are within the
Old and Historic Alexandria District and must remain below 50 feet above average finished grade. This
small area plan limits heights adjacent to the Parkway 1o 45 feet. Buildings outside the 45 foot area and
adjacent to the proposed Metro station could rise to varied heights, up to a maximum of 77 feet.
sofeet
The heights near existing neighborhoods should be kept predominately low, 484ieet or under, to protect
these areas from taller, larger scaled buildings. These areas include the southern portion of the site,
adjacent to the Braddock Road and Del Ray meighborhoods, and the area adjacent 10 Potowmack
Crossing. ' .- of the railrmad 4racks , wiy yn %ﬁsdm#ta\ areas, a limited numbero
buiidinas may pe dllowed 10 NE fo 77 50

The height of development along Route 1 should also be 45 faet or under to mirror development to the
west, except That (-2, pulldings May be allowed to rise to 77 feet atfourvie
Rur,, Tz mark 4ne enfranc o Cl’cj
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Map 15

Predominant Height
Limits For CDD
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GQALS AND OBJECTIVES

The goals of the Potomac Yard/Potomac Greens Small Area Plan are:

a*

to encourage the redevelopment of Potomac Yard and Potomac Greens as a pedestrian oriented
urban environment with a mix of uses

to develop livable neighborhoods and successful commercial areas

to integrate redevelopment of Potomac Yard into the fabric of the Clty through the design and
arrangement of uses, streets, open space and pedestrian systems.

to protect neighboring residential areas from the impacts of traffic and incompatible development.

to minimize traffic, visual and environmental effects of development on the George Washington

Memorial Parkway

to increase the accessibility of existing neighborhoods to the Potomac River, Four Mile Run and
transit facilities.
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PROPOSED LAND USE AND ZONING

To achieve these goals, this Plan recommends that the entire privately owned area within the Small Area
Plan be designated a Coordinated Development District, except for the commercial properties located on
the north side of Slater's Lane. These properties are not owned by RF&P and should be designated OC-
Office Commercial, compatible with the properties on the south side of Slater's Lane. Daingerfield island
and the George Washington Memorial Parkway should be designated WPR-Waterfront Park.

Development in the Coordinated Development District will be guided by a land use concept plan as
discussed in the Land Use and Urban Design Analysis section of this Plan, and by the CDD principles
expressed below. This section includes the following maps:

Map 16 - 1974 Master Plan
~Map 17 - Land Use Changes

Map 18 - Proposed Land Use

Map 19 - Existing Zoning

Map 20 - Zoning Changes

Map 21 - Proposed Zoning

Map 22 - Existing Heights

Map 23 - Land Use Concept

Map 24 - Height Limits for COD
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Map 18
Proposed Land Use

WPR  Waterfront Park and Recreation
CDD  Coordinated Development District
ocC Office Commercial
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Potomac Gree

=)

3
60

0975



Map 19
Existing Zoning
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Map 20

Zoning Changes
1 From 1-2 10 CDD
2 From [-1 10 CDD

From I-1t6 OC
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Map 21
Proposed Zoning

WPR  Waterfront Park and Recreation

CDD  Zone Consistent with the CDD
Land Use Designation

oC Zone Consistent with the OC

Land Use Designation
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Map 22
Existing Heights

Zone Line

....... Old and Historic Alexandria
Height District Line
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Map 24

Predominant Height
Limits For CDD
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CDD Guidelines for Potomac Yard /Potomac Greens

Development under the Special Use Permit procedures within the CDD shall be in accord with the
following principles:

General

1,

The entire area encompassed by the CDD designation shall be treated as one integrated mixed
use development area under the procedures specified in the CDD zone.

Except for interim uses all railroad trackage shall be located or relocated generally adjacent to the
existing Metrorail tracks.

All on site wtilities shall be placed underground.
The total amount of development allowed on this site shall be as follows:

1) 2.75 million square feet of office space;
2) 625 hotel rooms;

3) 300,000 square feet of retait space;

4) 3,500 residential units.

The City Council acknowledges the right of the owner of the site, or a successor in interest, to
apply for an amendment to this plan and to the City's zoning code which would increase the
amount of development permitted on the site pursuant to a CDD plan. Council also
acknowledges that a future city council may look favorably on such an amendment if the then
existing development on the site and the proposed increase in development has not caused, and
is not expected to cause, adverse impacts on the overall character of and quality of life in the City,
and in particular the residential neighborhoods that are near the site and are affected by the
vehicular traffic traveling to and from the site.

in the event the Potomac Greens site plan, which is currently in litigation, is upheld by the courts
and a decision to proceed with the site plan project is made, appropriate revisions to this
paragraph and other CDD principles will be made.

Phasing

5.

Mix

The proportion of uses in each phase shall be specified in the conceptual design plan submitted
to the City for approval. At no time shall the proportion of residential uses in the aggregate
amount of development that has been constructed and occupied be less than the proportion of
residential uses in the overall development stated in paragraph 4.

Each development phase within the CDD shall contain all infrastructure and facilities necessary to
accommodate that phase of development.

velppment

The area shall be predominantly residential with 1) a mix of land uses with office, supporting
retzil, restaurants and higher density housing concentrated near the metro station, 2) a mix of
housing types, 3) a possible shopping center to serve the district and nearby residential
neighborhoods, 4} a variety of retail and service uses scattered throughout the district at
appropriate locations, 5) a variety of parks and open spaces and 6) community facilities as
needed.
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en c

e Approximately one third of the net site area (total site area fess streets and rights of way, Four Mile
Run and rail operating land}, shall be dedicated to the City for public parks or accepted by the
City as usable open space.

9, All major open space in the CDD shall be connected by pedestrian and bicycle trails to existing
open space and recreation facilities in surrounding neighborhoods.

10. There shall be a system of bikeways connecting the residermal areas to the Metro station and to
the primary recreation facilities.

1. A landscaped strip of at least 30 feet shall be provided along Jefferson Davis Highway as a buffer
between the new buildings and Route 1.

Residential Uses
12. Al least two-thirds of the residential units shall be townhouses, at a variety of densities. Up to one-

third may be multifamily units.
13. Ten percent of the residential units constructed on the site shall be made affordable. An amount

equivalent to the provision of an additional five percent of the on site residential units as affordable
shall be made available to the City for use in the provision of off-site affordable housing.

Office Uses

14. The transfer of office space from Potomac Greens to Potomac Yard shall be encouraged, subject
to City Council review.

Public Institutions and Facilities

15. Up to 7 acres of land or comparable space, as determined by the City, shall be provided for public
institutions and facilities, including school and school-related facilities. In addition, land shall be
made avallable for sale to Virginia Power far a substation if it is needed. Needs will be determined
at the time that a development plan is submitted for review.

interim Use

16. Interim uses on sites planned for later phases of development under a CDD SUP shall be
permitted subject to the special use permit process, provided that the City Council determines
that such uses are compatible with adjacent uses and with the adopted long range development
plan for the CDD and that the uses do not exceed the heights and densities allowed in the
underlying zone.

Transportation

17, A new Metrorail station shall be built and paid for by the developer(s) at an appropriate location
within the CDD area: the station shall have convenient pedestrian and bicycle access from the
Potomac Greens and Potomac Yard portions of the CDD.

18. The Metrorail station shall be designed to accommodate a commuter rail station on the Potomac

Yard site. The commuter rail and Metro station area shall be designed so as to provide joint and
convenient access to bus feeder services.
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19.

20.

21.

22,

23.

24.

25

26.

27.

Designated pedestrian and bicycle crossings shall be provided across Jefferson Davis Highway,
the rail corridor, and the George Washington Memorial Parkway.

The CDD street system development shall be designed to minimize use of existing reside.ntial
streets to the east, west and south of the project by commercial traffic heading to or from the site.

The existing Monroe Avenue Bridge shall be maintained as a four lane facility.

Through vehicular connections between the Potomac West area and the Potomac Yard section of
the CDD north of the Monroe Avenue Bridge shall be limited to E. Glebe Road, S. Glebe Road,
and Swann Avenue. Access to and from Jefferson Davis Highway will be determined in
consultation with adjacent communities.

There shall be no intersection or connection between the George Washington Memorial Parkway

‘and the Potomac Greens site by which motor vehicles can access that site from the Parkway or

by which vehicles can access the Parkway from the site.
No curb cuts serving individual development projects will be allowed on Jefferson Davis Highway.

The use of rail cars shall be maximized for the transportation of construction materials and
equipment to and from the development site. All construction related traffic shall use I-385 to
access the site when rail transport is not feasible.

A comprehensive transportation management plan shall be required to encourage employees to
travel by modes other than single-occupant vehicles. As a minimum standard the development
must meet a 30% transit usage and 1.4 auto occupancy rate within one year after the Metro
station is opened unless otherwise provided by the TMP.

In the event that projected development results in a traffic spltiover onto residential streets, the
City shall implement traffic control mechanisms to mitigate such spillover and protect local
neighborhoods. These measures shall include the neighborhood protection measures discussed
on pages 31-33 of the City's Master Transportation Plan.

Urban Design

28.

29,

30.

31.

3z2.

Buildings shall be designed and sited to be In consonance with the historic character of the
adjoining historic districts. The heights of buildings in the Potomac Yard and Potomac Greens
areas shall follow the height limits shown on Map 25,

Buildings along Route 1 shall be limited to 50 feet except for 1-2 buildings at Four Mile Run, which
may rise 77 feet.

Buildings in the interior of the Potomac Yard site designated for residential use shall have a
maximum height of 77 feet provided that a predominant number of the buildings will rise no higher
than 50 feet.

In the commercial core west of the proposed Metro station, no more than three or four buildings
may rise to a height of 110 feet, provided that they have retail uses on the ground fioor; the
remaining bulldings in that area shall display a substantial variety of heights below 110 feet.

South of the Monroe Street Bridge, the heights shall be predominantly 45 feet, with a few buildings
allowed up to 77 feet.
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33.

34,

35.

36.

37

38.

Buildings on the Potomac Greens site shall be designed and sited so as to minimize the visual
impact of development along the Parkway.

East of the Metro tracks, buildings within 500 feet of the George Washington Memorial Parkway
shall be limited to 45 feet; outside of the 500 foot line and within 1500 feet of the Matro station
buildings shall be of varied heights up to maximum of 77 feet; all others shall be limited to 50 feet.

Parking in the area shall be underground to the maximum degree feasible and shall be well
screened where above ground.

Vistas and views of the National Capital monuments shall be maintained from open space
wherever possible,

In general, a grid system with moderate block sizes shall be favored on the Potomac Yard.

An Urban Design Advisory Committee appointed by City Council shali review proposed urban
design guidelines and individual buildings proposed to be built under the guidelines, with the
technical assistance of the Department of Planning and Community Development, and its
comments shall be presented to the Planning Commission and City Council for consideration in
connection with any development plan submitted for approval.

Environmental ssues

39.

Prior 1o and as a condition to the commencement of any development activities on the Potomac
Yard site, one or more studies shall be conducted to determine the nature and extent of
environmental pollutants which are present on the site. Based on these studies, a plan for the
remediation of such pollutants, by removal or otherwise, shall be prepared and submitted to the
city, to the Virginia Department of Health and any other appropriate state agencies, and to any
federal agencies having and asserting authority with respect to the site’s remediation. Such pian
shall include an identification of the types and location of the environmental pollutants located on
the site, a description of the methods to be undertaken to remediate such poilutants, and &
schedulie containing the estimated periods over which such remediation methods wili be
undertaken. During the clity's review of the plan, the city council may conduct a duly advertised
public hearing on the plan. No remediation activities may be undertaken pursuant to the plan
unless and untll the plan, whether in its original or an amended form, has been approved by the
city, the Virginia Department of Health, and any other state and any federal agencies having
review and approval authority. Following such approvals, the plan shall be implemented in
accordance with its provisions. No construction or other development activity may commence on
any portion of the site unless that portion has been remediated in accordance with the terms of
the approved remediation plan, and the city has determined that portion of the site, following its
remediation, will not be adversely affected by any pollutants existing on the portions of the site
which will remain unremediated.

The prior provisions of this condition shall apply to the Potomac Greens equally.

Historic Resources

40.

Prior 10 any development, cultural resource studies shall be conducted and a2 management plan
shall be prepared to: determine the location and significance of prehistoric and historic
resources; to identify the historic context and character of Potomac Yard and Potomac Greens
and surrounding historic neighborhoods; and to set forth appropriate preservation strategies. The
preservation measures shall be taken in a timely manner in accordance with federal, state and
local standards.
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41. Historically significant resources and themes including, but not limited to, Preston Plantation {the
only known Alexander family site within Alexandria), the Alexandria Canal, and the railroad
industry shall be commemorated through appropriate landscapes, exhibitions, buildings and
sighage.

42 To the extent possible, the developer should work with the City to develop and Implement a job
training and placement program to provide training and employment opportunities for City
residents.

DEVELOPMENT WITHOUT A CDD SPECIAL USE PERMIT
Within the CDD zone the uses permitted without a CDD special use permit shall be as follows: The area

south of the Monroe Street Bridge and the area east of the Metro tracks shall be RB (townhouse); the first
250 feet east of Route 1 shall be CSL. the remainder of the site shall be | (industrial).
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A LAND USE-GO, OBJECTIVES, POLICIE

GOALS

1, To have a harmonious set of land uses winiely preserves the predominant character of Alexandria
as a city of residential neighborhoods with a lively and attractive mix of commercial, institutional
or community facilities, and recreational activity, and maintains an appropriate economic base.

2. To preserve and enhance residential neighborhoods.

3. To preserve and enhance the historic aspect of the city.

4. To preserve the residential and commercial diversity wh%t has historically characterized
Alexandria.

5. To preserve and increase parkland (for both active and passive uses) and open space throughout
the city.

OBJECTIVES

1. To promote mixed use development in most major development or redevelopment areas.

2. To maintain existing residential areas.

3. To ensure that new development is compatible with adjacent or nearby residential
neighborhoods.

4. To maintain a mix of uses compatible with existing uses and pedestrian oriented scale.

5. To maintain existing mixed use areas and ensure that nearby development is compiementary.

6. To require open space or parkiand, particularly in nearby developing areas targeted for dense

residential and commercial use.
POLICIES

1. All new large scale development or redevelopment on parcels of 10 acres or more shall be
residential or mixed use, and at densities that may be lower but in no case higher than allowed
today except where a small area plan determines that residential use is inappropriate.

2. In areas designated for mixed use development, development of parceis of 2 acres or more shall
be residential or mixed use or shall contribute to achieving the mix desired in the area.
The fshql\ be promoted,
3. Reasnete dual use of public spacelwhere appropriate,to encourage activity for longer periods each
day.
4, Areas of the city currently zoned residential should remain zoned for residential use at no higher

than their current density.

5. New development in or near the older areas of the city must be compatible with and provide for a
transition in height, density, scale, and design from the old to the new.
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8. The mixture of uses in new development must be compatible with nearby existing mixed use

areas.
(Shovld :
7. Eneeun\gebevelopment plans‘te- make eftective use of existing parkland andeas open space by
site plan orientation’enhancement of existing stream beds and coordinated plazas.

8. - GufiiROLihe iR B : P EHE = f
andloropenspass-ee. T he Use o-fg vblely -owned SPOLe shovid be odlcnll
reqsses;ed fodetermne 1§ such Space tan be converted o parkland or'open SE

& 9. Purchas for public use where no other reasonable alternatives exist to provide desirable

parkland and /e open space.
Should be

10. - Coordinated Development District development must include dedicated and protected
parkiand and/or open space.

11. Non-residentiat dévelopment adjacent to 1 or 2 family housing areas should be limited to low
density, low scale (say 3 1/2 story) uses which are compatible with residential areas. Appropriate
uses might include small-scale retail, townhouse office, service establishments.

12, Non-residential development adjacent to medium density residential areas (townhouses and
garden apartments) should be limited to moderately low density, moderate scale (say 50 feet)
uses which are compatible with residential areas. Appropriate uses might include moderate scale
retail and service establishments, small office buildings, and other uses with high performance
standards.

13. Residential areas should be buffered, where possible, from high impact or potentially incompatible
uses such as industry, high-impact retail or eating establishments.

14. Shopping centers and high-intensity commercial activity should be concentrated in a small
number of relatively compact commercial areas.

15. Large scale and high density office concentrations should be limited to designated development
potential areas where high densr'ély concentrations are appropriate and where the traffic impacts
on residential neighborhoods atively limited. These concentrations should be limited to areas
served by expressways or arterials, and preferably by Metro{" h all such areas, mixed use
development should be promoted to limit the adverse impact of office-only devetopment. In
medium and high density areas where there is a tenuous balance between residential and office
development, a concerted effort should be made to maintain that balance and mixed use
development will generally be preferred.

16. industrial, wholesaie, distribution and heavy service uses should be concentrated in industrial
areas well located with respect 1o transportation facilities, and well buffered from residential areas.
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GOALS

1. Maintain the appropriate residential and neighborhood character of the City by preserving existing
residential areas and promoting residential components of proposed development projects.

2. Encourage a mix of private homeownership and rental options for families and individuals so that
those who choase to live in the City have the opportunity to purchase or rent safe, decent
affordable housing within their means.

3. Provide quality standards to guide major deveiopments and coordinated development district
projects that provide a needed mix of housing types at affordable ranges.

4, _ With respect to publicly assisted housing, the City will attempt to maintain its current commitment; |
in the future, the City will seek additional regional approaches to subsidized housing with
neighboring Northern Virginia jurisdictions.

5. - Encourage housing options for special population groups (e.g. handicapped, eiderly,
low/moderate income etc.) residing in the City.

6. Promote housing for ownership and rental that is affordable to the children of Alexandrians and
City employees.

OBJECTIVES

1. Enforce the City's building and health codes to ensure safe and healthful housing for the City's
residents.

2. Increase opportunities for homeownership in the City while protecting the range and number of
affordable rental housing units.

3. The Capital Improvement Program and Housing funds should be coordinated to jmprove
neighborhoods.

4, Encourage programs that provide elderly homeowners with the opportunity to maintain residence
in their own home.

POLICIES

1. For new development, the City shall require suitabie landscaping and well-defined open spaces to
serve as a buffer between planned residéntial and commercial areas.

2. For proposed new large-scale developments, the City shall conduct itself or require developers to
submit cost-revenue analyses of City services required to support these developments.

3. The City will continue to enforce and expand where necessary City policies governing residential
parking permit programs, alternative traffic patterns, etc. to ensure that the livability of residential
areas is maintained.

4. To encourage the provision of affordable housing units in all new major developments, the City

will continue to use existing and develop new incentives that can effectively enhance the
economic competitiveness of housing compared to other uses.
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The City shall encourage mixed commercial and residential uses of both existing and new
buildings by incentives such as reduced parking requirements, increased density and code
concessions.

The City shall uphold the commitment contained in Resolution 830 to maintain 1150 publicly-
assisted housing units.

The City shall promote innovative use of existing and new housing stock that will enable elderly
homeowners to continue living in their homes and provide additional affordable housing for
Alexandrians provided the uses do not change neighborhood population densities.

The City shall explore the establishment of an affordable housing fund to be supported by
appropriate fees on commercial development.

The City shall continue to work in partnership with the private sector on a balanced response to
the need of Alexandria homeiess.
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C. TRANSPORTATION.

GOAL |

The City of Alexandria shall develop and manage a safe, comprehensive transportation system consistent
with the City’s land use policies which is designed to move people and goods at a satisfactory level of
service with minimal community disruption and environmental impact.

OBJECTIVES
1. Strengthen the hierarchy of functional classiication of streets and highways.

Palicies /Actions:

a. Adopt improved design and access standards for all roadway classes and strictly enforce
them on all parties.

b. Establish an access control program for arterials to reduce direct access especially along
strip deveiopment.

c. Establish principal commuter corridors along 1-395, 1-85, Route 7 {west of Commonwealth
Avenue), Route 236 (west of Route 1), Route 1, Telegraph Road, Eisenhower Avenue, and
Washington Street/the George Washington Memorial Parkway. Focus access control
efforts, land use decisions, and traffic operational improvements to expedite peak period
traffic along these routes, while recognizing the difference in the off-peak demands on
several of these facilities.

2. Minimize the impacts of traffic, especially the impacts on residential neighborhoods.

Policies /Actions:

a. Upgrade and improve the efficiency of major streets and highways to achieve Level of
Service D during peak hours. - ‘

b. Where Level of Service D is nat achievable without creating undue impacts of expanded
streets and highways on residential areas, then Level of Service E will be tolerated for the
peak hours.

c. During off-peak hours, Level of Service C shall be achieved; in such cases where this
would create undue impacts on residential neighborhoods, Level of Service D will be
tolerated.

d. Where "b" cannot be achieved, and the result is commuter traffic impacts on
neighborhood residential streets, then a program of sound traffic engineering changes to
deter neighborhood cut-through traffic will be established in cooperation with the citizens
of the affected area.

e Work to reduce commuter use of residential streets 1o protect their primarily residential

nature, such as Beaursgard Street, Braddock Road, Commonwealth Avenue, Janney's
Lane, segments of Mount Vernon Avenue, Quaker Lane, Russell Road, Seminary Road,
Van Dorn Street (north of Duke Street), and north-south streets in the residential portions
of the Old and HistorigyDistrict.

Alexandria.
5
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f. ‘Work to diécourage commuter use of residential streets.

Increase the safety and efficiency of the existing street system.

Policies/actions:

a. Initiate a Topics study. Topics was an early 1970's Federal program for Traffic
Operational Improvements for Capacity and Safety. The acronym is still in general use by
transportation engineers. A particular emphasis of this effort will be adequate sign
distance issues, especially on stop-controlied approaches in the Old Town area.

b. Prepare an action plan for implementing the study's recommendations.

c. Enhance, upgrade, and expand the computerized traffic signal system software,
hardware, and budget for operations and maintenance.

T d Continuously update the signal system timing plans.

e. Consider the advisability of reallocating functions between the Traffic and Parking Board
and the Director of Transportation and Environmental Services.

Increase the availability and use of a variety of public transportation options.

Policies/Actions:

a. Expand the DASH bus service between major employment centers, residential areas, and
Metrorail stations as warranted by demand.

b. Expand the Office of Transit Services and Programs employer and employee outreach
programs. This office is the focus of all efforts of transportation demand management in
the City, and should have a strong resource base to maximize its effectiveness.

C. Conduct a study of the feasibility of alternative modes (e.g., people mavers, shuttle buses,
etc.), both new and conventional technology, for circulation in major new developments
such as the Eisenhower Valley and the Potomac Yardf.

d. The developers shali construct a new Potomac Yard Metrorail Station before or
concurrent with any significant development in the Yard or Potomac Green,

Reduce the rate of increase of vehicle trips.

Pglicies/Actions:

a. In cooperation with other jurisdictions, advocate substantial improvements to major radial
commuting facilities, both highway and transit; :

the Woodrow Wilson Bridge: increased capacity and an HQV facility on 1-85 from
1-495 to -295.

1-395: increased capacity of the regular lanes and an additional HOV lane.

I-295: increased capacity and an HOV facility.
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the Metrorail Yellow Line: accelerated completion of the line to
Franconia/Springfield station. . -

the NOVA Commuter Rail proposal: implementation of the full service.
b. Complete and expand the bikeway system.

C. Upgrade pedestrian facilities, especially in lower density areas of the City and eliminate
street furniture which restricts pedestrian movement.

d. Increase the amount of pedestrian-oriented mixed-use development to reduce peak and
off-peak auto usage. Consider the degree to which a proposal is at a scale and of a
design which maximizes pedestrian access and circulation as an integral part of the CCD
preparation, negotiation, and approval process.

6. Expand the usage of multi-occupant vehicles.

Policies/Actions:

a. Work with VDOT and adjacent counties in the development of a comprehensive regional
plan including regional HQV facilities on the Capital Beltway (I-95 portion), the George
Washington Memaorial Parkway in Fairfax County and, Route 1 in Fairfax County. Route
2386, and Route 7.

b. Cooperate with the VDOT to establish a connection which permits access from the

northbound Shidey Highway HOV lanes through the regular lanes to exits in the City of
Alexandria.

GOAL Il

The City of Alexandria shall achieve a balance between the development which is allowed and the
transportation system necessary to meet the needs imposed by that development.

QBJECTIVES

1. Increase the revenues used for transportation improvements, both capital and operatlng from the
tax base added by the development.

2. The timing of development should relate to the timing of transportation improvements needed to
serve that development. In this way the infrastructure needed to serve the City should preferably
be in place either before or concurrent with development.

Policies /Actian

a. Maximize the use of direct developer contributions for implementation of necessary
transportation improvements simultanecus to the construction of the new development.

b. Establish Transportation Management Areas in the Eisenhower Valley (between Hooff's
Run and Van Dorn Street), in the Potomac Yardg/Potomac Greens area, and in the area
between Beauregard Street and Shirey Highway. These areas should have a
comprehensive multi-modal access and circulation system planned by the City prior to
approval of any further development. Funding for implementation of the systems shall
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come from di rect developer contributions and a Transportation Benefit Assessment
District (to be established through City coqperation with landowners), with minimal direct
support from tax-based sources.

The intensity and mix of development in any given area should relate to the ability of the
transportation system to satisfy transportation demand.

Policies fAction:

a. Limit intensive development in areas of the City which are already underserved by the
existing transportation system and where the prospects for improvements in the future
are dim.

h. Where intensive development already approved or constructed has outstripped the

capabilities of the transportation system to adequately meet the demands as defined
above, then the system should be improved within the guidelines for protection of existing
residential neighborhoods defined above.

C. Within the limitations expressed in 3(a) and 3(b), establish intensive development within a
1,000- foot radius of the Metrorail stations where the opportunity of efficiently transporting
people is the highest. Certain exceptions 10 this ruie are necessary to preserve existing
residential areas, e.g., the neighborhoods west of the King Street Station and near the
Braddock Road Station. In the Potomac Yardg area, which overall will be low to medium
density, a portion of the development should be constructed at high densities
immediately adjacent to the proposed Metrorail station. This will enable lower densities
throughout the remainder of that large parcel.

Refine, improve and strengthen the Traffic Management Plan (TMP) and Traffic Impact Study (TIS)
process as a means of managing the transportation needs of new development and
redevelopment.

Policies /Actions:

a. Establish as a legislative priority securing the charter amendment authority enabling the
City to reject or amend development proposals on the basis of their transportation
impacts on the health, safety, and welfare of the citizens of this City.

b. Adopt standards for and establish as part of the TIS process for major developments the
analysis of air quality, noise, and water quality impacts related to the traffic to be
generated by the development. This information shall be explicitly considered in judging
the potential adverse effects on the health, safety, and welfare of the citizens of this City.

C. Establish a continuing monitoring program of ail developments which submitted TMP's to
determine the real effectiveness of the various measures proposed to ease peak hour
vehicular trips. Utilize this factual basis in the review of future TMP’s.

d. Require developers to reasonably justify the effectiveness of their proposed TMP actions.
insufficient justification should constitute grounds for rejection of the TMP. One way to
accomplish this without total rejection of the development proposal is to permit a phased
development, with subsequent phases dependent on the demonstrated success of the
TMP actions.
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GOAL Il

The City of Alexandria shall provide or require to be provided enough parking to adequately meet the
needs of each land use type, but not to the extent that parking availability encourages the use of the 5|n3 'e,

aC(u]nnJ( private auto. '

OBJECTIVES

1. Complete actions on the recommendations of the CBD parking study.

2. Conduct a technical parking standards study for the rest of the City in order to derive the sound
base of information needed to formulate a parallel set of policies for other land uses in other
locations.
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D. COMMUNITY FACILITIES

GOALS

1. To have array of convenient public and guasi-public services and facilities which provide for the
health, well-being, and personal development of residents at all ages.

2. The character of specific facilities and services projects and improvements should be harmonious

with and sensitive to the ambient environment, naturai and manmade, in which they are located.

3. The level of quality and the quantity of facilities and services projects should reflect sound
principles, and should meet or exceed performance standards generally accepted on the national
level.

4. Alexandria is known for the quality of its educational, historic resource and cuitural opportunities;

City activities and emphasis should be placed on maintaining and enhancing those features.

5. This segment of the Master Plan should be used as an operating document, providing City staff
with overall policy guidance, goals and objectives.

8. Public and private policy must lead the way to guarantee a healthy and satisfying environment for
this generation and for all generations to come.

7. To preserve and enhance the historic character of the City through the identification, planning,
conservation, interpretation, and public enjoyment of our historic resources.

8. To enhance the City’s tax base substantially by marketing Alexandria as a viable destination for
conventions and group tours.

OBJECTIVES

1. City operated business and service facilities should be located for the convenience of the citizens;
consideration should be given to providing selected services on a full or par time basis, and
during other than normal business hours, at locations other than the central City Hall.

2. Public facilities should be designed to enhance the private facilities /development in their area,
and vice versa.

3. That existing cemeteries be preserved.

4. The level of facilities and services development should be set to have infrastructure in place
when/where needed.

5. The City should strictly enforce utility franchise agreements, and review those agreements to
increase benefits to the residential and business users; e.g. facilities should be modernized on a
City-determined schedule, services should be expanded to keep Alexandria in the forefront of
technological advances in telecommunications, fuel conservation, cable TV, etc.

6. All facilities and services should be critically reviewed on a periodic basis to determine whether or
not they provide an enhancement to the quality of life in the City, and whether or not they attain
their goals and objectives.
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7. Pursue historic preservation efforts in Alexandria through legislation, easements publlc
education, and citizerr involvement. :

8. Administer City museumns, historic sites and programs in order to preserve, protect, interpret, and
collect artifacts (buildings and objects) relating to all facets of Alexandria’s history.

9. Continue the City’s archaeological program in order to study, preserve, protect and interpret -
Alexandria’s archaeclogical resources.

10. Establish and/or support programs to encourage tourism and convention activities and to
promote the well being of businesses, the arts, and museums and historic sites.

11. Administer a City-wide program to protect and preserve the City's archival resources and to make
those records-avaiiable to the public for research and study.

.12 Inventory the City's historic resources and create plans for their preservation and interpretation,
and the public's education,

13. Promote the use of easements in order to preserve historic buildings (exteriors and interiors),
gardens, sites, and artifacts throughout Alexandria. {Meved=iremFearisarmi-feerentiom-Gbfortive
et aiierm.

14. Promote festivals and celebrations of our City's historic past and maintain the traditions of all our
citizens.

STRATEGIES

1. All open land should be catalogued /inventoried and considered for public use, now ot in the

future. Properties should be classified for community use by priority, and efforts made to obtain
the highest priority properties for the City as funds will permit. Trade-offs should be encouraged.

2. Shorelines should be protected, and modified only in conformance with guidelines established by
the City, State or Federal Governments to prohibit erasion, sedimentation, and adverse visual
impacts. Docks and piers should be limited and their use controlied.

3. Woodlands throughout the City should be mapped and preserved to the extent passible
commensurate with their natural and visual quality; the City should plan and encourage the
planting of varieties of trees most suitable to the climate and soil of the area, and designed to
provide a variety of shapes and colors throughout the year.

4. A City-wide forestation program, including street trees, should be maintained.

5. Property owners and developers should be encouraged ot, under prescribed circumstances,
required to preserve existing trees and vegetation; selected varieties of trees might be contracted
for at volume prices and made availabie to residents under the contract.

6. City policies should be coordinated with adjoining Counties, the Corps of Engineers, State
Governmental Agencies, U.S. Environmental Protection Agency, and other Federal Agencies,
Chesapeake Bay Coalition, etc.

7. Air quality should meet or exceed all air quality standards set by the Commonwealth of Virginia

and the U.S. Environmental Protection Agency; the City should maintain an active monitoring
‘program and take aggressive action against poliuters.

11
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10.

The City should maintain a working relationship with the Northern Virginia Airport Authority to
mitigate noise generated by National Airport air traffic. S

The City should maintain an active noise reduction/control program,; citizens should be informed
of the standards, and the police should enforce noise controls on such vehicles as motorcycles
and trucks.

To work with the neighbaorhood civic and community groups and small businesses in the
community to ensure that the affects of a rapidly expanding business sector are realized and that
the needs of all citizens are served.

CITY UTILITIES/FACILITIES - GOALS

1. A safe, efficient and dependable system of public and private utilities serving the basic
health, sanitation and communications needs of property owners and tenants.

2. To provide a high level of quality and service to the residential and business communities.

3. To support regional cooperation in the provision of community facilities in cooperation
with Fairfax and Arington Counties, when desirable, since the impact and importance of
most public works are not neatly locked within the boundaries of any given jurisdiction --
one community's failure to provide adequate sewage treatment may hinder all others in
the vicinity.

CITY UTILITIES - OBJECTIVES

1. To conduct periodic professional studies of each infrastructure facility to get maximum
value out of each/every dollar spent; to increase efficiency through improved operatians,
more aggressive maintenance procedures, recycling, etc.

2. To maintain current assets to the optimum standards, which may be the single maost
important element of the City's stewardship obligation, and the greatest cost reduction
factor.

3. To periodicaily review the present use of all facilities for possible alternative uses or higher

priority uses: e.g. the recently buiit rowing facility.

SOLID WASTE DISPOSAL - QBJECTIVES

1. To provide a cost-effective solid waste collection and disposal system, either through City
services or licensed contractors,

2. To develop and implement longer-term solutions to solid waste disposal to avoid future
problems of service, capacity, increased environmental impact or cost, inctuding
recycling and increased separation of types of waste.

3. To increase penalties for violation of City waste disposal laws and rigorously prosecute
viglators.
4. To require high rise buildings constructed in the future to have facilities for the ready

separation of various types of solid waste, i.e. paper, garbage, bottles, cans.

12
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5. To closely monitor the waste-to-energy plant and ensure that its contractual standards are
met. No less than every five years, the standards should be criticaily reviewed and ap-
propriately revised, considering new technology, new health information, and costs.

PRIVATE UTILITIES - OBJECTIVES

1. The City should continue to rely on private, franchised suppliers for its supply of
electricity, natiral gas, water, telecommunications and cable TV, however, the City should
take an active role in rate negotiations to ensure users receive competitive rates for
services provided.

2. The Clty should continue to monitor the cable TV franchisee to ensure that the community
Is properly served.

WATER - QBJECTIVE

1. Emphasis and continued study should be given to water conservation and recycling
technigues.

2, Sources of supply should be identified to fill the needs of the future.

3. Emergency plans should be developed to protect against source contamination, both in

identification and replacement.

WASTE WATER - OBJECTIVES

1. B'y‘the-end-ef-ﬁecal.yaar—l-eeﬂ%e City should complete an extensive engineering study of
the present sewer and waste water systems using current development and usage projec-
tions for the year 2010 including separation of storm and sanitary sewers,

2. The City should actively monitor waste water flow ta identity and eliminate sources of
water pollution.

STORM WATER - OBJECTIVES

1. All land development projects should provide for on-site stormwater controb so that run off
after development is at no greater rate than run off prior to development.

2. Construction within the 100 year flood plain should either be prohibited or shouid be
constructed in such a manner so as not to interfere with the flood plain capacity.

ELECTRIC UTILITIES/CABELE TV - OBJECTIVES

1. All future utilities should be placed underground and present utilities should be moved
underground under a planned schedule over a twenty year period.

2, Utility standards should be clearly defined and monitored.

i3
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HEALTH FACILITIES AND SERVICES

GOALS

1. To provide health programs and services, as set forth by law, to prevent and control
disease, to protect the environment, to eliminate unsanitary and unsafe conditions, and to
promote the physical and emotional well being of our ¢itizens.

2, To encourage a full range of private sector health facilities within the community.

3. To encourage the provision of mentai health, mental retardation and substance abuse
services by both for- profit and non-profit providers.

4. To maintain and enhance the quality of life by providing services that are responsive to
individual, family and community needs, and to improve citizen access to opportunities,
services and resources to facilitate the ability of citizens to function suc cessfully in our

society.
OBJECTIVES
1. As necessary, establish, maintain and/or expand health facilities and create new facilities

to meet the needs of the citizens of the City.

2. Encourage the development of adequate facilities for the care of the elderly,
handicapped, mentally retarded and mentally ill, including institutional and home care.

3. Encourage development of adequate public and private outpatient and inpatient
rehabilitation service facilities to help recovering substance abusers.

4. Maintain adequate trained personnel to inspect food faciiities and to provide home health
care monitoring.

5. Promote quality child day care services.

6. Conduct active monitoring of air and water to minimize hazards caused by pollutants that
enter the City.

7. To provide pre- and post-partum infant health care.

THE LIBRARY SYSTEM
GOALS

1. To provide the citizens and businesses of Alexandria with a broad range of |ibrary
services, including special services for the homsbound, handicapped and youth.

2. To meet or exceed the recommended national {evels of service, volumes per resident,
and facilities.
3. " To make all facilities and services available for the convenience of the users.
14
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BJECTIVES

1. To study the integration of the school system libraries more fully into the overall City
library system.
2. To broaden the types of documents availabie, increasing the supply of books, films,

records, cassettes, discs and computer terminals.

3 To build a new, state of the art, library and media center in the West End of the City,
providing space to accommaodate the Technical Services, Special Services and
Automated Services Divisions, storage space to alleviate the present storage problem,
community meeting rooms and a chambher committee room for the storage and
preservation of rare and archival materials. :

4. To upgrade facilities, where necessary, to provide each neighborhood with ready access
to a library; including renovation/replacement of the Queen Street Library.

5. To maintain special equipment at each facility for use by the visually and physically
handicapped and for the hearing impaired.

6. To participate in regional library programs to make available networking services for on-
line cataloging. business information, data processing, etc.

7. To increase children’s programs.

8. To develop and/or expand extension services, such as homebound and nursing home
services.

g. To work with the Chamber of Commerce and major employers to ensure that the needs of

a rapidly expanding business sector are recognized and served.

THE ALEXANDRIA SCHOOLS
GOALS

1. To provide a school environment and level of quality of instruction and facilities that
encourages enrollment in the public schools.

2. To provide comprehensive educational facilities and services to serve the need of all
citizens, including the handicapped, the eiderly, and the pre-school populations.

3. To provide sound vocaticnal and college bound training to prepare all students for a
successful post-school life experience.

4. To ensure that all students are abie 1o function within the social and working environment.

5. To broaden the role of the school system to include sound pre-school programs and to
provide structured day care facilities throughout the week.

OBJECTIVES

1. To place emphasis on basic learning skills.
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2. To encourage City residents to use the City schools.

a. To increase the use of school facilities for associated community activities, i.e. adult
evening education, day care, and recreation.

4. To protect the schools, to the extent possible, from the impact of nearby development
and from traffic.

5. To provide an adequate number of well-trained teachers, with needed equipment, working

in conjunction with well qualified supervisors and specialists, in facilities that promote
learning.
6. To encourage greater involvement of city businesses in curriculum development, funding

and sponsoring scholarships, and in the "adopt a school” program.

7. To reduce the dropout rate in the schools by installation of whatever programs necessary.

HUMAN SERVICES

GOALS

1. To promote the economic and social independence and self-sufficiency of ali
Alexandrians.

2. To work with other regional governments in providing human services, without becoming
a magnet for non- Alexandrians.

3. To ensure that the level of human services is maintained and/or enhanced through
advance planning of action programs during a period of rapid development.

4. That, as a principle of land use, housing and treatment facilities should be permitted to
meet the needs of citizens with mental and /or physical disabilities.

OBJECTIVES

1. To respond to the basic needs of Alexandrians by providing food, shelter, clothing,
medical care, transportation, fuel, personal care, and financial assistance, both
emergency and longer-term, in accordance with Federal and State mandates and City
policy.

2. To provide protective services to Alexandrians to prevent child, spousal and eider abuse
and neglect and violence against women.

3. To provide needed residential services for the homeless, elderly, battered women and
children and young adults in foster care and for those individuals disabled by mental
retardation, or substance abuse.

4. To plan and provide day care for children and adults, including information and

registration services and subsidies for low income households.
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5. To provide employment assistance for Alexandrians, including workshops, summer
empioyment for youth, skills training, placement services and targeted assistance for
refugees and ex-offenders.

6. To provide counseling services, including individual and family counseling, support
’ groups and workshops, particularly for special populations.

7. To protect human rights through investigation, resolution and prevention of discrimination
and advocacy and provision of services for disabled persons.

POLICIES
1. To provide necessary transportation resources for the elderly.
2. To provide needed safe emergency shelter for homeless persons, with counseling, job

training, referral and transitional financial assistance to address long term needs.

3. To provide needed transitional housing and residential facilities for individuals disabled by
mental retardation, mental iliness, or substance abuse, youth and young adults leaving
foster care, women leaving the battered women’s shelter and the elderly and persons
leaving hospital and nursing care facilities.

4. To encourage added Medicaid nursing home availability.

5. To provide pre-employment and remedial training, and encourage private empioyers to
participate in these programs.

6. To expand home day care opportunities in the community.
7. To expand after-school day care programs for children.
8. To develop and encourage day care resources for children with special needs, such as

physical or mental handicaps.

9. To institute a Social Impact Analysis {SIA} of proposed developments in the City. The SIA
would assess the degree to which a proposed development impacts, positively or
negatively, on the higher priority social concerns of the City, such as housing, job
creation, job training, day care provision, senior citizen housing, handicapped access,
etc. By prioritizing its goals, the City should be able to direct and control development
into the areas and types of development considered most desirable.

10. To encourage profters from developers that incorporate priority social services and
facilities.

ENVIRONMENTAL HEALTH

GOALS
1. To protect the guality of the environment.

2. To protect public health.

17
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OBJECTIVES

1. To ensure that the public is adequately protected against improper food handiing and
service. '
2. " To protect the public against unsanitary conditions in public and private tacilities catering

-to the personal needs of the public at large.

POLICE DEPARTMENT

GOALS

1. To maintain an effective crime suppression program.
2. To maintain law and crder within the City.

-3 To assist persons in distress, in need of protection (physical or property}, to respond in a
professional manner to civic emergencies.

QOBJECTIVES

1. To maintain an emergency response time of under five minutes.

2. | To search out higher crime areas and take measures to reduce the opportunity for crime.
3. To maintain & well-trained police force.

4, To encourage citizen participation and interest, and foster good working relations

between the citizenry and the police.
5. To cooperate effectively with surrounding jurisdictions.
8. That all development take into account crime prevention design considerations, and that

community facilities are planed from a broad community problem-solving approach that
includes the police perspective.

FIRE DEPARTMENT

GOALS

1. To maintain an effective fire prevention program.

2. Enforcement of all laws and ordinances reiative to fire and fire prevention.

3. Professional operation of the City's emergency ambulance and rescue service.

4. To foster modern code and building technidues in construction projects in the City.

5. To maintain a fire insurance rating for the City which will aliow for low fire insurance

premiums for all property owners.

18
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OBJECTIVES
1. To maintain an emergency response time of 3-4 minutes anywhere in the City.

2. To maintain a well trained, well equipped force, prepared to handle all types of fires,
hazardous materials and emergencies.

3. To provide medic life support service.

4. To cooperate with surrounding jurisdictions in the use of equipment and in response to
emergency calls. .

5. To protect life and property of Alexandria residents and to maintain a low insurance rate
for property in the City.

6. To work with surrounding jurisdictions and the railroads to minimize the impact of
potential chemical and/or hazardous material seepage, leakage, or spills in the railroad
yards or on the highways. '

7. To improve/modernize the water systems to better fight fires in the Qld Town area and
the Potomac Yardg.
8. To provide prompt, professional building inspection services and ensure that developers

build to the building code, plans and specifications.

9. To enforce the codes for properties throughout the City.

PARKS AND RECREATION

GOALS

1. To provide a well planned and well maintained park and recreation system that will serve
all segments of the population with a variety of facilities and programs to meet the
expressed needs.

2. To preserve and enhance the public open spaces and recreational areas by protecting
the natural and developed amenities they possess and by encouraging development
which respects and is consistent with those amenities. Add publicly accessible open
space by creative and innovative ways.

3. To integrate public and private open space into the fabric of the City at all scales, in order
to provide for leisure and recreation, preserve natural resources, and provide a healthy
and attractive environment. Promote the provision of publicly accessible parks and
recreation facilities in development projects through appropriate Incentives.

4 Protect remaining open spaces in the City and acquire appropriate portions of such land
for park and recreation uses wherever practical in order to increase the ratio of open
space per capita for future populations.

5. To increase the avallability of park lands to a minimum of 6.5 acres of active/passive
open space per 1000 population.
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6. Encourage developers to incorporate both active and passive open spaces and
recreational facilities in the development plans to serve the added residential and
employee population in their development with the standard for developers to meet is 6.5
acres per 1,000 residents, and 1/2 acre per 500 non-resident employees. This standard
can be attained by applying the total open space (exclusive of parking, roads, loading
and yard sethacks) but including the amenities of the project.

OBJECTIVES

1. To provide a park within walking distance of every Alexandria resident and a safe pleasant
way to get there.

2. To develop a park system plan, defining the types of open spaces and facilities to be
provided throughout the City. Develop a park stream valley system to provide continuous
linkage and access ta recreational facilities.

3. To protect lands used for park and recreational purposes by the creation of a Public Open
Space and Community Recreation Zone. -

4. To encourage public and private, citizen, business and Government, to identify ways in
which they can each aid in the beautification of the city and the retention of trees and
other flora.

5. To protect, preserve and enhance the City's waterfront and waterways.

6. To require major development projects to include active and passive recreation space to

satisfy their new population needs.

7. To encourage developers to incorporate both active and passive open spaces in their
development plans and to ensure that such spaces are coordinated to fit into a parks
master plan. Develop active and passive parkland in this city with its limited vacant Ianda
as over parking garages, on roof tops and within structures of development projects,"éVer
freeways freti f

B. To promote continued development of recreational facilities in conjunction with
neighboring, regional, state and federal agencies.

Q. To catalog all significant historic sites in the city, sign them for public information
purposes, and acquire the sites when they may otherwise be destroyed by development.

10. To consider allocating part of the cost of the park system to non-residents, by such
means as user fees,

11. To promote the use of scenic easements.

12, To provide a reasonable distribution of recreation centers throughout the City, and to
provide structured programs at each center to meet the expressed needs of the
surrounding area.

13. To aggressively seek federal and state assistance In acquiring additional parkland, such

as the river front and land adjacent to the George Washington Parkway, the Cameron
Station wildlife preserve, etc.
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14, To catalog all vacant land owned by the City, identify that which should be used as
parkland and ask for park designation; identify other areas of the City that need parkland
and trade or sell City properties to permit purchase of the needed land.

15. To expand landscaping, upgrading and enhancing of street medians and rights of way
and approaches to the City.

16. To redefine facilities and services for senior citizens and working families to reflect
sociological changes. :

17. To continue joint use of school and recreation lands and buildings, but to maintain
separate ownership and control.

18. To continue development of the bike trail system.

19. To better define City policies and guidelines for accepting gifts of parkland and
recreational facilities.

20. To preserve and expand the number and variety of trees in the City, and to encourage
sound forestry practices.

POLICIES: PLANNING DISTRICT |

1. Provide a nature center.

2. Establish the Frederick Tilp memorial arboretum on the river front.

3. Develop a public marina at the Qld Town Marina site.

4, Revitalize and renovate the Durant Senior Citizen Center.

5. Expand and improve the Lee Center.

B. To expiore using state or Federal funds for the purchase of portions of the waterfront east

of the Strand between King and Duke Street for public open space and waterfront
activities use.

POLICIES: PLANNING DISTRICT i

1. Build an new recreation Center and gymnasium at Cora Kelly.

2. Upgrade Four Mile Run Park, including a deck walk in the marsh area.

3. Expand the Chinquapin Center to include added racquet ball courts and multi-purpose
rooms, i.e. general purpose, arts and crafts rooms.

4. Build a nature center.

5, Aéquire the W & OD Greenway from Landover to Grace Episcopal Church; pramote a

pedestrian walk from Russell Road to Commonwealth Avenue.

6. Complete a pedestrian walkway along Hooff's Run.
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PQLICIES: PLANNING DISTRICT Il

1. Improve the Holmes Run Greenway Park and other District [ll Parks, including tree
maintenance, benches, gates, wildflowers and increased maintenance.

2. Restudy and improve facilities in Cameron Run Stream Valley.

3. Add a running track at Patrick Henry School.

4. Complete the bike trails.

5. Work with the Northern Virginia Park Authority to further develop the Cameron Run

Regional Park, including water themes and mixed use recreational facilities.

6. Explore the possible division of Planning District il

CULTURAL ARTS

GOAL

1. To provide a well balanced cultural arts program for City residents and visitors.
QBJECTIVES

1. To provide programs and facilities to encourage public and private arts activities,

including design arts and performing arts.

2. To continue support of the Torpedo Factory Art Center, the Lyceum and similar

programs.
3. To develop a cuitural arts/performing arts center.
22
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E. ECONOMICS AND FINANCE

GOAL |

To maintain an adequate tax base to provide adequate public services and facilities.
OBJECTIVE
Maintain the level of public services (police, schools, sanitation, recreation, public heaith) at least
as high as surrounding jurisdictions in individual sectors, but higher on the average for all services
combined, as required for a supericr urban area.

POLICY

Continue to provide high quality services by regular and timely maintenance of the city
infrastructure, and by maintaining competitive pay scales for an adequate city staff.

GOAL I

Alexandria should aim to remain competitive with other Washington metropolitan jurisdictions in tax
burden on residential and commercial real estate and overall tax burden.

OBJECTIVE

Reduce the current disparity between the real estate tax burden in Alexandria and adjoining
jurisdictions by a balance of new commercial and residential development.

POLICIES

1. Permit conversion of lower value uses to higher value and higher tax revenue producing
uses, where appropriate, in selected areas of the city.

2, Accommodate new housing needs by encouraging mixed use development favoring
inclusion of housing units in most areas of the city, and in most commercial use zones.

3. Encourage the continued development of Alexandria's tourist potential, by emphasizing
to the extent possible, taunist clientele interested in historic preservation.

4. Encourage the development of mixed use buildings to reduce infrastructure costs,
ameliorate traffic and parking problems, and foster and preserve the furban] character of
the urban portions of the city.

GOAL Il

Alexandria should provide for its fair share of aggregate regional social obligations.
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F.. URBAN DESIGN

GOALS

1.

To integrate new development into existing development so that the whole is enhanced without

aggravating existing problems or creating new ones.

2. To create habitable space with the highest possible quality of life.

3. To maintain and presérve the City's sense of identity.

OBJECTIVES

1. Conserve and strengthen natural features.

2. Strengthen community identity - neighborhoods.

3. Blénd old and new development.

4, Encourage development at pedestrian scale.

5. Eliminate above ground utility lines.

B. Enhance city landmarks.

7. Retain vistas and sight lines throughout the city.

8. Improve appearance of city approaches and street landscaping.

9. Encourage better building and site appearance.

10. Attract excellence by encouraging quality development and design.

i1, Preserve and protect unique architectural and historic character of the Old and Historic District
and other sites throughout the city which have been designated architecturally or historicaily
significant.

12, Park stream valley systems shouid be developed and connected to provide a continuous linkage
and access to recreational facilities.

13. Continue development of a continuous waterfront park system including development of water
oriented activities and facilities.

14, Street ends should remain open to the river wherever possible

POLICIES

1.

Incorporate design review into the overall site plan approval process and discretionary zoning

review process (SUP, PUD).

General Criteria - Design Guidelines (To include, but not necessarily be limited to:)

24
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A. Consider each development in relation to its general area and to the city as a whole.

B. Protect and enhance historic areas, sight lines, vistas, landmarks, natural elements,
{waterfront, streams, indigenous vegetation, topography), resi dential areas, open space,
streetscapes and landscape design.

C. Limit "dead” areas - mix of use, activities

D.  Ensure compatible interface with neighboring areas visual harmony with surroundings
sensitivity to environment in areas such as water, sewerage, air and noise.

E. Promote quality of design and materials.

F. Promote good pedestrian circulation and compatible street design.

G. Ensure humane scale in accordance with generally accepted urban design standards.

H. Consider orientation for sun and air. Balance relation among people, buildings and

streets. Balance "green and brick".
I Keep new development from adversely impacting the infrastructure.

It is the intent of the Master Plan Fesiemasee that these criteria be used to develop design
guidelines.

A Develop general design studies for each potential development area.
B. Develop general performance criteria for each potential development area.

Establish urban design expertise within the Planning Department.

A, Have staff capability for doing specific design studies for development areas.
B. Formulate general performance criteria to be done either by staft or an outside
consultant.

Provide ongoing regularly scheduled meetings between the Planning Department and all
interested parties (e.g.: invalved citizens’ groups, landowners, etc.).

A To review changing conditions and projections/pos sibilities for development areas.

Require developers to provide models of projects to scale determined by City, elevations and
mapping by street, open space and use patterns.

Promuigate the availability of informational materials regarding the development process and
stress the im portance of early citizen and City staff involvernent.

A, Make Guide to Development Process more available as well as process summaries and
flow charts. '

Pravide design assistance.

A Update aerial photography of city
B. Consider isometric mapping

25
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10.

11,

12.

13.

14.

Continue on & phased program of undergrounding utilities.

A Formulate plan and proceed on a regular schedule, recognizing the finance necessity of
doing small areas at a time.

B. Allocate city funds for existing streets and neighborhoods.
C. Require developer participation in new areas.

lexandrio

Strengthen protection ofreld and Hstoric‘ﬂistrict and other designated architecturally or

historically sign ificant sites. " ~Poard of Architectural Review

A. Provide inspector to ensure compliance with BA® decisions.

B. Seek authority {may-aoqune-ehaﬂer-ehenge} to impose stronger penalties for infractions

of preservation regulations.
City should lead in design excellence.

A, Pubiic spaces.
B. Public rights of way (street design, furniture, signage).

Request that the Parks and Recreation Commission and the Beautification Commission review
and recommend improvements to portal and street landscaping.

In addition to incorporating design review into the site plan and discretionary zoning processes,
the City may wish ta adopt urban design overlay districts.

The City should consider the collaborative problem solving technique as a process to short circuit
con frontation concerning site development before strong polarization occurs.

Review development process annually to streamline it, keeping it lean and meaningful so that it
does not waste the resources of the City staff or development community.
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LAND USE GOALS, OBJECTIVES, AND POLICIES

One of the purposes of the Master Plan is to implement the following land use goals, objectives and poli-
cies:

GQALS
1. To have a harmonious set of land uses that preserves the predominant character of Alexandria as

a city of residential neighborhoods with a lively and attractive mix of commercial, institutional and
community facilities, and recreational activity, and maintains an appropriate economic base

2. To preserve and enhance residential neighborhoods.

3. To preserve and enhance the historic aspect of the city.

4, Zo_ preserve the residential and commercial diversity which has histarically characterized Alexan-

ria.

5. To preserve and increase parkland (for both active and passive uses) and open space throughout

the city.
OBJECTIVES

1. To promote mixed use development in most major development or redevelopment areas.

2 To maintain existing residential areas.

3 To ensure that new development is compatible with adjacent or nearby residential neighbor-
hoods.

4. To maintain a mix of uses compatible with existing uses and pedestrian oriented scale.

5. To maintain existing mixed use areas and ensure that nearby development is complementary.

6. To require open space or parkland, particularly in nearby developing areas targeted for dense

residential and commercial use.
POLICIES

1. All new large scale development or redevelopment on parcels of 10 acres or more shall be resi-
dential or mixed use, and at densities that may be lower, but in no case higher, than allowed prior
to the adoptian of this plan, except where a small area plan determines that residential use is
inappropriate.

2. In areas designated for mixed use development, development of parcels of 2 acres or more shall
be residential or mixed use or shall contribute to achieving the mix desired in the area.

3. The dual use of public space shall be promoted, where appropriate, to encourage activity for
ionger periods each day.

4. Areas of the city currently zoned residential should remain zoned for residential use at no higher
than their current density.
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10.

1.

12.

13.

14,

15.

i8.

New development in or near the older areas of the city must be compatible with and provide for a
transition in height, density, scale, and design from the old to the new.

The mixture of uses in new development must be compatible with nearby existing mixed use
areas.

Development plans should make effective use of existing parkiand and open space by site plan
orientation, enhancement of existing stream beds and coordinated plazas.

The use of publicly-owned space should be periodically reassessed to determine if such space
can be converted to parkland or open space use.

Land should be purchased for public use where no other reasonabie alternatives exist to provide
desirable parkiand and open space.

Coordinated Development District development must include dedicated and protected parkiand
and/or open space.

Non-residential development adjacent to 1 or 2 family housing areas shouid be limited to low
density, low scale (say 3 1/2 story) uses which are compatible with residential areas. Appropriate
uses might include small-scale retail, townhouse office, or service establishments.

Non-residential development adjacent to medium density residential areas (townhouses and
garden apartments) should be limited to moderately low density, moderate scale (say 50 feet)
uses which are compatible with residential areas. Appropriate uses might include moderate
scale retail and service establishments, small office buildings, and other with high performance
standards.

Residential areas should be buffered, where possible, from high impact or potentially incompatible
uses such as industry, high-impact retail or eating establishments.

Shopping centers and high-intensity commercial activity should be concentrated in a small
number of relatively compact commercial areas.

Large scale and high density office concentrations should be limited to designated development
potential areas where high density concentrations are appropriate and where the traffic impacts
on residential neighborhoods are relatively limited. These concentrations should be limited to
areas served by expressways or arterials and, preferably, by Metrorail. In all such areas, mixed
use development should be promated to limit the adverse impact of office-only development. In
medium and high density areas where there is a tenuous balance between residential and office
development a concerted effort should be made to maintain that balance and mixed use devei-
opment will generally be preferred.

Industrial, wholesale, distribution and heavy service uses should be concentrated in industrial
areas well located with respect to transportation facilities and well buffered from residential areas.
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VERVIEW

The way in which land is developed and used is critical to the quality of life in an urban area and to the
local government's fiscal capacity to provide and maintain the infrastructure and services that are needed
to support the uses of the land.

The last major revision of the city’s Master Plan was adopted in 1974. That plan recognized the potential
impact of the Metrorail system, the growing problems of traffic congestion, the need for affordable hous-
ing, adequate recreational facilities and open space, the growing public concern with good urban design
and the need to protect residential neighborhoods, historic areas and the natural environment. The Plan
also recognized the need for Alexandria to remain economically competitive within the region and to
develop employment opportunities for its residents.

In consideration of these diverse needs, the Plan attempted to strike a balance between encouraging
growth and development and protecting, stabilizing and improving residential areas. This balance was to
be achieved by encouraging development in designated growth areas and by discouraging development
in residential areas. To create more vibrant development areas and to lessen traffic impacts associated
with new development, the Plan emphasized providing a mix of uses in the designated growth areas.

These issues, raised and discussed in the 1974 Master Plan, continue toc be of major issues of concern to
Alexandrians. The Plan's approach toward addressing these concerns is still valid and provides a solid
foundation upon which to base the 1990 Master Plan. However, the 1974 Plan needs to be updated and
refined to reflect and respond 1o ever changing conditions and needs in a dynamic urban environment.

This chapter documents some of the key land use and development changes which have affected the City
over the past 15 years and discusses how the City might continue to change in the future based on
economic and demographic projections. The chapter then discusses the strategies used in the Small Area
Plans to implement the Goals, Objectives, and Policies adopted by City Council to guide the City's future
development.
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CURRENT LAND USE

The current uses of land in Alexandria are summarized in Table 1 on the basis of the geographical units
used in the development of Small Area Plans.

Table 1
1990 LAND USE BY SUBAREAS OF THE CITY
{in acres)

Res. Comm. Ind. Inst.  Parks  Vacant
Alexandria West 487.0 67.7 7.7 109.6 67.6 170.2
Braddock Road Metro 63.6 16.6 41.0 12.7 B.5 12.6
Fairlington/Bradlee 5.6 28.9 -- 7.9 -- 3.1
King Street/Eisenhower 24 98.3 148.4 14.2 75 87.1
Landmark/Van Dorn 273.3 189.1 3046 178.1 4.3 741
Northeast 43.0 3.2 53 1.4 1.6 5.1
North Ridge/Rosemont 720.4 6.1 6.8 83.4 16.8 14.0
Oid Town 144.2 63.8 125 125 63.5 10.0
Qid Town North 381 61.0 27.9 -- 7.2 3.4
Potomac West 8089 75.5 £68.0 1.2 100.4 30.0
Potomac Yard -- -- 304.4 -- 107.0 --
Seminary/Strawberry 754.9 76.6 91.0 349.5 108.5 32.4
S.W. Quadrant €62.3 19.6 55.5 26.2 9.2 7.3
Taylor Run/Duke St. 347.7 20.6 70.7 711 35.4 176
Total 3,752.4 727.0 1,143.8 8678 5375 486.9
Percent 50% 10% 15% 1% 7% 6%
Source: Alexandria Department of Planning and Community Development

This table indicates that aithough the predominant fand use in the City is residential the City and its neigh-
borhoods are quite diverse. The table also shows that the City Is mostly builtlwith only 6% of the land
vacant and undeveloped. tp

DEVELOPMENT TRENDS SINCE 1974

Office Space

tn 1974, 390 acres of land were in commercial use. This had nearly doubled by 1990. Most of this growth
has been in office buildings. More that 10 million square feet of office space has been built in the city
since the early 1870s; over § million of this in the past 5 years.

During the early part of this period-between 1970 and the mid-1980s--most of the large office buildings
were built in or adjacent to the Central Business District or along Eisenhower Avenue. More recently large
office buildings and multi-building office parks have been developed near the Metrorail stations, in close
proximity to an 1-395 highway interchange, or on the north waterfront, which provides easy access 10
National Airport and the District of Columbia. Multi-building projects typically are developed in stages:
The Carr-Norfolk Southern project, for example, Is expected to take 20 years to reach completion.
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Table 2

LOCATION OF OFFICE DEVELOPMENT

1974-1890
Gross Sg.Ft.

Alexandria West 2,206,247
Braddock Road Metro 474,054
Fairlington/Bradiee 0
King Street/Eisenhower Avenue 2,390,838
Landmark/Yan Dorn 654,145
Northeast 35,162
North Ridge /Rosemont 198,280
Old Town 1,533,707
Old Town North 2,230,915
Potomac West 77.488
Seminary/Strawberry 115,835
S.W. Quadrant 29,833
Taylor Run/Duke Street 186,511

Total 10,133,015
Note: Includes all office buildings over 5,000 square feet.
Source: Alexandria Department of Planning and Community Development

Table 3
MULTI-BUILDING OFFICE PROJECTS
Year Project

Office Completed
Braddock Center (1)(2) 1986
Transpotomac Canal Center 1887
King Street Station (2) ongoing
Roundhouse Square 1979
Duke Street Station 1986
Alexandria Tech Center (1) ongoing
Transpotomac Plaza 1985
Mark Center Office Park 1979
Mark Center (1) ongoing
Park Center (1){2) ongoing 3,
King Street Metroplace(1) ongoing
Serr-baroteSoutinenm (2} ongoing 2,

(1) Includes some planned space not built or under construction
(2) Total incfudes other uses; residential, retail and/or hotel

Source: Alexandria Department of Pianning and Community Development

Sq. Ft.

322,950
546,883
546,900
104,083
182,345
346,000
354,871
317,544
715,000
321,325
389,157
800,000
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OFFICE DEVELOPMENT 1964-1989

Cumulative Millions of Sq.Ft.

14

12

10

I
1864 1968 1972 1976 1980 1884

Note: Includes anly those buildings over &,000 gef
Source: Department ot Planning and Community Davefopment

Hotei Rooms

The development of office space and the continuing decentralization of activities away from the core city
of Washington have created new demands for hotel accommodations in Alexandria. Twelve hotels, with

more than 2,200 guest rooms, have been built in the city since 1970,

Table 4

NEW HOTELS 1970-1990

Old Town Holiday Inn, 480 King Street
Ramada Inn, 4641 Kenmore Avenue
Executive Ciub, 500 Bashford Lane
Madison Place, North St. Asaph Street
Compri, 2700 Eisenhower Avenue

Old Colony Inn, North Washington Street
Morrison House, 116 South Alfred Street
Ramada Inn, 801 North Fairfax Street
Raddison Mark Plaza, 500 Seminary Road
Rodeway Inn, 6254 Duke Street

Days Inn, 110 South Bragg Street

Bragg Towers, 99 South Bragg Street

Total

Bty

Source: Alexandria Department of Planning and Community Development

2-

220
201

81
248
176
105

47
254
500
150
200

100
282
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Hotel Rooms
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New offices in Alexandria and the population growth in residential areas adjacent to the city have created
a demand for retail space. Over 1 million square feet of new retail space has been built since 1974, includ-
ing a 694,000 square foot expansion of the city's only regional shopping mall--Landmark Center—and the
147,500 square foot Hechinger Commons on Duke Street.

Retail Space

Retail space has also been provided on the ground floor of many of the city's new office buildings, and
over 365,000 square feet of retail space is expected to be built as a part of the Carr-Norfolk Southern
developrment.

Industrial Uses

The use of land for industrial purposes declined by 20% between 1974 and 1990. There were 1,180 acres
of industrially-used land in 1974; only 847 in 19390.

The industrial uses that dominated the north waterfront have been replaced by office and residential uses.
Industrial uses are also disappearing from Cameron Valley as land costs in that area increase and from
the areas adjacent to the south end of Potomac Yard that were built up by businesses that required rail-
road access.

Little new industrial development has occurred in the city since 1974, although some 130 acres have been
developed for warehouse uses, principally on Wheeler and Eisenhower Avenues and on the former Fruit
Growers Express Company property south of Duke Street.

Residential

Between the early 1970s and 1990, the number of housing units in the City increased by over 30 percent;

11,400 units have been built since 1974 resulting in an estimated 58,000 units in the housing stock in 1990.
Table &

HOUSING UNITS

1970 1975 1980 1985 1990
44,424 51,161 52,041 55,989 57,996

Source: U.S. Bureau of the Census and Alexandria Dept. of Planning and Community Development

Although, on average 712 new units have been added to the stock annually since 1974 housing construc-
tion in Alexandria has been highly cyclical. As Chart 2 illustrates, housing booms occurred in the early
1970’s, reaching -over 3,000 units in one year, in the late 1970's, reaching almost 3,000 units in one year,
and again in the late 1980's, reaching over 1,700 units in ohe year,
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Over three-fourths of the housing built in the city since 1974 has been located west of Quaker Lane. Most
of the 8,700 new units in that area were mid and highrise apartments/condominiums, with some town-
houses.

Chart 2

RESIDENTIAL PERMITS AUTHORIZED 1970-1989

Number of Permits

35600

Type of Permits

3000 - _
Single-Family TSNS Muiti-Family

2500 -
2000 -

1500

1970 1972 1874 1976 1978 Y1980 1982 1984 1986 1988
ear

Source: Dept. of Transportation & Environmental Services

Although the number of single family homes built each year has remained relatively constant, single family
homes have consistently fallen as a percentage of the city's housing stock. While in 1970, 39 percent of
the housing stock was single family homes, by 1985, less than a third of the housing in the city was single
family units. in the future, given increased land costs, it is likely that an even greater share of the new
housing will be multi-farnily. '

The character of multi-family residential construction has and will also change. Prior to 1970, two-thirds of
all apartments in Alexandria were garden apartments. Increasingly, multi-family residential development
has been in midrise or highrise buildings at much higher densities.

LAND USE DEVELOPMENT BEYOND 1990

As part of the region’s Cooperative Forecasts, each jurisdictional member of the Washington Area Council
of Governments (COG) submits to COG growth forecasts for employment, -aouseholds and population.
For Alexandria, these forecasts were based on the amount and zoning of vacant and redevelopable land,
announced development plans, and an office market study provided by Hammer, Siler George & Associ-
ates.
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Zoning of Vacant and Redevelopable Land

About 97 percent of the 1,100 acres of vacant and redevelopable land in the City is zoned for commercial
development Given the existing zoning of these sites, 128 million square feet of commercial development
could be built in the City. Most of this land is located in the Alexandria West, Landmark/Van Dorn, King
Street /Eisenhower Avenue and Potomac Yard.

Table &
ZONING OF MAJOR COMMERCIAL/INDUSTRIAL VACANT/REDEVELOPABLE SITES
Land Area
Total Off.Potential
Redevel- Vacant and Current
Zone Vacant opable Redevelopable Zoning
Class {Acres) (Acres) {Acres) Mitlion Ft.
c-2 120.3 210 141.3 18.4
C-2-B 12.5 25 15.0 1.9
C-3 -- a5 05 0.1
C-0 67.0 -- 67.0 58
-1 99 247.3 257.2 28.0
-2 56.7 4485 £058.2 659
M-1 -- 4.4 4.4 0.6
M-3 3.9 36.8 40.7 6.2
W-1 o= 75 75 0.8
Total 270.3 768.5 1,038.8 127.7

Source: Alexandria Department of Planning and Community Development

The vacant and redevelopable land that is zoned for residential development is less than 40 acres, which
at a maximum, could be developed for about 1,700 units. Although residential development could theoret-
ically occur on most of the commercially-zoned parcels, the densities allowed for commercial uses in a
commercial zone is far greater than that allowed for residential uses.

In effect, Alexandria’s zoning and its relationship to vacant and underutilized land subject to redevelop-
ment reveals the enormous bias of the 2zoning code toward high density office development and the
potential to develop office levels which exceed by a factor of two all the office development experienced
by the city so far in its history. '

As will be discussed below, the market demand for even a tenth of this potential office space on devel-
opable commercially-zoned land will probably not occur in 20 years or, for that matter, in a century.

Emplogyment Forecasts

The employment forecasts are largely based on the growth of office employment in the City projected in
the Hammer, Siler, George & Associates market analysis. The consultant conciuded that the marketplace
would absorb from 931,000 to 1,018,000 square feet of office space between 1988 and 1994 and from
611,000 to 749,000 square feet between 1994 and 2005. This is less than the annual rate of 1 million
square feet needed in the mid-1980s, and reflects a projected reduction in the total regional demand for
this type of space. Alexandria's share of the regional demand is, however, expected to increase from 5%
in 1988 to 8% between 1895 and 2005.
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The projected demand for office space in Alexandria in the period from 1988 to 2005 is 13.6 million square
feet. This is, of course, much less than the 128 million square feet possible under the present zoning
ordinance. Based on the data developed during the Hammer study, it is concluded that the more restric-
tive zoning provisions now under consideration will not adversely affect the city's economic base.

The bulk of the new office space will be located in identifiable major growth areas. These are:

o King Street/Eisenhower Avenue. This area has excellent access to 2 Metrorail stations and the
Capital Beltway. Over 2.8 million square feet of office space is planned for the CauMdkCgr[-\jl.e
Seuthacn mixed tise development. Other large development sites include the Hoffman property
and Cameron Center.

o} Potomac Yard. Plans are being developed by the owner of Potomac Yard to curtail railroad
operations and build a mixed use project that would contain a substantial proportion of office
space. It is, however, unlikely that the city can permit development on the massive scale envi-
sioned by the developers because of the potential traffic impact.

0 West End of Cameron Valley. Development will occur around the new Van Dorn Metro station,
which is scheduled 1o open in 1991.

o Alexandria West. Large potential development sites, with access to |-395, are located in the West
End north of 1-395. These include the Winkler properties, with 100 acres still undeveloped, and
the Stone tract.

Based on an average office density of 3.5 employees per 1000 square feet of space, the 14 million square
feet of projected office development would resuit in an additional 49,000 office employees in the City by
2010. On the other hand, as commercial development displaces industrial uses , industrial employment
will decrease. The table reflects employment projections in five year increments for each major section of
the City.

Table 7

EMPLOYMENT, 1990-2005

Area 1290 1985 2000 2005
East & South of the RR 47,300 56,600 64,600 73,100
Between the RR & Quaker Lane 10,400 10,200 10,900 11,500
West & North of the RR 39,600 40,500 46,800 50,700
Total 97.300 107,300 122,300 135,300
Source; Alexandria Department of Planning and Community Development
Housing

The number of housing units in Alexandria is forecasted to increase by 28% between 1890 and 2010. By
the later year there could be 74,400 housing units in the City.

10
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Table B

PROJECTED GROWTH IN HOUSING UNITS

%Change
1990-
Area 1990 1995 2000 2005 2010 2010
East of RR 10,100 12,900 15,600 17,400 19,200 90%
Between RR/Quaker 16,900 17,400 18,100 18,200 18,300 8%
West of Quaker 31,000 33.100 34,000 36.300 36,900 19%
Total 58,000 63,400 67,700 71,900 74,400 28%

Source: Alexandria Department of Planning and Community Development

The area east of the tracks is predicted to have the greatest growth in housing units. The 90% growth in

housing units forecasted for this area can be attributed to two mixed use developments, the Gerr-kiosialie Cariyle
Y

Sauthern development that is approved for the King Street/Eisenhower Avenue area and the proposed
Alexandria %ﬂz%project in the Potomac Yardq feq, -

Townhouses and apartments will be typical of new residential development throughout Alexandria. In this
mix, apartments will predominate, atthough a small number of detached houses will be built in areas such
as North Ridge/Rosemont and Taylor Run/Duke Street where detached houses are characteristic.

Of the approximately 2,300 housing units under construction in 1990, 78% were apartments and nearly all
of the rest were townhouses. These medium and high density forms of housing will continue to be the
norm in Alexandria as long as land remains expensive and scarce.

Population

Residential development will increase the City’s population. Housing is forecasted to grow by 16,400
units, reaching 74,400 units in 2010. These units could house 72,000 households with an average house-
hoid size of 1.86 people and a vacancy factor of 3.5% Based on the forecasts the City's population would
grow to 135,000 by 2010 or by 22%.

2020
The population east of the railroad tracks is projected to grow by 7% between 1990 arr(‘2010. This
population increase is based on an estimated 6,200 people residing in the Potomac Yard's 26426 project
by 2010 and 5,300 people residing in Cameron Valley's new housing at Mill Race, Carrhlosolic-Sowtivern
and other sites. Neither the Potomac Yard nor Cameron Valley had any residents in 1980. The Braddock
Road area is also an area with new housing and a growing population which is forecasted to increase by
1,900 people.

In absolute numbers, the area west of Quaker Lane will grow almost as much as the area east of the
raliroad tracks. Mixed use projects on large sites such as the Stone Tract in Alexandria West and Camer-
on Station in the Landmark/Van Dorn area will add thousands of housing units and people. Smaller
projects such as Breckenridge Place and Skypointe in Alexandria West would also contribute to the West
End’s growth over the next 20 years.

11
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Table 9

PROJECTED POPULATION GROWTH

%Change

1990-
Area 1990 1995 2000 2005 2010 2010
E. of RR 18,300 23,600 27,100 29,800 32,200 76%
Between RR/Quaker 35,100 35,700 36,700 36,400 36,200 3%
W. of Quaker £6.100 £9.300 §0.400 £4.000 64,900 16%
Sub-Total 109,500 118,600 124,200 130,200 133,300 22%
Institutional 1,700 1,700 1,700 1,700 1,700 0%
Total 112,200 120,300 125,900 131,900 135,000 21%
Source: Alexandria Department of Planning and Community Development
SMALL AREA PLANS

The analysis of development trends and the forecasts indicate that the City has grown and changed
enormously over the past 15 years and that these trends will continue for the foreseeable future. Some
49,000 additional jobs and some 23,000 additional people are forecasted to live or work in the City by
2010.

The analysis also reveals that current zoning of vacant and redevelopable land in the City allows far more
commercial development than could ever be absorbed by market demand, ever be accommodated by
City facilities and services and ever be tolerated by Alexandria citizens. Clearly, an updated and revised
land use plan and new zoning are needed to meet the challenge of economic growth, to guide future
development and to implement the City’s land use policies, goals and objectives.

The City has chosen to use small area planning as an integral part of the Master Plan process to guide the
City's future development. The Intent of the 14 small area plans is to provide the analytical base for de-
tailed land use recommendations affecting each of the City's neighborhoods and development areas. The
small area plans also form the basis for changes in the zoning code needed to insure that zoning is con-
sistent with the small area plans and the City's land use policies.

To implement the goals, objectives and policies adopted by the City and listed at the beginning of this
chapter the small area plans employ the following strategies;

1. Existing residential land uses, in all its forms, and with few exceptions, are to be preserved.
2. Residential neighborhoods are to be protected from major new development by providing transi-
tional uses, heights and densities between low scale residential uses and higher scaled and more

intense commercial uses.

3. Regional, community and neighborhood shopping and retail uses vital to serving residential areas
are to be preserved, revitalized and protected from higher density office development.

4, Areas designated for parks and recreation are to be preserved and protected from development
encroachment.

12
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5. Areas providing public facilities and public utilities are 1o be preserved and protected from devel-
opment encroachment.

8. Private institutional uses in residential areas such as places of religion and schools, should be
preserved or if not longer viable, should revert to residential uses compatible with adjacent areas.
7. Viable industrial areas that contribute to the City's economic diversity and varied employment

base and provide needed services are to be maintained and protected from significant office
development and redevelopment.

B. Major development is to be directed away from existing low scaled residential areas and encour-
aged on areas designated for development.

9. High density office development is to be limited to sites that are located within convenient walking
distance to a transit station and to a high capacity roadway system.

10. High density but lower scaled mixed use development is to be permitted within the Old and Histor-
ic Alexandria District and central business district consistent with the character of this built-up
urban area and subject to review by the city.

11, Mixed use development is to be encouraged in all areas where coordinated development on rela-
tively large tracks of vacant or redevelopable land is desired and on smaller sites where mixed use
development can be used to mitigate development impacts on adjacent residential areas.

12, Large tracts of land whose development could have a major impact on adjacent areas are to be
designated as Coordinated Development Districts (CDDs). CDD areas are to be developed for a
mix of uses in accord with an overall concept plan and subject to urban design guidelines, a
comprehensive amenity plan, an affordable housing plan and a transportation management plan.

ZONING
To implement the Small Area Plans new zoning tools are needed.

The present zoning ordinance, adopted in 1851 and since amended many times, contains 11 residential
zones, 3 broad-based commercial zones, 2 industrial zones, and 5 specialized zones related to the
Metrorail stations, the waterfront, and recreational uses. It served the city adequately until the demand for
large quantities of office space and their supporting facilities, such as hotels, arose in the late 1970s and
1980s.

Concurrently with the revision of the policy sections of its Master Plan, the city has been preparing, in
close consultation with property owners and civic groups, a series of Small Area Plans that look at specific
areas of Alexandria in terms of how those areas should hereafter develop in order to carry out the land use
goals, objectives, and policies.

As the Small Area Plans have gone through the processes of drafting, meetings with citizens, pubic hear-
ings before the planning commission and city council, and adoption, it has been ciearly evident that the
2oning classifications and regulations of the past, however much they have been amended, are no longer
adequate to meet the needs of the 1990s and beyond. In brief, what is needed is not another series of
amendments, but a complete revision of the zoning ordinance.

To meet this situation, City Council appointed a citizen task force to prepare a new zoning ordinance
designed to implement the City's land use goals, objectives, and policies.

13
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I. INTRODUCTION

The integration of transportation and land use pianning is essential if the City of Alexandria is to continue
to develop in a progressive, orderly manner during the decade of the 1990% and into the 21st Century.
This plan looks ahead 10 to 20 years, and addresses the changes that will be required 1o accommodate
the travel of people and the movement of goods into, within and through, the City. It is based on the best
available information, and it refies upon current development and travel demand forecasts.

The purpose of this transportation plan is to provide a basis for assessment of future needs. Changing
land uses inside and outside the City necessitate a plan that provides flexibility. No transportation plan is
intended to dictate the future, nor should it foreclose the possibility of new facilities or improvements to
existing facilities, regardless of how unpopular they may be today.

Transportation facilities and services should optimize safety and efficiency while minimizing travel time,
inconvenience, and environmental disruption. It should be understood that the transportation facilities
and services called for in this transportation plan are constrained by fiscal realities, and that, over time, the
priorities of the City government might change.

A, GOALS AND OBJECTIVES

During 1989, the Alexandria City Council acted on a number of major policy questions aimed at enhancing
the quality of life for all citizens of Alexandria. The goals that were established are as follows:

1. The City of Alexandria shall develop and manage a safe, comprehensive transportation system,
consistent with the City's land use policies, which is designed to move people and goods at a
satisfactory level of service with minimal community disruption and environmental impact.

2 The City of Alexandria shall achieve a balance between the deveiopment which is allowed and the
transportation system necessary to meet the needs created by that development.

3. The City of Alexandria shall provide or require to be provided with enough parking to adequately
meet the needs of each land use type, but not to the extent that parking availability encourages
the use of the single-occupant private auto.

The specific objectives to achieve these goals are as follows:

o Foster compatibility between transportation facilities and the adjacent land uses.
o] Minimize the impacts of traffic, especially the impacts on residential neighborhoods.
o] Improve the safety and efficiency of the existing street system and the continuous flow of
traffic. '
fa} Increase the availability ana use of a variety of public transportatioﬁ options.
o] Reduce the rate of increaée of vehicle trips.
o} Encourage the use of muiti-occupant vehicles.
o Reduce air poilution, neoise, and other nuisances from transportation activities.
1
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o] Increase the revenues used for transportation improvements, both capital and operating,
from the tax base added by the development.

o] Coordinate the timing of development with the timing of transportation improvements
needed to serve that development. In-this way, the infrastructure needed to serve the City
should be in place, either before or concurrent with a development 10 minimize traffic
impacts. . )

¢ Relate the intensity and mix of development in any given area to the ability of the
transportation system to satisfy transportation demand.

o Continue the Traffic Management Plan (TMP) and Traffic Impact Study (TIS) process
as a means of managing the transportation needs and reducing traffic impacts of new.
development.

B. FUNCTIONAL CLASSIFICATION OF FACILITIES

There are five categories of functional classffication that are generally recognized by the Federal Highway
Administration and the Virginia Department of Transportation. The City of Alexandria adopted a
classification system that is slightly different, hut its characteristics are generally the same. Map -1 gives
the classification of streets in the City and Appendix A lists the recommended changes. The following list
compares two classification systems: ’

General Classification City of Alexandria
1. Controlled Access Facility Expressway

2. Primary Arterial- Arterial

3 Secondary Arterial Primary Collector

4. Collector Street Residential Collector
5. Local or Residential Street Local Street

The section below describes each of these categories:

Controlied Access Facilities - Expressways

Cantrolled access facilities and expressways are intended to complement the arterial street system by
providing for the movement of very high volumes of people and goods, usually greater than 50,000
Average Daily Traffic (ADT). Expressways do not provide direct access to adjacent properties. They form
a closed, continuous transportation system between principle traffic generators and attractors.
Expressways connect with crossings of major geographical barriers. They frequently act as geographical
or psychological barrier between abutting neighborhoods.

Although controlled access highways usually account for about 10% of the total street and highway
mileage in an urban area, they carry 40% or more of the daily traffic. Table B-1 gives the comparison of
highway facilities in the City of Alexandria, the Northern Virginia subregion, and the Washington, D.C.
Metropolitan Area. From a design standpeint, controlled access facilities require wide rights-of-way (120
feet minimum} with four or more travel lanes. Generally, they include medians, shoulders, and grade
separated interchanges. Parking or pedestrian access is not allowed adjacent to the travelway. Posted
speeds on these facilities in urban areas range from 35 to 55 miles per hour. The interstate system,
freeways, expressways, and parkways are classified as controlled access faciiities or, in Alexandria’s clas-
sification as "expressways.” Examples of this type of facility include 1-385 (Shirley Highway), 1-95 (Capital
Beltway), and the George Washington Memorial Parkway (north of Slater’s Lane}.
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Primary Arterials - Arterials

Primary arterials serve the main travel corridors by connecting secondary traffic generators such as
regional shopping centers, large residential areas, and office complexes with other primary arterials and
the interchanges of expressways. These roadways carry relatively high voiumes of traffic, between 10,000
to 50,000 ADT.. Some access is provided to abutting lands but mast traffic is limited to through
movements, particularly during the peak hours. Arterials are designed with four or more travel lanes.
Medians are optional but are very desirable from a safety standpoint. The right-of-way requirements may
vary from 70 to 120 feet. Preferential signalization, signal progression, and linear continuity are essential
for arterials. Sidewalks should be provided on both sides of the roadway to serve pedestrian movements.
Posted speeds on these streets usually range from 30 to 45 miles per hour. Examples of primary arterials
include Duke Street (Virginia Route 236 from western City limits to Henry Street}, King Street (Virginia
Route 7 from the western City limits to Commonwealth Avenue}, Quaker Lane, Seminary Road, Janney's
Lane, U.S. Route 1 through the City {Jefferson Davis Highway, Patrick Street, and Henry Street), and
Washington Street (Slater's Lane to I-95).

Secondary Arteriais - Primary Collectors

Primary coilectors serve less concentrated traffic generating areas such as neighborhood shopping
centers, high schoois, and businesses. They typically carry medium traffic volumes of 5,000 to 20,000
ADT. Primary collectors usually carry an even mix of local and through traffic and link arterials with other
facilities. Primary collectors may serve as neighborhood boundaries while providing some local traffic
with property access. This class of facility is similar to arterials in design; however, primary collectars
generally limited to two travel lanes and provide a lower service-evel highway. Also, primary coflectors
provide access to adjacent properties and have limited preference at signals. Posted speeds range from
25 to 35 miles per hour. Sidewalks should parallel both sides of these facilities. Examples of primary
collectors include Braddock Road (from Seminary Road to Commonwealth Avenue), Commonwealth
Avenue {from King Street to Reed Avenue), Mt. Vernon Avenue (Commonwesalth Avenue to E. Braddock
Road), East and West Glebe Road, and Mill Road.

Caollector Streets - Residential Collectors

Residential collector streets provide direct service to residentiat areas, local parks, businesses, and
schaols by distributing traffic to and from local streets and routing it to higher classified facilities. -Trips are
relatively short in nature with a lower percentage of through trips. Traffic volumes on residential collector
streets are low to moderate, 10,000 ADT or less, but can vary greatly depending on the intensity of the
adjacent development. This class of facility is designated to serve areas encompassed by the
expressways, arterials, and for primary collector facilities.

In general, when access to an arterial roadway or primary collector street is greater than one-half mile,
residential collector streets are used to provide neighborhood auto access to residential and business
deveiopments. They are designed with a minimum of two travel lanes without medians, access control, or
preference at signals. Provision of parking is optional, but convenient to the adjacent uses. It is desirable
1o have sidewalks on both sides of the street. The speed limit is usually 30 miles per hour or less. The
importance of this class of the street should not be underestimated. Without these collectors, the iocal
transportation system could not function effectively. Examples of residential collector streets include
Cameron Street (from St. Asaph Street to King Street), Prince Street (from Reinekers Lane to St. Asaph
Street), Russell Road (from West Glebe Road to King Street), Chambiiss Street, Sanger Avenue, Taney
Avenue (from Van Dorn Street to N. Jordan Street), and Old Dominion Boulevard.
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Local or Residential Street

The primary purpose of local or residential streets is to provide direct access to individual homes, shops,
businesses, and similar traffic destinations. it is essential that direct access be provided to abutting land,
for all traffic originates from (or is destined to) these land uses. Local traffic should be encouraged while
through traffic should be limited and discouraged. These streets connect local properties to collector
streets and, in turn, to higher classified facilities. The design of local and residential streets varies,
Generally, there are two lanes for two-way travel, no medians or shoulders, no access control, and no
preference at signals. Sidewalks and parking are desirable.

c. ASSUMPTIONS OF THE PLAN

The assumptions used in this analysis are based on past City Council actions and policles; plans and
programs by the Virginia Department of Highways and Transportation, the Metropolitan Washington
Transportation Planning Board, and the Washington Metropolitan Area Transit Authority. The 1989 study
by the Virginia Department of Transportation, Northern Virginia 2010 Transportation Plan, provides the
primary basis for the assumptions, as follows:

1. Population, employment and land development will contmue to grow in the City and the region,
but at a lower rate than the last 10 years.

2 The highest growth rate of population in Northern Virginia will occur in Fairfax, Prince William, and
Loudoun Counties. Lower growth rates are expected in Arington County and in Alexandria.

3. Widening of the Capital Beltway {I-495/1-35), and the Woodrow Wilson Bridge will be made to
increase capacity. While the VDQOT has recently proposed 14 lanes for the Beltway and the
Woodrow Wilson Bridge, all traffic analysis has assumed the C.Q.G. projections of 10 lanes.

4, The following highway improvements will be made in Fairfax County to increase capacities:
o] Completion of the Springfield Bypass {Fairfax County Parkway),
s} Extension of South Van Doarn Street from Franconia Road to Richmond Highway.
o} Widening of Little River Turnpike (Route 236) between Fairfax City and 1-395 with
improvements at the Beauregard Street intersection.
o] Completion of the widening of Telegraph Road to six lanes from 1-95 to Franconia Road.
‘ o Completion of the widening of Van Dorn Street to six lanes from 1-95 to Franconia Road.
5. The high occupancy vehicle (HOV) network will be expanded to form an interlocking grid system
throughout the region. Those that would most directly affect the Alexandria area are:
0 Provision of HOV lanes on the Capital Beltway from U.S. Route 1 to the Dulles Toil
Road.
o Extension of HOV lanes on 1-66 from 1-485 to Centreville and Gainesviile.
0 Extension of HOV lanes on 1-85/1-395 to the Prince William/Staiford County line.
0 Extension of HOV lanes on U.S. Route 1 from Alex- andria to Fort Belvoir.
o Provision of ramp connections from the 1-385 HOV Ianes‘ to Duke Street.
5]
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"0 Provision of HOV lanes on Braddock Road from F!qute 123 to |-485.
Metrarail extensions will be implemented during the next 20 years as follows:

0 The Blue Line will be completed from Van Dorn to Franconia/Springﬁeld.

o The Green Line will b'e completed as planned to serve suburban Maryland.

Commuter rail service will be implemented from Fredericksburg and Manassas to Washington,
D.C., via Alexandria.

Metrobus and DASH bus service will continue to be expanded in the City to meet growing

demand, as employment and residential centers develop, and with the opening of the Van Dorn
Metrorail Station.
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Il. EXISTING CONDITIONS AND TRENDS

A TRENDS AND FORECASTS

Metropolitan Washington including suburban Northern Virginia has one of the fastest growing areas in the
nation over the last decade, and the growth is expected to continue weil into the 21st century. The
Metropalitan Washington Council of Governments (COG)has summarized the trend graphically, with
estimated growth factors of key economic variables in Northern Virginia, between 1985 and 2010.
Between 1985 and 2010 (Figure ll-1), population is estimated to increase by about 50%, and households
by about 70% (due to smaller household size). During the same period, employment and the number of
automobiles are expected to almost double, resulting in more than doubling of the Vehicle-Miles-Traveled
(VMT) throughout Northern Virginia (vehicle-miles-traveled is a measure of vehicular activity, i.e., 10
vehicles traveling 20 miles equais 200 VMT).

The largest growth is expected in the outer suburbs of Fairfax, Prince William, and Loudoun Counties
(Figure 11-2). Fairfax County will absorb the bulk of this growth. The number of households could
increase from about 250,000 to more than 400,000; employment could double from about 300,000 to
600,000 and the number of automobiles couid increase from about 500,000 to more than 900,000, In
contrast, in Alexandria, the number of households, and the automobile ownership is expected to show
only a slight increase. However, employment is expected to increase from about 75,000 to 125,000.
Thus, Fairfax County which surrounds Alexandria on almost three sides, is expected to continue to have a
dramatic effect in the City.

The work-trips from home to work and back, during the AM and the PM peaks are the essence of the
wransportation problem and traffic congestion. Between 1985 and 2010 the number of work-trips in
Northern Virginia (Figures 11-3 and [1-4), is estimated to aimest double; from 520,000 daily trips in 1985 to
947,000 in 2010. The location of the City on the cross road between suburban Virginia and the District,
and being surrounded by Fairfax County, results in high proportion of through-traffic in the City, in
particular, duting the peak periods traveling north-south. The 1988 City's AM peak hour traffic counts at
the northern City limits on U.S.Route 1 and on the George Washington Parkway (GWF), showed that
approximately 80% of the vehicles were from outside of Alexandria. Approximately 45% of the vehicles on
the GWP, and 33% on U.S. Route 1 were from Fairfax County. Also, the vehicular counts at these
locations during the AM peak commuting hours indicate that the majority of the increase in the number of
vehicles crossing the City limits during the peak (7-8 a.m.) are due tc development changes within the City
during a period from 1980 to 1988. Traffic increased by 9% in the peak chant hour at the northern City
limits; however, during the same period at the southern City limits, the volumes increased by 33%, sug-
gesting that some 24% of the increase was due to development in the City (Tabie li-1).

The 1988 City traffic volume counts showed that 14 thoroughfares in Alexandria consistently carry 20,000
or more vehicles per day, 9 facilities accommodate 30,000 vehicles or more, and 4 carry more than
50,000, The Shirdey Highway (1-395) and 1-95 carry approximately 125,000 vehicles every day. According
to the 1988 traffic counts taken at the Clty limits, the volume has increased by 23% since 1978, an average
increase of 2.3% per year. Total 24-hour volumes entering and leaving the City have grown from 451,457
vehicles in 1978 to 555,210 vehicles in 1988 (Shirley Highway (1-395) is not included in this total).

The Work Trip

The work-trip during the peak periods is the essence of the transportation problem in Northern Virginia, as
well as in other parts of the region and the country. The work-trip is dominated by automobile travel,
much of which in a single occupant vehicle (SOV). The problem is compounded by cross-jurisdictional
travel and trips to, from, and through the City.
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Figure -1

Growth Factors - No. Virginia
Projected for 1995 and 2010
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Figure II-2
Growth by Jurisdiction In
Northern Virginia - 1985 to 2010
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Figure li-4
Weekday Home-to-Work Trips
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Travel estimates from the Washington COG {shown In Appendix Tables B-2 through B-5), of daily work-
trips in the Washington region in the years 1985 and 1985 provide insights to the characteristics of the
work-trip (from home to work and back). The tables show the number of trips, and percent use of transit,
between any pair of jurisdictions in the region. The tables show trip-origin listed as "FROM,"* on the left
side of each table, to trip-destination, listed as "TO." Thus, for example, Tabie B-2 indicates that in 1985,
there were 31,567 daily person work-trips from Alexandria (ALEX) to the DC Core, and 15,113 internal trips
within Alexandria {ALEX) to Alexandria (ALEX).

TABLE 11-1

Summary of Traffic volumes
Northbound U.S. Route 1 and George Washington Memorial Parkway
1980 to 1983

Time Period
Facility Location 67AM  7-8 AM (peak) 8-9AM
George Washington Memorial Parkway Nao. City Limits +25% +9% +5%
Sa. City Limits +28% +33% +19%
U.S. Route 1 No. City Limits +30% +13% +11%
So. City Limits +34% +16% +50%

Source: City of Alexandria.

Daily Person Trips to Work

The tables show daily person work-trips, the average number of berson -trips (by any mode of
transportation) from home-to-work and from work-to-home during a single work day. Thus, the number of
person-trips during the AM (or the PM) is about one half of the daily trips.

In 1985 (Table B-2) Alexandria generated 96,670 bidirectional daily person work-trips (or almost 50,000
during the AM peak). About ane third of the trips (31,567) had D.C. destinations, about 15% (15,113) were
internal within Alexandria, and another 15% had a Fairfax County/ destinations.

COG estimated that in 1995 (Tabie B-3) Alexandria will generate 105,340 daily person work-trips, an
increase of about 9.4% aver 1985. However, the directional distribution would change quite substantiaily.
Almost a third of the trips (29,082) would be internal trips within Alexandria, and only a quarter (26,541) will
be to D.C. The number of trips to Fairfax County will remain virtually unchanged (14,974 in 1985 vs.
15,113 in 1985).

Perhaps, the more important statistics concerning the City, are the number of trips attracted to Alexandria,
from all other jurisdictions, and the number of trip from Fairfax County/City to the D.C. {Core and Non-
Core) and to Arlington County. Many aof the latter, attribute to the through-traffic in Alexandria. COG
estimated that the number of daily person work-trip from Fairfax to D.C. (Core and Non-Core combined)
.will increase by about 13%, from 170,879 in 1985 to 192,544 in 1995. Cross-jurisdictional travel will
increase substantially, placing increased demands on the circumferential routes.
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Transit Use and Car Qccupancy

Tables B-4 and B-5 show the estimated percent of transit use in cross-jurisdictional travel to work in the
years 1985 and 1995. As expected, the highest proportion of transit use, is to the D.C. Core. Itis
estimated to be 40% in 1985, and 37% in 1995. The second highest is D.C. Non-Core, 20% in 1985, and
18% in 1995. The third highest is the Adington Core, 20% in 1985, and 21% in 1995, Alexandria had an
overall transit use {to-work) of 7% In 1985, and is estimated by COG to increase slightly to 8% by 1995.
The COG estimates do not take into account Transportation Management Plan {TMP) measures, adopted
by the City, which are expected to increase transit use beyond the 8% projected for 1993.

The COG also estimated vehicular occupancy on a cross-jurisdictional travel to work. The overall regional
average is estimated to remain virtually unchanged, 1.23 persons/car in 1985 versus 1.24 in 1995.
Alexandria’s average is close to the regional average. It is estimated to be 1.21 in 1985, and 1.22 in 1995,
Again, the 1995 COG estimates do not take into account the TMP measures. It is expected that the TMP
measures coupled with a number of HOV facilities will increase both transit-use and car-occupancy forthe
work-trip to Alexandria, above the figures currently estimated by the COG.

Congestion and Level of Service

Level-of-Service is the measure of operational conditions of traffic of roads and intersections. The level of
service of major commuting corridors in the City is largely dependent on how effective the controlled
access facilities adjacent to and serving Alexandria are performing. When -85 and the Woodrow Wilson
Bridge break down, particularly during the afternoon peak period, major routes in the downtown area
such as Duke Street, Henry Street (southbound U.S. Route 1), and Washington Street also fail to
accommodate traffic adequately. When |-395 is heavily congested, particularly in the morning peak
period, traffic is diverted to North Beauregard Street and Van Dorn Street. COG estimates that by the year
2005, 61.9% of peak period vehicles on freeways and arterials in Northern Virginia will be heavily
congested at Level-of-Service “E” or "F” (heavily cangested), up from 39.3% in 1980. Peak period vehicle
miles of travel under heavily congested conditions will range from 43.2% in Arlington to 48% in Alexandria,
and 67.4% in Fairfax County (Figure 11-5). Peak hour Levels-of-Service for most of the Capital Beltway are
expected to deteriorate to "E” and "F". CQOG estimates that the reduction from Level-of-Service “E” to level
of service "F" results in an added one minute of delay time per mile on freeways, and an extra two minutes
of delay time per mile on arterials. Thus, a typical 12.4 mile trip will take an extra 12 minutes.

Some City arterials and intersections consistently operate at congested levels regardless of the level-of-
service problems on the Beltway or |-395. They include:

o Northbound Washington Street at E. Abingdon Drive in the A.M. peak period -- due to the
heavy traffic movements on the G. W. Parkway transitioning with East Abingdon Drive.

o] Northbound Washington Street at the southern City limits in the AM. peak period - due
to heavy traffic flow from a limited access facility, the G.W. Parkway, to an urban arterial
with signalized intersections.

o] Northbound U.S. Route 1 (South Patrick Street) south of Duke Street in the A.M. peak
period — because of the heavy traffic demand transitioning from three northbound lanes
to two unrestricted northbound lanes and because with multiple turning movements
through the i-95 interchange.

o] Northbound Telegraph Road at Pershing Avenue in the AM. peak period —- due to heavy
' traffic flow from Fairfax and 1-95 into the Eisenhower Valley.

12

0064



9661 ~ 20D : ALUNOS
NOLLOIASIdNS |
TIv 00 ._ésmn_ 0y 99 00dvd OOV XJV 40 ALD
. _

7
\N

400

<

%0y

4
=

\\@-
=
DA

B
(o))
<+
\

1l

%8.C0—

I
i

|

i

%CC - - - %09

|
3¢
)
<
|
|
N
o)
|

G002 0O %08
0g61 4

G002 — 0861 : J 10 J 991aI05 JO [2427] 8 FJuneradg
(LWA) Po18Ael], SI[I 3[21YaA [e}0], JO 3dejuadia]

G—11 MANDLI

0065

d 30 T SOT 3® LNA Jo 3wedlad



