10.

11.

12.

BACKYARD BOATS SITES

40,966 sq. ft.

(81.03-01-04 and 44) and 22 units

LOT AREA 55,810 square feet

ZONE - RM residence and |-1 industrial

ASSUMED F.AR. - 1.70

ASSUMED DU/AC - a0

OFFICE - 40,966 square feet

RESIDENTIAL - 22 units

HEIGHT - 50 feet by right; RM zoned area 45
feet by right.

ZONE TRANSITION SETBACK - 1:1, minimum 25 feet for office where
adjacent to residential property - BZA
variance assumed

SAFEWAY SITE 30 units

(80.02-05-01)

LOT AREA 43,688 square feet

ZONE - C-2 commercial (assume rezoning
to RM residence)

ASSUMED DU/AC - 30

RESIDENTIAL - 30 units

HEIGHT 50 {RM zone would limit to 45 feet)

QFFICE - Zoning could permit office reuse at
approximately 1.7 F.A.R. or 74,099

GAS STATION (East side Washington at Wilkes) 38,270 sq. ft.

(80.02-02-01)

LOT AREA - 22,654 square feet

ZONE - C-2 commercial

ASSUMED F.AR. - 1.70

OFFICE - 38,270 square feet

HEIGHT - 50 feet by right

ZONE TRANSITION SETBACK - 1:1, minimum 25 feet for office where
adjacent to residential property - BZA
variance assumed

FANNON PROPERTY - Old Coal Yard - now used for parking

(74.01-09-12)

LOT AREA - 20,803 square feet

ZONE - C3 Central Business District Commercial

ASSUMED F.AR. - 1.70

OFFICE/RETAIL - 35,535 square feet

NORTHEAST CORNER, South West and Commerce Streets

(74.01-02-03, 04 and 05)
LOT AREA

ZONE

RESIDENTIAL
ASSUMED F.AR.
OFFICE

HEIGHT

10,916 square feet
RM Residential

7 townhouse units
1.7

18,557 sq.ft.

50 feet
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13.  110-116 SOUTH WEST STREET
(74.01-02-01 and 02) (S.P. 86.063

LOT AREA - 4,247 square feet

ZONE - C3 Central Business District Commercial
F.AR - 250

OFFICE - 10,615 sq. ft. (nat)

HEIGHT - 4 stories

14. NORTH WEST CORNER OF FAYETTE STREET AND COMMERCE STREET
(74.01-03-13, 14 and 15)

LOT AREA - 20177
ZONE - C3 Central Business District Commercial
- ASSUMED F.AR. - 1.70
OFFICE/RETAIL - 34,300 square feet
Total
Most Office - 583,526
Likely Residential - 348 units

COMMUNITY FACILITIES

The following items in or near the Old Town Plan area are in the adopted FY 1989-1994 Capital Improve-
ments:

0 Lyles Crouch School

Lyles Crouch Elementary School is presently in the middle phase of a three phase modernization
project which began in FY 85-86 and will be completed in FY 90-91.

This current project will fund the third phase of modernization which will include the following:
upgrade of electrical power and lighting systems; upgrade of plumbing and restroom facilities;
provision of handicapped toilet facilities to meet Section 504 requirements; window weather strip-
ping; and renovation and expansion of the library. This is the first major modernization of this
facility since it was constructed in 1958,

o Waterfront Improvement Program

This project provides for the improvement of the City's Waterfront for open space, active park
areas and other activities compatible with the visual and functional character of the waterfront.
These improvements are consistent with the Waterfront Master Plan and, to date, include im-
provements to Waterfront Park and Lower King Street.

Monies budgeted for site acquisition in FY 1989 represent the City’s annual payment for acquiring
Waterfront Park and for the potential purchase of the Old Dominion Boat Club property, which
includes $75,000 to initiate an agreement and to open up the waterfront area if the title dispute is
resolved. Improvements to the waterfront will also be in conjunction with requirements emanat-
ing from settlements of the title dispute. FY 1987 monies will be used to construct wood decking
along the bulkhead of Waterfront Park, consistent with the water's edge treatment on Oronoco
Street, Oronoco Bay Park and the Torpedo Factory, as described in the Waterfront Master Plan. It
is essential to construct the Waterfront restroom facility in order to abide by the City's agreement
with the Torpedo Factory developer and to meet State requirements for sanitary facilities at a
marina.
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Downtown Transportation/Parking

Commercial development and redevelopment in downtown Alexandria during recent years has
created increasing pressures for transportation and parking improvements. Many actions have
been taken including establishment of fringe parking regulations and fees and construction of
parking facilities to support redevelopment of the Torpedo Plant.

This project includes the following components: (a) phased completion of additional fringe park-
ing at Jones Point; (b) completion of the contractual payment for provision of public parking in a
private development in the 100 block of South Union Street; (c) studies and development of a 500
space parking garage on City owned land at Cameron and Columbus streets; (d) other ap-
proaches to permanently increase the supply of public parking in the eastern portion of the Cen-
tral Business District, and (e) a parking garage at Queen and Lee Strests.

The plan anticipates the construction of parking garages at Cameron and Columbus Streets and
Queen and Lee Streets. The preliminary financial plan for the garage at Cameron and Columbus
Streets assumes that the cost of financing the facility would be borne by operating revenues from
the facility, a modest tax levy on commercial properties with a downtown service district, and
future increases in net revenues generated from existing parking facilities within the district. The
preliminary plan also assumes that construction financing would be provided by either temporary
notes or an advance by the City which would be retired by the issuance of self- supporting gener-
al obligation bonds of the City.

South Waterfront - Jones Point/Ford Plant/Marina

This project provides for improvements to the South Waterfront area -- Jones Point, Ford Plant
and Oid Town Yacht Basin. The City has an agreement with the Federa! Government to lease
Jones Point for 99 years. The Ford Plant is privately owned. An agreement with owners of the
Old Town Yacht Basin has not yet been reached and is currently in litigation.

Monles allocated 1o date have provided for the construction of fishing piers at Jones Point south
of the Woodrow Wilson Bridge, for initiation of archaeclogical survey work areas pianned for park
improvements, and for phase 1 of the under-bridge parking.

Additional projects for the 52.3 acre Jones Point Park include additional archaeological surveys, a
bike trail extension (FY 89), installation of gates and fencing to control park access (FY 1988},
bulkhead restoration (FY 19889}, parking consolidation {FY 1989 and FY 1990), landscaping (FY
1980 and FY 1991) and nature paths/center rehabilitation (FY 1991). These improvements are
consistent with the proposed Federal/City master plan for the park. FY 1993 funds are for archi-
tectural fees for renovation of the Old Town Yacht Basin. This work is contingent upon a federal
settlement agreement at this site.

Waterfront Dredging

This project provides for the dredging program for the Alexandria Waterfront.

Dredging was delayed due to an EPA restriction involving possible arsenic and dioxin detection
in the Potomac River bed. Sampling and analysis were done by a City contract and showed that
the traces found were below the danger level. Since then, dredging in three locations--in front of
the Torpedo Factory, Founder’s Park transient docking, and public school rowing facility--has
been done. This project is funded with 40 percent State revenues. The amount of the State aid
may vary each year, depending on funding approved during the legislative sessions.
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Market Square Renovations

This project provides for renovations and improvements to the Market Square Plaza. Because of
its prominent location and its significance as a focal point of public activity, the plaza should be
maintained at a high level of appearance and utility. This project serves to correct problems that
are the result of its 20 year age, and will make improvements that will make the plaza more func-
tional and easier to maintain.

In FY 1988, improvements will include pump replacement and completion of pool renovation,
repairs to stone and brick, and replacement of Gadsby lights. FY 1988 funds will also provide for
additional restrooms at the Market Square garage, completion of replacement of pumps, and
additional repairs to brick, stone and walkway lights. Construction of a permanent stage decked
over the garage entrance is planned for FY 1989. This will repiace the temporary stage which is
nearing the end of its useful life. FY 1989 includes completion of repairs to brick and stone sur-
faces, major repair of the garage ramp, and additional waterproofing of the garage.

Eastern Area Combined Sewer Pollution Abatement Program

Much of the City east of the railroad still is served by combined sanitary and storm sewers.
Federal regulations require either the treatment of all combined flows or the separation of com-
bined sewers. This project provides for the separation of all combined sewers in the eastern area
of The City, except for those which will flow into a retention tank and pump-back facility to be
located at the foot of Pendleton Street.

Many streets in the affected area have been rebuilt recently, and it would not be economically
feasible to tear them up again. It is possible, however, to separate the Royal Street sewers and
the Hooff's Run sewers.

During FY 1982 construction was completed on the first two separation projects in the Hooff’s
Run area (Duke Street, King and Prince Streets). The sewer separation line item does not com-
plete the project, but is shown only for the length of this capital budget. It will take at least 25
years to complete the separation project at the funding rate shown. In the event that current
treatment of combined sewage flows is deemed insufficient, this project will be designated as an
essential project.
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GOALS AND OBJECTIVES

o Areas presently used for residential purposes should remain residential.

o Route through traffic away from established residential areas.

o Encourage maximum use of transit facilities.

o Waterfront development should be at a scale compatible with surrounding buildings.

o Provide a continuous pedestrian pathway and bikeway along the entire Waterfront.

o Protect buildings and areas of historic and architectural value.

o Encourage the tourist potential of the historic and architectural aspects of Old Town.

o Encourage mixed use in new development where appropriate, particularly along the Waterfront.
o Encourage water-related development along sections of the waterfront.

o Encourage the design of new buildings in the Old Town Plan area on a basis that is compatible
with existing development.

o Preserve existing open space areas including residential side and rear yards wherever practica-
ble.

o Retain the retail pattern along King Street and Washington Street. Encourage more neighborhood
serving retail uses and discourage large scale commercial buildings.

o Protect the appearance of Washington Street as the gateway to Old Town.
0 Visual awareness of the waterfront should be preserved.

o Encourage developers to consider the open space and recreational requirements of their employ-
ees.

POLICIES FOR OLD TOWN

Old Town is unique in that it maintains a very fine residential area in close proximity to the commercial
establishments on King and Washington Streets. While both the residential and the commercial areas
are currently strong, there is a fragile balance which must be preserved if both are to remain strong and if
the ambience of Old Town is to be preserved. Furthet, the commercial areas contain a mix of activities
that is unique within the metropolitan area, and that mix needs to be protected if the character of Old
Town is to be preserved.
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To further these ends, this plan recommends the following policies:

King Street East of Washington Street

1. No additional restaurants should be allowed east of Fairfax Street, and few, if any, east of Wash-
ington Street.

[A major new restaurant has already been approved for the waterfront behind the Torpedo Facto-
ry; additional restaurant development could threaten the lively mix of commercial activities and
could impact nearby residential areas)

2. * No additional fast food or carry out establishments should be allowed east of Washington Strest.

[With the addition of several new eating establishments in the pavilion behind the Torpedo Facto-
ry, the supply of these uses will be extensive and additional establishments should be discour-
aged]

3 The City should do whatever possible to retain a mix of restaurants and shops providing a diversi-
ty of goods and services in the King Strest area.

[The small scale of shops and restaurants and the general absence of chain establishments are
some of the characteristics which distinguish Alexandria from suburban shopping areas and
should be maintained.]

Washington Street

Washington Street is a street which still retains some of its historic and memorial character, and the City
should take steps to try to retain as much as possible of the existing character of diverse, smail scale
activities including retail and residential uses. City Council has already taken steps to reduce the heights
of new development. Where new office buildings are proposed, the City should encourage ground floor
retail activity and should encourage buildings of a small or mixed scale (i.e., hon-monolithic structures in
townhouse design) compatible with nearby historic areas.

Waterfront

The Waterfront Plan calls for continuous public access along the waterfront; this goal has substantially
been achieved. The pian calls for an extensive waterfront open space/recreation zone and this has been
enacted. The major remaining Issue for the waterfront is the development of the private parcels on or near
the water.

The waterfront is an important resource and the quality of the development of the remaining private par-
cels will have a major impact on the future character of the waterfront. The waterfront plan and the W-1
zone call for mixed use development, but since the zoning allows many uses, the resuits have been and
could continue to be all office development. This would be contrary to the intent of the plan which calied
for a mix of uses and a diversity of activities, producing a lively waterfront.

This plan recommends the following policies:
1, The zoning of the remaining development parcels should be CRMU (commercial-residential mixed

use) which calls for limiting the densities in developments not including housing. This zone is
similar to the W-1 zone, but attempts to put some teeth into the requirement to include residential.
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2. Because of the importance of the water, and the relationship of inland areas to the water, the
design of buildings along the water should be subjected to particularly close review. Therefore,
staff recommends retention of the special use permit requirement for buildings over 30 feet in
height in this area, in order to insure that the buildings developed are executed with particular
design sensitivity.

3. Buildings along the waterfront should be designed with a variety of architectural styles compatible
with the character of the area. They should have varied rooflines and brick colors.

4, Developments along the waterfront should provide ample open space.

5. ~ The City should encourage water-oriented activities both in the water (e.g., marinas) and on land
adjacent to the water. There shouid be public access to the river for its entire length within the
City of Alexandria.

PROPQSED GENERALIZED LAND USE PLAN

The proposed generalized land use plan for the Old Town Plan area, for the most part, follows existing
development patterns. The major portion of the area is land used for townhouse residential use. There
are some scattered institutional and commercial uses in this area.

Commercial use is concentrated along both King Street and Washington Street, with a small amount of
retail along Union Street both north and south of King Street. There is also some commercial along Prince
Street and portions of Duke Street. The plan acknowledges the existence of somewhat more dense
deveiopment along N. Washington Street, but propases to hold down the scale and intensity of develop-
ment oh S. Washington Street.

The Waterfront area continues to be shown for both mixed use and parks. It is recognized that in portions
of the area shown for mixed use the primary or even sole use may become residential. This is an accept-
able use along the river provided there is public access to the river.

Maps 23 and 24 illustrate in a general manner the land use proposed for the Old Town Plan area.

DETAILED LAND USE PLAN

The detailed land use plan for Old Town is essentially the same as the Long Range Land Use Plan Map in
the 1974 Consolidated Master plan, except for a greater specificity in the commercial land use category.
The residential area remains in a medium density residential ctassification. This covers about 50 percent
of the plan area (Maps 25 and 26}.

The commercial area is confined to its present boundaries with no expansion envisioned for the foresee-
able future. Two commercial designations are used in this pian: CD and CL. The CD is a category de-
signed for use in the central business district and for areas with sizable office buildings. It is a relatively
dense commercial category which would translate to a zoning classification similar to the present C-3
central business district commercial zone,

Along South Washington Street and portions of Duke and Prince Streets, CL commercial-low has been
proposed. This low profile, lower density commerciai category can exist next to residential uses of similar
building profile and density. This iow density and scale is particularly appropriate along historic streets
and adjacent to moderately low scale historic residential areas.

Churches, schools and government facilities have been designated as institution on the plan map.
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MAP 23

PROPOSED GENERALIZED LAND USE PLAN
OLD TOWN STUDY AREA
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MAP 24
PROPOSED GENERALIZED LAND USE PLAN

OLD TOWN STUDY AREA
WEST OF WASHINGTON STREET
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MAP 25

PROPOSED LAND USE PLAN -
OLD TOWN STUDY AREA
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MAP 26

PROPOSED LAND USE PLAN
OLD TOWN STUDY AREA
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A park category has been used to designate public parks and waterfront walkway areas. The largest
amount of land designated for park is located along the waterfront.

Where waterfront mixed use was designated for land along the waterfront in the 1982 amendment to the
Master Plan, this has been changed to CRMU, commercial-residential mixed use. This is a new category,
and in this area with the height limit controls, is similar to the present waterfront category, except that
strong inducements are given to promoting mixed use devetopments.

This plan contains no industrial land uses. The Robinson Terminal Corporation shipping facility is includ-
ed in the CRMU category. Any new zone classification for the waterfront should continue to allow this
type of water oriented use to continue.

CHANGES TO THE ADOPTED LAND USE PLAN

The foliowing changes are shown on Maps 27 and 28.

1. Commercial to Residential Medium - N. St. Asaph Street area, north of Cameron Street.

The area of change is zoned primarily RC residential and is used residentially. This change re-
flects the predominant zoning and use.

2. Residential Medium to Commercial Downtown and Residential Medium - South side of Oronoco
Street betwsen Union and Lee Streets, as well as the area from Queen to Princess between |Les

and Roval Streets,_and north side of Cameron Street, Fairfax to Roval Streets,

These areas are zoned predominantly I-1 industrial with a littte C-3 commercial and are predomi-
nantly used for office purposes. The changes identified here reflect the predominant zoning and
use of these areas, but propose that the industrial category be changed to commercial, a more
compatible zone for the area.

3. Residential Medium to_Commercial Downtown - East side of Union Street north of Cameron
Street.

This building is used for commercial purposes and will remain in this use. This change reflects the
current use.

4, Commercial to Institutional - City Hall,

This change reflects the present use of the biock.
5. Commercial to Park - Carlyle House and Park.

This change reflects the present use of the site.
6. Industtial to Commercial - Torpedo Factory,

This change reflects the actual use and proposes a change to a category which would be more
compatible with the use and zoning of the area.
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MAP 27
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MAP 28

PROPOSED CHANGES TO THE
ADOPTED LAND USE PLAN

OLD TOWN STUDY AREA
WEST OF WASHINGTON STREET
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10.

11.

12.

13.

14.

15.

16.

17.

Commercial to Residential Medium - Area along narth side of Prince Street from Lee Street to St.
Asaph Street.

This change reflects the current residential zoning of the area and proposes that the commercial
uses not be extended into this residential area.

Waterfront Mixed Use to Commercial Residential Mixed Use - Waterfront area from Prince Streat
to Wilkes Street and the Ford Plant.

This is essentially no change, but rather an update using the new land use categories. (Mandatory
50% residential use.)

" Residential Medium to Institutional - Departmental Progressive Club and St. Mary's and the

Presbyterian Meeting House.

This change reflects the present use of the property.

Residential Medium to Park - area south of Green Street at Jones Paoint Park.

This change reflects the current zoning and use of the property.

Residential Medium to Commercial Low - Washington Street area from Gibbon Street to Franklin
Street and northeast corner of Jefferson and Washington Street.

These areas are zoned commercial use for office and retail uses. This change reflects the current
zoning, use and scale of the area.

Commercial 1o Residential Medium - 5t. Asaph Street from Gibbon Street to south of Wolfe
Streets.

This area is predominately zoned residential and is used for that purpose. This change reflects
the predominate zoning and uses in the area and maintains the existing commercial use within its
current boundary.

Residential Medium to Institutional - Alfred Street Baptist Church and St. Paul's Church.
This change reflects the current use of the properties.

Commercial to Institutional - Christ Church and Lyceum and Federal Courthouse.

These changes reflect the current use of the properties.

Residential Medium to Commercial Downtown - North side of Prince Street from Hanry Street to
Fatrick Street.

This block is developed with two office buildings. This change reflects the current use of the
propetties.

Commercial to Commercial Low - Mid block of east side of the 100 block of 8. Columbus Street

_except 711 Prince Street.

These are low profile, townhouse style offices and retail. The CL category reflects the present
development of their property.

58

0745



18. Residential Medium to Commercial Low - Northeast corner of 8. Columbus and Prince Streets.

This area contains a store in a previously residential building. The CL category reflects the densi-
ty and style of buildings in this area, as well as the current commercial zoning.

19, Residential Medium to Commerciai Downtown - Northeast corner of §. Columbus Street and Duke
Street.

This is the western half of the Atrium office building and the proposed category therefore reflects
the present use of the property.

20. " Residential Medium to Commercial Low - 900,801 and 916 Prince Street

These buildings were built as commercial buildings and are used commercially.

1. Residential Medium to tnstitutional - South side of Duke Street between Patrick and Alfred Streets.

This property is occupied by the Alfred Street Baptist Church. This change reflects the present
use of the property.

22, Residential Medium to Commercial Downtown - area bounded by Duke Street and Patrick and
Henry Streets.

This block is occupied by an office building complex of a relatively high density. The CD category
reflects the character of the development on this block.

23. Residential Medium to Commercial Low - Area along Duke Street from approximately Henry
Street to Alfred Street.

The majority of the buildings in this area are used for commercial purposes. The vacant Fannon
Coal Yard on the west side of the 200 block of S. Henry Street is being used for off street parking.
Reuse of the site should be of a character and scale which is compatible with nearby buildings.
Staff is therefore recommending CL for this area. '

]

24, Commercial to Residential Medium -Area including the 1100 block of Prince Street, most of the
200 block of S. Fayette Street.

The majority of the buildings in this area are used for residential purposes. This change, there-
fore, reflects the present use of the buildings.

25. Commercial to Residential Medium - south side of Prince Street between West and Payne Streets.

The buildings in this area are used for residential purposes. This change reflects the present use
and zoning of this area, and an intention to maintain existing residential.

25A. Commercial to Residential Medium - Remainder of Prince Street {1300 Block) between West and
Payne Streets.

26. Commercial to Commercial Low - both sides of the 1200 block and north side of the 1200 block of
Prince Street.

This area contains low scale buildings, the majority of which are occupied by commercial uses.
The purposed change reflects the scale and density of the existing commercial use of this area.
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27. Mixed Use to Commercial Downtown - Northeast and southeast corner of King Strest and West
Street.

This area is used for commercial use as is the rest of King Street. This change would bring this
area into conformance with the land use category along King Street.

28, Residential Medium to Commercial Downtown - Southeast corner of N. Lee and Queen Streets,

City Council voted to purchase this parking lot for use as a municipal parking garage.
29. Residential Medium to Commercial Downtown - 120 $. Fairfax Street.

" This building is used for office purposes and is attached to a building which is zoned and used
commercially. The alley to the south of 120 S. Fairfax Street is a reasonable boundary between
commercial and residential uses.

30. From COMM to OCM
City Council decided that OCM was the most appropriate designation for this site.

31, From COMM to CL

City Council decided that CL was the most appropriate designation for this site because of the
existing character of the current develapment.

32,33,
34. From RM to CL

City Council decided that these sites are appropriate for low density commercial and residential
use, and they designated these areas commercial low,

MAJOR THOROUGHFARE PLAN

The 1974 Major Thoroughfare Plan, as amended, is basically sound. Staff recommends only one change
to this plan. Gibbon Street, between Washington Street and Route 1, is one-way west bound and is paired
with Franklin Street which is one way east bound. Gibbon Street is presently shown as a local street,
Because of Gibbon Street's function, it is proposed that it be designated as an Arterial Street. This is
consistent with the designation of Franklin, Washington and Patrick and Henry Streets (Map 29).

St. Asaph, Union and Columbus Streets are deleted as residential collectors. (Map 29)
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MAP 29

PROPOSED MAJOR THOROUGHFARE PLAN
OLD TOWN STUDY AREA
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PLAN ADOPTION

After submission of this plan to the Master Plan Task Force, it will be farward to City Council along with
other area plans for Planning District #1. 1t is recommended that City Council refer the plan to the Plan-
ning Commissian for processing for adoption pursuant to the provision of Section 9,05 of the Charter.

COMPREHENSIVE ZONING CHANGES

Subsequent to plan adoption and in conjunction with the Zoning Task Force, the City should initiate a
comprehensive rezoning of property in the City in accord with the adopted Master Plan. The comprehen-
sive rezoning would result in the adoption of a new (6th revised) zoning map. The zoning changes neces-
sary to implement this plan are set forth in the following section.

Zoning Changes

1.

3A.

3B.

South side of Oronoco Street between North St. Asaph and Pitt Streets - C2 commercial to Resi-

dential Medium (RM).

This block contains predominantly residential uses except for a carry-out restaurant and a
commercial business. The use, style and scale of the existing buildings necessitates a change in
zonhe classification to protect the block from future commercial encroachment. The balance of the
block is zoned RM residence and contains townhouses which are presently under construction.
The commercial uses will become non-conforming, but will be given a reasonable period of time
to amortize their investment prior to discontinuance.

Both sides of 600 block of Princess Street/between N. Washington Street and N. St. Asaph Street.

- RC multi- family residential to M residence zone.

This area contains residential uses similar to those found elsewhere in Old Town which are zoned
RM. This proposal would rezone the properties to a more appropriate zone. It would alsc elimi-
nate the possibility of professional office uses (8.U.P. required).

Northwest corner of Queen and North Pitt Streets - RC multi-family residential to RM residence
Zone.

Same as 2.

Northeast corner of Queen and North Washington Streets -RC multi-family residential to Commet-
cial Downtown Zone.

This row of buildings fronts on N. Washington Street and is used commercially. This proposal
would conform the zoning to the use. The existing buildings will be protected by B.A.R. review.

Woest side of 200 biock of N. St. Asaph Street/between Cameron Street and Queen Street - RC

multi-family residential to BM residence zone.

Same as 2.

62

0749



10.

11.

12.

13.

South side of 200 and 300 blocks of Princess Street, northern half of west side of 200 block of N.
Lee Street and the west side of the 300 block of N. Lee Street - 1-1 industrial to Commergial

Downtown Zone and Residential Medium (CD & BM).

This approximately two block area contains office and commercial uses. Industrial zoning is out
of character with the existing uses and surrounding area. Commercial zoning is in keeping with
nearby downtown commercial.

Southeast corner of Oronoco Street and N. Lee Street - |-1 industrial to Commercial Downtown

Zone (CD).

Heavy industrial zoning is no longer appropriate for this old gas works site. It is presently used for

" offices and should be zoned to a commercial classification.

Southeast corner of Cameron and North Washington Streets - RC multi-family residential to

Commercial Downtown Zone (CD).

This corner is used for commercial office purposes and is at a very busy commercial street inter-
section. This would conform the zoning to the use.

Carlvle House, 100 block N. Fairfax Street - RM residential to Park Zone.

This property is a historic park and should be zoned accordingly. The park and open space being
reviewed by the Zoning Task Force will fit this site.

Law Building. 100 block N. Fairfax Street - I-1 industrial to Commercial Cowntown Zone {CD).

This building is used for offices but is still zoned industrial. This zone is not in keeping with the
use or the character of the nearby area.

Torpedo Factory Complex along 100 block of N. Unign Street and southeast corner of King Street
and South Union Street - 1-1 industrial to Commercial Downtown Zone (CD).

This is the remains of the industrial part of the waterfront. This zoning is no longer appropriate for
the uses now made of this land and is out of character with the waterfront plan and the contract
for reuse of the buildings.

Torpedo Factory Docks and Piers - 1-2 industrial to Waterfront Park and Recreation PR).

The docks and plers should be zoned for parks and recreation use as is the other park area along
the river. This zoning would conform to the Waterfront plan and existing uses.

Al of the 100 block of King Street and portions of the 200 block of King Street - I-1 industrial to
Commercial Downtown Zone (CD).

This is the remains of the past industrial use found near the waterfront. The industrial zoning is
not in keeping with the current or proposed master plan or with the existing uses in the area.

East side and portions of the 200 block of South Union Street - 1-1 and |-2 industrial to W-1 water-
front zone.

This proposal is to replace the outdated industrial zoning with the waterfront (mixed use) zone.
This zone was designed for the waterfront area and use of the W-1 zone at this location would
make these properties conform to the predominant zoning along the river.
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14.

15.

16.

17.

18.

19.

20.

Area bounded by 8. Union Street on the east, Gibbon Street on the south, S. Lee Street on the
west and Old Southern Railroad right-of-way on the north - RM Residence and !-1 Industrial to

Park Zone..

This area is used for park purposes and needs to be zoned accordingly.

Safeway Store, 500 block of S. Roval Street - C-2 commercial to Residential Medium

This grocery store serves the needs of the residential community and should remain. The use will
be protected within the RM zone through the non-complying provision. The RM Zone will provide
for townhouse development if the site is redeveloped.

~ Portions of the 100 block of Franklin Street and S. Union Sireet {Backyard Boats) - I-1 industrial to

RM residence.

This area is used for commercial purposes, primarily Backyard Boats. The surrounding area is
zoned and used residentfal. Since 1974 these sites have been land used residential medium. This
zone change will conform the zoning to the current and proposed master plan. The present zone
allows uses incompatible with the surrounding area. If rezoned the current uses would become
nonconforming, subject to the amortization provision of the Code.

Old Ford Plant, S. Union Street at Franklin Street - BM residence and |-2 industrial to W-1 Water-
front Mixed Use Zone.

The Ford Plant was not rezoned when the rest of the waterfront was rezoned in conformity with
the adopted waterfront plan. This proposal will conform the zoning to the current and proposed
land use plans. If Council approves rezoning of this parcel to W-1 Waterfront (Mixed Use), that
action shouid replace this proposal.

Portions of the 700 block of S. Washington Street, east side of 800 block S. Washington Street,
both sides of 900 block S. Washington Street, partion of the 700 block of S. 8t. Asaph Street, both
sides of the 800 block S. St. Asaph Street, and the west side of the 800 block 8. Pitt Street - RC
residence to RM residence.

This area contains primarily apartments and has been land used residential medium since 1974,
The present zone allows high density apartments and professional offices with special use permit
approval. This rezoning will conform the zoning to the current and proposed land use plan.
Apartments in masonry buildings existing in 1951 are permitted in the RM zone.

Northeast corner of S. West and Commerce Streets - RM Residential to Commercial Downtown

{CD).

This is a commercial building used for commercial purposes in a hlock in which the balance is
zoned commercial. This would conform zoning to the use of the propenty.

Both sides of the 1200 block of Prince Street - C-3 central business district Commercial-to-
Commercial Low (CL}).

This area is predominantly commercial, but in buildings that had previously been used as dwell-
ings or in low scale buildings. A new zone compatible with the CL land use designation will be in
keeping with character and scale of the buildings in the area. The structures will be protected by
the Oid and Historic District.
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21. 1100 block of Prince Street, most of the 200 block of S. Fayette Street - C-3 central business dis-
trict commercial to RM residential.

The buildings in this area are occupied as dwellings.

22, South side of Prince Street between Henry and Patrick Street - C-2 commerciatl and €C-3 central
business district commercial to AM Residential.

The predominant use in this area is residential. In order to retain this residential area, a change of
2oning to residential is essential.

23. South side of the 900 block of Prince Street - C-3 central business district Commercial-to - Resi-
dential Medium (RM).

These buitdings are low scale and most are used for residential use.

23A. 900, 901 and 916 Prince Street-C-3 central business district Commercial to Commetrcial Low (CL).

These buildings were built as commercial buildings and are used for commercial uses.

24, Northeast corner of Columbus Street and Prince Street - C-3 central business district Commercial
- to - Commercial Low (CL).

This group of buildings is low scale but are used for commercial activities. The CL zone would
recognize the character and scale of the buildings and will be more appropriate than the current
zoning.

24A. 711 Prince Street - C3 Central Business District Commercial-to-Residential Medium (RM).
This is an architecturally significant house which should be retained in residential use.

24B. Northeast Corner of Prince and S. Columbus Streets - C-3 Central Business District Commercial
to CL Commercial Low

City Council decided this site should be zoned Commercial Low.

25. Southeast corner Prince Street and §. Columbus Street - C-3 Commercial 1o RM Rasidential.

This building is used for condominiums. The RM zone allows apartments in masonry buildings
existing in 1951. This building meets and exceeds this criteria. The RM zone will assure that the
use remains residential.

26. West side of the 200 block of 8. Alfred Street - C-2 commaercial to CL commercial low..

Council decided these sites are appropriate for the Commercial Low land use designation.

27. Both sides of the 800 blocks of Prince Street and Duke Street between Alfred and Columbus

Street - BA residential to RM residential.

This area has a large amount of scattered RA residential zoning. The RA, in addition to town-
house residential, allows garden apariments and professional offices with approval of a special
use permit. The AM zone is the predominant residential zone applied in this area. This rezoning
would conform the RA buildings to the Old Town Residential Zone - RM.
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28.

29.

30.

3.

32.

33.

34,

35.

36.

200 block of Henry Street and North side of the 1100 block of Duke Street - C-2 commercial and
C-3 central business district Commercial-to-Commercial Low (CL).

The existing buildings are low scale and relatively low density. This is the type of character of
development for which the CL land use category was designed. The vacant Fannon Coal Yard is
prime for redevelopment, which should be at a scale and of a character compatible with nearby
buildings. A zone based on the CL land use category would assure compatibility in this situation.

Northwest corner of Duke and Payne Street - C-2 Commercial-to-Commercial Low (CL).

The buildings in this row are for the most part used for commercial purposes. They were original-

Iy residential and still reflect that low profile character. This change would retain the low density

and scale of this area.

West side of the 200 block of S. Payne and the east side of the 200 block of S. West Street - C-3
central business district Commercial to RM Residential.

The predominant use in this area is dwelling units. This change would retain the existing residen-
tial use and thereby assure that there will be a mix of uses in the area.

1300 Block of Prince Street. C-3 central business district Commercial to BM Residential.

Council was of the opinion that this was a predominately residential block, based on testimony at
their public information hearing.

S.E. corner of N. Lee and Queen Streets-RM Residence to Commercial Downtown (CD).

City Council has voted to purchase this lot for use as a municipal parking garage. This zoning
designation shall revert to RM should the parking garage for some reason not be constructed.

123 S, Henry Street and 122 and 124 S. Fayette Street - C3 centrat business district Commercial
to RM Residence {RM).

These are residential buildings south of an alley which should serve as the boundary between the
commercial and residential zones,

N.E. comer of S. Washinagton Street and Jefferson Street - C-1 Commercial to Commercial Low

CL).

This is a commercial building. This change brings zoning intc conformance with new zone cate-
gory.

S.E. corner of S. Roval and Prince Streets. - RM Residence to Commercial Low (CL}).

This is a commercial building which has always been used for commercial purposes.

120 S. Fairfax Street - RM Residence to Commercial Downtown (CD).

This is a commercial building attached on the north to a commercially zoned and used building.
The alley to the south of the subject property is a natural boundary between commercial and
residential zoning.
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37.

38.

39.

40,

41.

From CQ to OCM
Council decided OCM is the most appropriate zoning given the existing office use.
From CO to CL

Council decided CL is the most appropriate zoning given the existing townhouse commercial
uses.

From CO to RM

_ RM residential zoning is appropriate within Old Town.

From C-2 and C-3to CL

Council decided low scale CL is most appropriate for these sites.

From C-3tc CL

Council decided low scale CL is most approptiate for these sites.

PROPOSED ZONING

Maps 32 and 33 translate the proposed preceding zoning changes into a composite zoning map. If all of
the changes proposed are adopted, this is how the final zoning boundaries will be drawn.
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MAP 32
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MAP 33
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OLD TOWN

SMALL AREA PLAN ADDENDUM

COVERING THE AREA SOUTH OF I-95

Adopted as an amendment to the Master Plan, May 31, 1989: Ordinance 3381
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INTRODUCTION

The area included in this addendum to the Old town Area Plan was inadvertently left out of the original Old
town Plan area. Since the area invoives the mouth of the Hunting Creek, a portion of the Southwest Area
Plan is included in the discussion of the area south of the Capital Beltway.

OLD AND HISTORIC ALEXANDRIA DISTRICT

The Old and Historic Alexandria was created in 1946, running south from Montgomery Street to Hunting
Creek and east from Alfred Street to the Potomac River. All structures therein dating from 1846 or earlier
were protected from unwarranted demolition and exterior architectural modifications out of keeping with
the character of individual buildings or their surroundings. The Board of Architectural Review was estab-
lished to enforce the provisions of the District.

Subsequent revisions to the Old and Historic Alexandria District Ordinance took place in 1951, 1965, 1970
and 1984. These amendments changed the District boundaries, expanded the powers of the Board of
Architectural Review and established building height limitations. Map A1 identifies the boundaries of the
District as it exists today in the area of Hunting Creek.

1974 LAND USE PLAN

The 1974 Land Use Plan as amended shows the subject area about egually divided between residential
use and recreation and open space (Jones Point). The area to the west of Jones Point is shown for resi-
dential high use and the area across S. Washington Street is shown for residential medium use. (Map A2).

EXISTING LAND USES
The predominant use in the area is Jones Point, a public park. The area contains three apartment devel-

opments: Hunting Towers, Porto Veccio, and Hunting Terrace. it also contains the HUMRRO building, a
mid-rise office. The largest portion of the area Is under water or in mud flats.

ISSUES

The only issue remaining in this built up area is the future of the water area and the mud flats: Should they
be allowed to be filled and built upon?

EXISTING ZONING

For the most part zoning in the area follows the land use pattern. About 50 percent of the area is zoned
residential and the balance is zoned for park purposes. The residential zoning in this area is R-C high rise
residential. This zone permits apartments at 55.45 dweiling units per acre. There are two small areas
zoned C-2 commercial, a commercial zone which permits office and residential uses at the same density
as the R-C zone. Jones Point Park is zoned WPR, waterfront park and recreation. This zone was adopted
to imptement the Waterfront Plan. Zoning of the area is shown on Map A4.
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HEIGHT DISTRICT

All of this area is included in a height district (Map A5}. Both sides of §. Washington Street are within
height district #1, the Old and Historic Alexandria District, and are limited to 50 feet.

Jones Point east of the extension of S. Union Street is located in height district #10. This district was
adopted to protect the waterfront environment from bulldings which would be out of scale and character
with the Old Town area and the rivers edge. Heights in district #10 are limited to 30 feet, except upon
approval of a special use permit by City Council when buildings may extend up to 50 feet in height.

The area east of Route #1 and west of height district #1 is iocated in height district #4. Heights in this

area are limited to 50 feet, but may extend up to 77 feet with approval of a special use permit by City
Council.

FLOOD PLAIN AND AREAS LESS THAN ELEVATION THREE (3) FEET

The major portion of the area under consideration is in the 100 year flood plain (Map 6A) which requires
compliance with flood plain regulations of the City of Alexandria, and Federal and State Governments.

Within this area, no fill is aliowed unless approved by the City of Alexandria and the Corps of Engineers.
The minimum floor level of any habitable buitding must be at or above the 100 year flood plain which at
Jones Point is +9.75 feet above mean sea level. Land below +3.0 feet cannot be included in a lot and
used for floor area and density calculations.

DETAILED LAND USE PLAN

The detailed land use plan for the area south of the Beltway is essentially the same as the iong Range
Land Use Plan Map in the 1974 Consolidated Master Plan, except for the area below elevation +3.0 feet.
The park area remains in park use and the residential medium and high areas remain in their respective
classifications. The HUMRRO building is changed as office commercial medium to recognize the existing
use of the propetty.

In the 1974 Consolidated Master Plan the water and mud flats were not included in a land use classifica-
tion. Since this area is below elevation +3.0 feet, is a bird refuge area and is already restricted by current
zoning regulations, it is recommended that the area be land desighated WL, wet lands to assure that the
area is retained as a natural area and not filled for development of any king.

By designating this area as wet lands it is unlikely that the City of Alexandria, the Corps of Engineers and
the Virginia Marine Resources Commission will grant permission to fill. This environmentally sensitive area
should be preserved. (Map A7)

CHANGES TO THE ADOPTED LAND USE PLAN

The foliowing changes are shown on Map A8:

1. FROM RESIDENTIAL HIGH TO QFFICE COMMERCIAL MEDIUM: N. Washington Street at the

Capital Beltway. This area is zoned commercial and contains an office building. The proposed
land use change acknowledges the existing use.

2. FROM NO LAND USE CLASSIFICATION TO WET LANDS: This change affects all areas below
elevation +3.0 feet elevation. This area is either under water or contains mud flats. This change is
10 assure that this area is not filled and developed.
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3. NO LAND USE CLASSIFICATION TO UTILITY /TRANSPORTATION: Southeast quadrant of Route
#1 and the Capital Beltway. This area is highway right-of-way and should be classified utility/
transportation.

ZONING CHANGES (Map A9)

1. FROM EAST SIDE OF S. WASHINGTON STREET AT THE CAPITAL BELTWAY: C-2 commercial
to Office Commercial Medium (OCM). This property contains an existing office building occupied
by HUMRRO. The change in zoning will only be to change to the appropriate new zoning classifi-
cation which will continue the existing building as a conforming use.

2. FROM SOUTHEAST QUADRANT OF ROUTE #1 AND THE CAPITAL BELTWAY: R-C residential
" to Utility/Transportation. This is part of a two divided and limited access highway and should be
zoned according to its use.

It is not essential to create a new zone and apply it to the wet land area. The adoption of this small area
plan as an amendment to the master plan should assure that the agencies responsible for protection of
wet lands will prevent building in these areas. (Map A8)

PROPOSED ZONING

Map A10 translates the proposed zoning changes into a proposed Zohing map.

PROPOSED HEIGHT

The existing height limits are satisfactory. Therefore, no changes are proposed.

11
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PURPOSE OF THE PLAN

The purpose of this small area plan is to update the 1974 Master Plan with regard to the Old Town North
area and to reaffirm, in the city's 1991 Master Plan, the 1974 Master Plan's vision of managed, balanced
growth and enhancement of the area. This plan is designed in recognition of the legal requirement that a
comprehensive plan, and the zoning changes to implement the plan, must advance the best interests and
public welfare of the entire Alexandria community.

The plan aiso seeks to effectuate the 1975 recommendations pertaining to the "North Waterfront” made by
the Committee on Potential Growth Areas that was established by the City Council during their review of
the 1974 Master Plan. Although the chapter of the committee’s report that pertained to the North Water-
front mainly addressed development immediately adjacent 1o the river, the recommendations have signifi-
cance for the area as a whole.

The committee’s repon stressed that the North Waterfront is an area of critical importance to the future of
Alexandria. The report pointed out that this area is located adjacent to two of the city's greatest assets --
the Potomac River and Old Town. Therefore, development must be compatible with and not detract from
the carefully preserved quality of Old Town. Moreover, development in this area must respect its location
near the nation's capital through use of dignified design. If the North Waterfront is developed with these
considerations as basic principles, it can be a source of beauty and satisfaction for the entire city. On the
other hand, if the North Waterfront fails to fulfill this promising potential, that will seriously undermine the
attractiveness of Old Town and the bestinterests of the Community as a whoie.

This 1990 small area plan for Old Town North aims to achieve a fair balance between competing residen-
tial and commercial interests. It applies comprehensive planning, zoning and urban design techniques as
innovative, creative tools to improve the character and quality of the area in order to effectuate the coher-
ent growth envisioned in the 1974 plan, but which has not materialized because the requisite zoning and
design guidefines have not been available heretofore. This plan proposes to give the city the appropriate
legal toofs with which to achieve development that is in the best interest of the community at large.

CRGANIZATION AND CONTENTS

The Old Town North plan is organized into two sectians. The first section reviews and analyzes existing
conditions and trends in the study area including physical description, demographics, land use, zoning,
economic development activities and trends, transportation and urban design. This section also retraces
past City policies including adopted plans, rezonings, resolutions and capital improvement programs.
Based on this analysis, this section identifies issues which need to be addressed in the plan.

The second section lists the specific recommendations of the plan. These recommendations pertain to
goals, urban design. land use and zoning. The zoning section addresses height, parking, retail areas, as
well as recommended zoning for each site and a definition and description of the new zone proposed for
Old Town North. The final recommendations pertain to thoroughfare plans and traffic.
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DESCRIPTION OF AREA

0Old Town North is located in Planning District | in the eastern third of the City and covers 138.6 acres. The
study area is bounded by the Potomac River on the east, Oronoco Street on the south, the west side of
North Washington Street on the west and Caingerfield Island on the North. (See Map 1).

To the south of the study area is the City’s Old and Historic District known as Old Town. However, unlike
Old Town, most of the buildings in Old Town North date back only to the last 20-30 years. Most of the
commercial buildings were built In the late 1970's and 1980°s. The residential buildings contain a mix of
garden apartments built during the late 1940’s and early 1950's, townhouses built in the 1870's and high -
tise buildings built in the 1960's and 1970's.

Oid Town North was primarily an industrial area during the first 60 years of this century.

During the 19th century, industry had grown in Old Town North because the area served as an entry port
far the movemnent of goods from river borne ships to the canal boats of the Alexandria Canal. The canal
was completed in the 1840's and connected with the C&0 canal.

River and canal shipping were later supplemented by the arrival of the Washington and Ohio Railroad.
This railroad had a yard in Qid Town North.

Inthe 1960's changes in shipping technology, antiquated factories and rising land costs caused the
abandonment of industry in Old Town North. This freed a large portion of the area for redevelopment.

Redevelopment was stalled, however, by a title dispute over the land adjacent to the Potomac. This
dispute was settled by the early 1980's. With land available and zoned for high density commercial use,
and easy access to Old Town, the Pentagon, Washington and National Airport, Old Town north experi-
enced an office construction boom. This boom was part of the rapid expansion of office space in the
Washington region during the 1980's.

Development in the Old Town North area has not been limited to office buildings. The high rise apartment
buildings, Alexandria House and Port Royal, and three townhouse developments, Watergate of Alexan-
dria, Shad Row and Canal Way, have also been built by private developers during the past 20 years.
Older apartment complexes. Canal Place, Harbor Terrace and Potomac Shores, were rehabilitated and
converted to condominium residential use.

Development of the area continues with office projects such as the Armed Forces Benefit Building, Water-
side Park, Madison Place, and the second phase of Towngate. Hotels have also been a notable feature of
new development in Old Town North and include the expansion of the Old Colony Motel and the construc-
tion of the Ramada Inn-and the Marriott Suites and Alexandria Executive Club hotels. In the future, the
area will continue to change as the remaining low density industrial uses are redeveioped.
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DEMOGRAPHIC BACKGROUND

Population

The 1988 population of Old Town North was estimated to be approximately 2,900 people. This represents
a 27.2% increase in population since 1980. The population increase was not the result of housing con-
struction; rather, it was the result of a decline in the number of vacant housing units. The 1980 census
found the area’s vacancy rate to be 16.7%. The high vacancy rate can be explained by the condominium
canversions that were occurring at the time of the census. As the condominiums were occupied, the
vacancy rate declined. The vacancy rate is now estimated to be 6.6%.

The reduction in the vacancy rate represented a gain of 170 households. This gain represents 93.4% of
the total gain in househoids in Old Town North between 1980 and 1988. In the future the popuiation is
likely to remain stable or even decline slightly uniess existing commercial sites are redeveloped for resi-
dential use.

Without a substantial increase in housing units, and without proper incentives for residential development,
a resumption in the decline in the number of persons per household will lead to smaller population in Old
Town North. The city would thus lose a potentially attractive urban residential community. The decline in
average household size is not a new phenomenon but rather a trend that is decades old in Alexandria and
expected to continue.

TABLE 1
ESTIMATED POPULATION -- OLD TOWN NORTH
1970 /1 1980 /1 1988 /2
Population 2,010 2,304 2,37
Housing Units 1,180 1,681 1,694
Average Number Persons
Per Unit 1.93 1.65 1.85

/1 Source: United States Census
/2 Source: COG Cooperative Forecast, Round 1V

Employment

White Old Town North's residential population will increase in the future, the number of people working at
locations in the area will also grow. An estimated 9,950 people worked at locations within Old Town North
in 1988. This represents a 142.5% increase in jobs over an eight year period from 1980-1988. Most of this
oftice growth consisted of the Transpotomac and Canal Center projects which occurred on larger sites an
the waterfront.
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The pace of future office development in Old Town North may slow down due to the lack of large sites
under single ownership available for redevelopment. Nevertheless, there is still a potential for another
million sguare feet of office development in the area over the next 20 years on six or seven scattered sites
within the Old Town North area.

TABLE 2
EMPLOYMENT
OLD TCWN NORTH
%

1980 /1 1985 /2 1890 /2 2000 /2 Increase
Employees in 4,103 7,515 11,578 13,923 +341.3%
Old Town North
Employees in 64,600 76,193 96,464 121,778 + 88.5%

Alexandria
/1 Source: United States Census

/2 Source: Department of Planning & Community Development,
City of Alexandria

EXISTING LAND USE

Old Town North consists of a mix of residential. office, retail, hotel, waterfront and open space uses and is
approximately 139 acres exclusive of public right-of-ways such as streets and alleys.

Residential Land Use

Only 23% of the area is currently used for residential purposes. Residential land uses include 1694 dwell-
ing units on 31.9 acres. These dwelling units range from medium density town houses and condominium
garden apartments 1o high-rise apartments. Generally, these units are in good condition because 42.5%
have been built since 1970 and most of the older units have been renovated.

Most of the units built since 1970 are high-rise apartments. Included in this category are the 208 units at
Alexandria House and the 260 units at Pendleton House and Ladrey. Pendleton and Ladrey are public
housing for the elderly.

Commercial Land Use

Commercial land uses in Old Town North cover 61.0 acres or 44.1% of the developed land area exclusive
of public right-of-ways, Over half of the commercial Iand is given over to office buildings. Offices occupy
41.8 acres exclusive of public right-of-ways.

The remainder of the commercial land in Old Town North is occupied by a mix of industrial, retail and
hotel uses.

The main industrial use in Old Town North is Robinson’s Terminal which occupies 3.24 acres. The termi-
nal is ane of the few surviving commercial piers in the City.

The principal retailer in the study area is the Giant supermarket on North St, Asaph Street. There are,
however, a number of small retailers including the filling stations along North Washington Street, an ABC
store and administrative building on North St. Asaph Street, an upholsterer on Roya! Street and a mix of
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galleries and neighborhood service retailers {e.g. bakery, deli) along Madison Street and Fairfax Street
east of Port Royal. These uses serve a clientele from a larger market area. Recently, an antiques market
also opened in the Allen Office Building on Fairfax Street.

There are four hotels in Old Town North. The existing hotels have approximately 901 rooms.

_ Institutional Uses

Institutional uses are aiso found in Old Town North. The City's Health Department is located in the study
area. Although it provides health services to residents at iis N. Saint Asaph Street location, much of the
building is used as administrative offices. The Red Cross had its Easiern Qperations Headguarters on St.
Asaph Street, but during 1990 announced plans to sell the property and move to a new location. The
United Way on North Fairfax Street is an administrative and executive center.

Vacant Land

Vacant land accounts for 3.4% of the land in the study area exclusive of public right-of-ways. Maost of the
vacant fand is in small lots.

Recreational Land and Open Space

Approximately 7.3 acres of the land area, exclusive of public right-of-ways, are used for recreational
purposes. The major parks are Montgomery Park at Royal and Montgomery Streets, Alexandria House
Park at 302 Madison Streét and Oronoco Bay Park on the waterfront, Additionally, the restored canal lock
and riverfront promenade, along the river at the canal center devetopment, link Oronoco Bay and the Bike
Path Trail to the north.

The recreational space in Old Town North is mostly scenic and meant for strolling. Montgomery Park
does, however, contain four tennis courts,

Other Land Uses

Included under the general rubric of other land uses are the utilities, Chief among the utilities present in
Otd Town North is the Potomac Electric Power Company (PEPCQ). PEPCO has a generating plant which
occupies over 25.9 acres in the north of the area.

The Washington Metropolitan Area Transportation Authority (WMATA) also has facilities in Old Town
North. Their bus barn occupies two acres between Pitt, Royal, Pendieton and Wythe Streets.

PEPCO, WMATA and Robinson’s Terminal are the major non-office commercial fand uses in Old Town
North. Other uses are a lumber yard, a printer, research and development facilities and other small indus-
trial land uses.
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TABLE 3
EXISTING LAND USE -- OL.D TOWN NORTH
(exclusive of rights of way)

Land Use Acreage % of Total
Residential 319 23.0%
Office /Office Warehouse 41.8 30.2%
Other Commercial 19.2 13.9%
Utitity /Transpontation 27.9 20.1%
Parks 7.2 52%
Common Area 7.2 52%
Vacant Land 3.4 2.5%
138.6 100.1%*

* Exceeds 100% because of rounding.

Existing Zoning (See Map 2)

Excluding rights-of-way for streets and alleys, 19.2% (26.7 acres) of Old Town North is zoned residential.
6.9% (9.6 acres) of the land in the area, is zoned RM. This zoning allows 43.56 dwelling units per acre if
the zoning existed prior t0 11/17/79. On property that was rezoned RM after 11/17/79 only 30 dwelling
uhits per acre is allowed.

Land zoned RA is 6.2% (8.6 acres) of Old Town North. RA zoned land allows 27.23 dwelling units per
acre. Most of the land with this zoning is occupied by condominium garden apartments.

RC zoned land accounts for 4.6% (6.4 acres) of the study area. Land zoned RC allows for 54.45 dwelling
units per acre.

Only 1.5% or 2.1 acres in the study area is zoned RD which permits 100 units per acre. The Port Rovyal is
one of only three properties zoned RD in the City. Rezoning to RD is no longer permitted.

Commercial Zoning

Properties that are specifically zoned for commercial use comprise 24.5% (33.9 acres) of Old Town North.
These properties have C-2, C-3, and CO zoning that allow a wide range of retail shops, commercial serv-
ices, offices and dwellings.

Land zoned C-2 and C-3 can be developed to a FAR of 3.0 for commercial purposes. If C-2 or C-3 proper-
ty is developed for residential purposes as many as 54.45 dwelling units per acre can be erected.

Land zoned C-O can be developed to a FAR of 2.0 for commercial purposes. If CO property is developed
as a mixed use project as many as 130 dwelling units per acre can be built. Without a mixed use project
only 27.23 dwellings per acre can be erected as a planned development in a CO zone.

Industrial Zoning

Properties that are zoned industriai occupy 31.2% (43.2 acres) of the land in Old Town North. The PEPCO
generating plant occupies nearly half of the industrially zoned land in the study area. Much of the remain-
ing industrially zoned land is used for non-industrial uses, since the industrial zone permits a targe variety
of commercial and office activities.
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The maximum FAR under |-1 is 2.5. Under 1-2 the maximum is FJAR Is 3.0. With a Special Use Permit,
development is allowed up to a FAR of 5.0.

Watetfront Zoning

The remaining 25.1% (34.8 acres) of the land in Old Town North has waterfront zoning. Most of the W-1
zoned property in the study area has been developed for office use. The remaining W-1 land is Robinson
Terminal, a docking and warehouse facility. WPR zoning which accounts for 4.7 acres of the study area
allows park use. W-1 zoned land can be put to a variety of uses at heights of up to 77 feet.

WPFR zoning ltimits permitted land uses to parking, a public building or park. This zone also allows a
restaurant or a boat docking facility with a Special Use Permit.

TABLE 4
EXISTING ZONING -- OLD TOWN NORTH

Square Fegt Acres Percent

Residential RA 375,782 . BB 6.2%
RC 280,006 6.4 4.6%

RD 90,560 2.1 1.5%

RM 419916 9.6 6.9%

Commercial C-2 931,727 207 14.9%
C-3 28,879 0.7 0.5%

Industrial f=1 829 552 19.0 13.6%
|-2 1,084,333 24.2 17.8%

Waterfront W-1 1,309,029 30.1 21.58%
WPHR : 202,565 4.7 3.3%

6,094,530 138.6 99 9%*

* Does not equal 100% because of rounding.
HEIGHT LIMITS

Height limitations within Old Town North are affectec by two sets of regulations: height districts and
specific zoning categories. Height is determined by whichever set of regulations is the more restrictive.
(See Map 3)

There are five height districts within the Old Town North area:

1. The Historical Washington Street Area. This district is located within a 173.42 foot setback from
the center line of North Washington Street from First Street to between Pendleton and Oronoco
Streets. North of First Street, the setback is 500 feet from the center line of Washington Street.
The district also includes the southwestern quarter of the black defined by Pitt, Royal, Oronoco
and Pendleton Streets. Structures are fimited to 50 feet in this district.

2. North Waterfront District extends from Oronoco Street between North Faitfax Street and the rail
line to the east. The height limitation in this area is 77 feet north of Pendleton Street and 66 feet
south of Pendleton Street.

3. Old Town North District runs along a line 173.42 feet from the center of Washington Street, from
Oronoco to First Streets. The southwestern quarter of the block defined by Oronoco, Pendieton,
Pitt and Roya! Streets is not included in this District.
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The two blocks bounded by Montgomery, Wythe, North Pitt and North St. Asaph streets have
height limits of 115 feet.

There are two areas with a height of 80 feet in the Old Town North height district. The first is from
First Street to a paraliel line running along the south side of the Giant supermarket between the
western side of St. Asaph Street to Pitt Street. The second area with a 60 foot height limit is
between Qronoco Street and a line midway between Wythe and Pendlieton Streets from a line
midway between Washington and St. Asaph Streets to North Pitt Street.

4, Potormac River District in Old Town North includes the block between Pendleton, Oronoco and
Union streets and the Potomac River. The height limit for buildings in this area is 30 feet. {f a
special use permit is received, a building may be built to 50 feet in this district.

5 The remainder of the Study Area, those areas not in other height districts. Sites in this district can
be as high as 150 feet.

ECONOMIC ACTIVITY AND DEVELOPMENT TRENDS

Since the 1960's, Old Town North has undergone major redevelopment resulting in significant change to
the character and function of this area. This transformation has been due o the decline of obsolete indus-
try in Old Town North freeing many large sites for redevelopment, the settlement of title disputes. and a
regional boom in commercial office construction.

Prior to 1985 there were 1,200,000 gross square feet of office development in Old Town North, most of
which was constructed in the late 1970's and early 1980's, Since 1985, another 1,569,412 square feet of
office space has been huilt or is nearing completion.

Maost of the recently constructed office development is in multi-building projects. Examples of such
projects are the Transpotomac Canal Center’s five buildings with a total of 546,838 gross square feet and
Transpotomac Plaza's five buildings with a total of 354,871 square feet.

Mot all of the multi-building projects in Cld Town North are completed. The last two buildings of the four
building Towngate project are now under construction and when finished this project will contain 239,942
gross square feet. The first building of the Armed Forces Benefit Association project has just been com-
pleted. When this project is finished, its three buildings will contain 206,000 gross square feet.

There have also been major single building office projects in Old Town North including the Parkway Office
Building, Sheet Metal Workers National Pension Fund Building and the United Way of America Building.
Collectively, these projects account for 366,662 gross square feet of office space.

Madison Place is a hotel and office development located on the former Roller Rink site. The project, just
completed, has 113,288 gross square feet of office space and a 259 all suites hotel operated by Marriott.

There are other hotels in the Old Town North area including the Old Colony which has recently added 54
rooms, a restaurant and meeting space, the Alexandria Executive Club, which is an 81 suite facility in a
former apartment building, and the Ramada Hotel on Fairfax Street completed in 1973.

There are few neighborhood oriented retail uses in Old Town North. Aside from a few restaurants and
neighborhood support retall establishments in the North Saint Asaph Street area and 300 block of Madi-
son Street, the only major neighborhood oriented retail service is the Giant Supermarket on North Saint
Asaph Street. The supermarket, which has undergone extensive renovation, serves the residents and
empioyees of Old Town, North East, Braddock Road and Otd Town North.
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Residential developers have also been active in the study area. Since 1974, 562 private housing units
have been built in Old town North. The housing has been in a mix of high rise condominium buildings
{Alexandria House and Port Royal) and townhouse projects (Watergate of Alexandria, Canal Way and
Shad Row).

it addition to new residential construction, the older garden apartments and high rise buildings were
renovated and converted to condominiums during the early 1980's. Marina Towers, Canal Place and
Harbor Terrace, which collectively have 568 housing units, were all converted to condominiums. Port
Roval, built in the 1980's, was converted to condominiums in 1985.

Public housing has also been erected in the study area since 1974. Ladrey Apartments and Pendleton
House, two high rise buildings, have added 260 units of public housing to Old Town North housing.
Pendleton House's 80 apartments are occupied by senior citizens.

However, while the area experienced a doubling of office space during the 1980’s there has been little
private residential development during this period. As shown in the table below, the peak period of resi-
dential construction was the 1970’s.

TABLE 5
OLD TOWN NORTH HOUSING STOCK
BY TYPE AND AGE
pre-1870 Type of Building units age
Harbor Terrace garden 164 1936
Public Housing townhouse a8 1942
Canal Place garden 122 1944
Port Rovyal hi-rise 186 1964
subtotal 570
1970-1979
Marina Towers hi-rise 282 1970
Alexandria House hi-rise 208 1975
Watergate of Alex. townhouse 100 1977
Ladrey mid-rise 170 1978
Tobacco Key townhouse 45 1979
subtotal 806
1980 to Present
Canal Way townhouse 44 1980
Shad Row townhouse 22 1980
Pendleton House hi-rise 90 1983
subtotal 156
Total 1532
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TRANSPORTATION

Street System

The basic configuration of the street system within Old Town North consists of a grid pattern having north
to south and east to west orientations. The 1974 Major Thoroughfare Plan ciassified streets throughout
the City into five categories: expressways, arterial, primary collectors, residential collectors and local
streets. (See Map 4).

1974 Major Tharoughfare Plan - Updated

The street system in Qld Town North is part of the grid pattern which characterizes the downtown areas.
Washington Street is a major north/south arterial which connects Alexandria to National Airport and
Washington D.C. and serves regional traffic from other Northern Virginia jurisdictions and Maryland. As a
resuit, Washington Street is heavily traveled in the morning and evening by commuters.

Pendleton. Madison, Montgomery, Oronaco and Fairfax Streets and Bashford Lane are primary collectors.
These are streets that function as connectors between an arterial and collector streets and are used for
internal traffic movement to a greater extent than that designed for residentiai collectors.

The remainder of the streets in Oid Town North are local streets. These streets were designed to give
access to local residential and commercial buildings.

This plan calis for reduction in office commercial uses from that currently permitted and provides for a
better balance of uses in order to mitigate traffic problems in the future.
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Map 4
1974 Major Thoroughfare Plan
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POLICY HISTORY

1974 Master Plan for the City of Alexandria was only the first of many documents to influence the devel-
opment of Old Town North. Other documents that have affected development in the Study area are the
1975 Heport of the Committee on Potential Growth Areas, the 1981 waterfront settlement, the 1978 Draft
Waterfront Plan and the 1986 Old Tawn North Plan. There have alsc been a number of rezonings by the
City that have changed the way the Study Area has developed.

The 1974 Master Plan for the City of Alexandria made the following recommendations for Flanning District
| that are also relevant for the Old Town North area. (See Map 5)

1. Protect the appearance of Washington Street as the gateway of Planning District |.

2, Encourage the relocation of industrial uses from Planning District | to more appropriate sections
when one or more of the following conditions are present:

Close proximity to single-family homes
New uses being planned
Obsolescence of buildings
Environmental hazards

3 Redevelopment of Alexandria waterfront including:

Replacement of older industrial and storage uses. Removal of the railroad tracks from Union
Street. Development of the Union Street collector. Construction of hotel-motel conference facili-
ties in the north riverfront area. Provision for a continuous pedestrian walkway between Jones
Point and Daingerfield Island.

Encouragement of new high density residential and office development in the North Waterfront
area. Limit residential density east of Lee Street to no more than 40 unit per acre. Creation of
parks and recreation areas and assure public access to the water.

The 1874 Master Plan also identified Old Town North as a devetopment potential area. The plan recom-
mended that 30 acres be developed within the area between Fairfax Street and the Potomac River. This
development was to be mixed use and include water-oriented uses. Pedestrian and recreational uses
were recommended for the area north of Montgomery Street.

The entire waterfront area was designated as a special study area for the consideration of improving
parks, recreation and public access to the waterfront. Future plans for the waterfront were to include a
pedestrian mall or park land with an average width of 50 feet between Gibbon Street and Third Street.

The 1974 Master Plan's "Long Range Land Use Plan Map" {See Map 5) shows the study area east of Fair-
fax Street as being mixed use. From First Street south the study area was 1o have commercial uses along
the blocks east of Washington Street. A strip through the center of the study area was to be residential
medium with the exception of the Ficklin School.

The recommendations of the 1974 Master Plan for the City of Alexandria were echoed by the 1975 Report
of the Committee on Potential Growth Areas. This committes recommended a park along the river; this
park was to include a bike path and a public marina.

The committee did not want office buildings to predominate. Instead, low density townhouses were tQ be
mixed with higher density uses. No more than 800,000 sguare feet of office space or 2,100 dwelling units
should be built in the area.
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The committee further recommended that high-rise development be limited. Commercial and industrial
zones were to have their densities reduced by 50% in order to accomplish this goal.

Waterfront Settlement

Both the 1974 Master Plan and the 1975 Report of the Committee on Potential Growth Areas were con-
cerned about the development of the waterfront area in Old Town North: Development of the waterfront
was delayed and later influenced by claims on waterfrant land by the federal government.

in 1973 the federal government asserted a claim to all waterfront land east of the 1791 high water mark.
The federal government and the City of Alexandria reached a settiement over ownership rights in 1981.

Under the 1981 settlement the federal government deeded to the City 12 acres of parks, the street ends
from Gibbon Street to Third Street and the Lee Street right-of-way north of Pendleton Stregt. The land
which the City received was to be restricted to pedestrian use.

The federal government also settled with private property owners. Each settlement between the federal
government and private owners called for the dedication of a strip of land that would provide public
access to the Potomac River. The dedicated land wouid remain in private ownership but would have a
perpetual easement.

Each settlement also stipulated limits on marine docking, commercial, office and residential development
on property not dedicated to public parks.

The 1978 Drait Alexandria Waterfront Plan

The 1978 waterfront plan also described desirable development along the waterfront. This plan called for
waterfront mixed use development, preservation of open space and a continuous promenade bicycle path
on private properties in Old Town North.

The 1978 waterfront plan also called for the development of 27 acres of the Bryant, Texaco and Norton
properties into 15 acres of residential /commercial office clusters and 12 acres of open space. A buffer
zone was to be developed between the PEPCO coal pile and the proposed mixed use development. The
Alexandria Canal Tidal Basin and Oronoco Bay were to be preserved. Robinson’s Terminal was to remain
as an active port facility.

The same sentiments were repeated in the 1985 Waterfront facilities Inventory Alexandria, Virginia. This
document also called for controlling development and championed the improvement of park iand and
recreation space.

Old Town North Plan {1986)

In 1986, the City's Planning Commission adopted the Old Town North Plan. This plan, however, was
never adopted by City Council.

The 1986 plan recommended that a number of sites be rezoned to mixed use. Sites that were to be
rezoned to mixed use included parcels on the waterfront north of Oronoco Bay and parcels along the
west side of Fairfax Street. Cther sites were to be rezoned to residential, commercial or park zoning.

Two rezonings were recommended by the 1886 plan for further study. The rezoning of the WMATA bus

barns from I-1 to medium residential and the amendment of the W-1 zone so that hotels could be erected
in a W-1 zone were decisions that needed further study.
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The plan also made a number of transportation recommendations. These recommendations include
making Wythe and Pendleton a one-way pair subsequently rejected by the City Council, elimination of all
day on-street parking in the commercial areas of Oid Town North, and the re-evaluation of parking stand-
ards and requirements which is under study. The promotion of mixed use development and the requiring
of Transportation and Parking Management pians for office buildings over 50,000 square feet were also
recommended and were approved by City Council. .

The 1986 ptan’s recommendations were directed at making Old Town North a place more conducive to
residential use. At the same time the plan recognized that commerciai development has played an impor-
tant role in the study area and will continue to do so. These goals were to be achieved through mixed use
development.

Resolutions
In 1880 Council passed a resolution that recognized that the demand for on-street parking was becoming

a problem in Old Town North. Ordinance 725 extended parking permit district Il into the southern part of
Old Town North.

Rezonings

There have been a relatively small number of rezonings in the Old Town North area since 1974. There
were four rezonings that were from lower ta a higher density zoning. Most of the rezonings were from
industrial zones to waterfront zones.

The rezoning to W-1 and to WPR was a result of the waterfront settlement with the federal government.
These rezonings were made to implement the conditions of the settlement which called for the elimination
of industrial uses and the creation of open and recreation space as part of the waterfront redevelopment.
SUMMARY

Land Use

0 Residential use which forms a strip through the middle of Old Town North occupies approximately
a quarter of the study area.

0 Office use is found along Washington Street and the Potomac River and occupies approximately
a third of the study area.

0 PEPCO’s generating plant at the north end of the Study Area occupies approximately a fifth of Old
Town North.

o} Vacant land accounts for only 2.5% of the area in Old Town North.

Zoning

0 Old Town North is not dominated by any one zoning.

o Residential zoning accounts for nearly a fifth of the land in the study area.

0 Commercial zoning accounts for approximately a quarter of all fand in the study area, all at high
densities.
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o Industrial zoning accounts for approximately a third of the land in the study area and not only
allows for the PEPCO generating plant, but for office and residential construction at high densi-
ties.

0 Waterfront zaning accounts for a quarter of the land in the study area and has generally chan-
neled development into office use or open space.

Height Limits

0 Height limits in the study are affected by two sets of regulations: height districts and zoning.
Height is determined by whichever reguiation is more restrictive.

0 There are five height districts in Old Town North, the Historical Wasﬁington Street area, the North

Waterfront area, the Old Town North District, the Potomac River District and the remainder of the
City.

Economic Activity and Development Trends

Q

Recent development in Old Town North has been aimost exclusively limited to commercial {office
and hotel) use whereas residential development peaked in the 1970's and has been dormant
since.

Some of the largest developments in the City such as the Transpotomac Canal Center have been
built in the study area.

Transportation

o]

In twenty years, under existing zoning, new office development would make this area highly
congested.

Oid Town North 's Street system can not be expanded significantly.

Future traffic generation and congestion can best be ameliorated by promoting mixed use devel-
opment on the remaining redevelopable parcels.

Policy History

0

The 1974 Master Plan called for the removal of industrial uses from Old Town North and redevel-
opment of the study area to a mix of uses; medium density residential, commercial low and
meadium and mixed use along the waterfront.

The 1974 Master Plan designated Old Town North east of Fairfax Streets as a development poten-
tial area. This area was to be developed for mixed use residential, commercial and recreational
purposes. :

The 1975 Report of the Committee on Potential Growth Areas recommended that high-rise and
commercial development he limited in the Qld Town Neorth development potential area. The
committee aiso called for parks along the waterfront.

In 1981, the City, private property owners and the federal government settled the ownership of the
waterfront in Alexandria. This settlement deeded 12 acres of land to the City, dedicated a strip of
privately held land for public access and limited commercial and residential development on the
waterfront,

19
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o The 1978 Draft Alexandria Waterfront Plan called for mixed use development on the waterfront in
North Old Town. A continuous promenade/bicycle path was also recommended.

o] The 1885 Old Town North Plan recommended mixed use development of a number of sites on the
watertront and the west side of Fairfax Street. Mixed use development was also promoted in this
plan with Transportation and Parking Plans and revised parking standards as a means to limit the
traffic in the study area.

0 Rezonings were made in Old Town North in order to implement the waterfront settlement with the
federal government,

Issues

Unlike Old Town, Old Town North has been an industrial area which, over the last 30 years, has been
transformed into a mixed use area with residential, office, commercial, open space and remnants of indus-
trial uses. However, the fact that Old Town North has a mix of uses is more the result of accident than
design: more the result of the vagaries, swings and cycles of the market than by the formulation of a land
use plan and its implementation through zoning.

Hence, Old Town North displays a far less balanced and integrated relationship and pattern among its

various land uses than does Old Town. Too much of Old Town North consists of disjointed commercial

deveiopment without a focal point or center. Too little of Old Town North is residentially oriented to pro-
vide a basis for a strong neighborhood.

Though this pattern has left its mark on the built environment of the area, incremental improvemnents to the
area could come about by focusing on the remaining large development,/redevelopment parcels {listed
below), promoting the type of development which could strengthen the residential component and the
retail component of the area and imposing consistent urban design guidelines and review on all future
development and redevelopment.
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MAJOR DEVELOPMENT & REDEVELOPMENT SITES

Although much of Old Town North is built up, numerous sites in the area will be developed or redeveloped
as the years progress. These sites hold the key to creating a unity in the character of Old Town North as
well as the desired balance of use for the area. (See Map 6)

The potential development & redevelopment sites are:

1.

Health Department /Commonwealth Scientific Block

The Health Department/Commonwealth Scientific block is defined as bounded by Pendleton,
Oronoco, North St. Asaph and North Pitt Streets.

Mastercraft Furniture Block .

The Mastercraft Furniture biock is defined by North Washington, North St. Asaph, Wythe and
Pendleton Streets.

Red Cross Block

The Red Cross block is defined as bounded by Wythe, Pendieton, North St. Asaph and North Pitt
Streets.

WMATA Bus Barn Block

The WMATA bus barns block is defined as bounded by Noirth Pitt, North Royal, Pendleton and
Wythe Streets.

Gazette Packet Newspaper Block

The Gazette Packet Newspaper block is defined as bounded by North St. Asaph, North Pitt,
Madison and Wythe Streets.

Montgomery Center

‘The Montgomery Center block is defined as bounded by North Royal, North Fairfax, Montgomery

and Madison Streets.

Giant Block

The ABC site is defined as the southern half of the Giant block; that block is defined as bounded
by Montgomery, North St. Asaph and North Pitt and First streets.

Postmasters

The National League of Postmasters block is defined as the western portion of a block bounded
by Second. North Royal, North Fairfax and First Streets.

Smoot, Meeks, Thomas, Sites

The Smoots Lumber yard, Meeks and Thomas sites are located between North Royal and North
Fairfax Streets, north of Second Street and south of the PEPCO property,
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10.

1.

12.

13.

14,

Faoreign Car Service Site

The Foreign Car Service garage located on the north side of Bashford Avenue between North Pitt
and North Royal Streets.

Waterfront Maring and Pier

The proposed waterfront marina and pier area located at the eastern most end of Montgomery
Street, south and north of the restored canal lock adjacent to the canal center development.

North Washington Street Gateway Corridor

The North Washington Street Gateway corridor is the area defined by the North entry to the area
from the George Washington Parkway and Oronoco Street to the south that encompasses
Washington Street and half of all blocks between these north and south points.

Norton Waterfront Site

The Norton/waterfront site defined by Montgomery Street to the north, Madison Street 1o the
south, the bike path {Lee Street Axis) to the west and the Potomac River to the east.

Old Colony Motel and Courtvard and Conference Center

Bounded by First Street and the George Washington Parkway, this area is composed of the early
motel structure of this hotet.
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GOALS FOR OLD TOWN NORTH

Overview

Mix of Uses and Density

Height Districts

Urban Design Plan and Review
Retail Focus Areas
Streetscape and Street Plan

Implementation

URBAN DESIGN RECOMMENDATIONS

Qverview

Urban Design Objectives and Critical Concerns

P MADDNOO RN =

Gateway

Pathways

Residential Character
Viewpoints .

Waterfront

Streetscapes

Open Space

Buiiding Orientation
Transition Areas and Buffers
Heights and Scale
Complementarity of Use
Texture and Materials

Retail Centers
Implementation of Urban Design Review

LAND USE RECOMMENDATIONS

1,
2.
3.

Generalized Land Use Concept
1974 Master Plan
Land Use Changes

ZONING RECOMMENDATIONS

DO R Lo

Intraduction

New Zones Proposed for Old Town North

Urban Overlay District

Board of Architectural Review Guidelines

Description of the Height Limits for the Area
Description of Proposed Zoning Changes Site by Site

THORQUGHFARE AND TRAFFIC IMPROVEMENT RECOMMENDATIONS
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RECOMMENDED GOALS FOR OLD TOWN NORTH

QOverview

Old Town North can still be made a viable, attractive urban neighborhood -- with strong residential, retail
and other commercial components -- a compatible neighbor to Old Town's Old and Historic District, and
an active extension of the waterfront that is critical to Alexandria’s identity. It is none of those things
today. Residential and commercial land owners in the area agree, however, that coordinated planning
and execution can and should be undertaken to make Old Town North a vital, desirable urban neighbor-
hood in which people can live, work, shop, and recreate. To that end, they tagether call upon the City to
adopt this ptan for the area.

The plan is based on the following objectives, critical to creating and reinforcing the sought urban fabric
and dynamic:

0 Attainment of a mix of land uses that increases the existing residential companent, establishes a
healthy retail component, and heips to mitigate the over-representation of office use in recent
developments;

0 Establishment of height fimitations that protect and preserve low-rise residential scale in most of
the area, accommodate appropriate designs for higher scale development in designated retail and
commercial areas, and establish transitions between higher and lower height areas; .

s} Creation of an urban design and review process that reinforces the desired urban character;
assures development of a height and mass that are human scale and compatible with adjacent
fow-rise uses, both current and proposed; requires buildings that are “friendly” and interact with
the street; and establishes an appealing, compatible architectural aesthetic for the area:

0 Development of a sense of place and a vitality of experience for people living in or visiting the area
by reinforcing and enlivening the waterfront and developing other pianned focat areas of visitor
and neighborhood activity;

o] Creation and reinforcement of a strong and inviting street-scape and a traffic pattern that relates
the area visually to the Old and Historic District,

0 Revitalization of the North Washington Street corridor and enhancement of the "Gateway" charac-
ter of the George Washington Memarial Parkway:.

Mix of Uses and Dernsity

Much of the land area in Old Town North is aiready developed. The plan seeks to achieve an appropriate
urban balance between residential, neighborhood-support and general retail, and other commercial uses,
including office, with particular emphasis on achieving a significant increase in residential use. This would
be accomplished through the use of incentives such as increased density in keeping with key urban
design goals and planning objectives primarily by incentives for a significant increase in residentiat uses.

It does this by requiring that a) the low scale residential component be very significantly strengthened in
the southern portion of the area, where such residentiai use would adjoin existing low scale residential use
in the area itself and in the Old and Historic District; and b) by encouraging a specified mix of uses for a
number of generally larger parcels which adjoin both residential and nonresidential uses. In the case of
such mixed use developments, the residential use would be sited within the project so as to best relate to
the adjacent residences or other uses. The plan seeks to provide incentives for the development of the
intended use, not just to indicate its desirability.
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Height Restrictions

To reinforce the existing and planned low-rise residential use and scale of the southern and northern parts
of the area, 50 feet height limits should be imposed in most areas south of Wythe Street and North of First
Street. In general, heights should scate down from Alexandria House to intermediate levels in the immedi-
ately adjacent blocks where they adjoin residential height zones.

Urban Design Plan and Review

The area’s sense of disjointedness today, its lack of a sense of place and relationship between land uses
derives to a considerable extent from a virtually total lack of an urban concept and design consistency.
tncompatibility in commercial building design with nearby low-scale residential accentuates the under-
weighting of residential use and contributes to the fragility of residential neighborhoods. And the failure of
most buildings to have a strong street orientation discourages pedestrian traffic and detracts from its
safety. The urban design plan and review process called for in this plan would, insofar as new develop-
ment and redevelopment are cancerned, seek to reverse these patterns.

Retail Focus Areas

The plan seeks to reinforce the viability of existing retail activity and add additional retail and other service
uses to the mix of uses in Old Town North in order to provide a more urban flavor and enhanced pedestri-
an activity. Areas adjacent to the current Giant/ABC biock are targeted for ground floor retall /service use.

Streetscape and Street Plan

The strong streetscapes of the Old and Historic District -- which involve a heavy tree canopy and street-
lights between the street and the sidewalk -- must be extended through Old Town Notth, both to provide a
visual link between the two parts of the city and to make Old Town North more friendly and inviting. This
streetscape can blend existing structures, which are incompatible with the design critenia how sought for
the area, into the desired visual fabric.

In order to protect the residential neighborhoods within the area and efficiently serve the called-for retail
and other commercial corridors, the Madison Street (east) and Montgomery Street (west) pair should
remain and be reinforced as the main east/west pedestrian and vehicular traffic movers and Fairfax Street
should be the primary northward carrier from Old Town up to Montgomery Street and from the commer-
cial complexes north of Second Street to the George Washington Parkway. Madison, Montgomery and
North $t. Asaph Streets shouid have a strestscape supportive of retail use. All other streets within the
area should have a distinctly residential ambience.

Implementation

To turn this plan into reality in the foreseeable future, the City and property owners need to take the foliow-
ing initiatives:

0 The City must adopt the zoning code recommendations included in this plan. (See Plan Recom-
mendations, Zoning by Site.)
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0 The City and Old Town North Community Task Force should establish, as soon as is feasible, a
design review process to guide development in this area. Commercial and residential landowners
in the area should be extensively involved.

o] Commercial and residential land owners in the area, who have worked together to produce this
ptan, should continue to work with developers and owners to faciiitate development compatible
with this plan and to address other developments that affect the area's well being.

URBAN DESIGN RECOMMENDATIONS

Overview

The Old Town North Plan is committed to the concept of improving urban design. Urban design not onty

involves the architecture of buildings, it is also concerned with how buildings relate to each other, to

open areas, to the streetscape and automobile, to adjacent neighborhoods, and mast importantly, to

people. It addresses how buildings affect people, esthetically and practically. Its goal is to significantly

improve the environment for the people who live, work and visit the area. In so doing, the quality of the

life, business and economics of the city will be enhanced.

Old Town North as it exists today provides graphic evidence of the need for urban design review:

0 The lack of any sense of continuity as one walks along the streets from propenty to property; the
absence of sidewalks inviting to the pedestrian.

o] Tall buildings set back in the middle of a biock with no relation to the street.

o} Buildings and projects which turn their backs on the sidewalk. confronting the pedestrian with
forbidding, windowless walls of parking garages and other structures.

0 Commercial buildings with no ground level retail use, and whose design needlessly precludes
the introduction of such use in the future.

o] The lack of human, pedestrian-scale design, particularly in the larger complexes.

o] An architectural hodgepodge of individual buildings conceived in isolation with no attempt to
relate their siting, massing, materials and general architectural detailing to that of their neigh-
hors.

o The failure to take advantage of opportunities for opening up views to the water. Today, a visitor

to Old Town North, unless seated in an office with a waterfront view, would be unaware that the
river flows by only a block or two away.

o] Arbitrary juxtaposition of land uses that conflict rather than complerment sach other.

Sufficient undeveloped or underutilized land remains in Old Town North that provides the opportunity to
overcome, or at least mitigate, the mistakes of the past. Nonetheless the design process must work
within a set of physical constraints that exist today and will not change for the foreseeable future. most
importantly:

o] The extreme discontinuity in height between the buildings grouped about the intersection of
Madison and Pitt Streets and the rest of the area.
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o}

The historic grid pattern of the streets.
The wall of relatively recent commercial buildings that line the east side of Fairfax Street.

The PEPCOC power plant inciuding a large reserve coal pile.

This plan for Old Town North depends upon the establishment of urban design guidelines, and of an
ongoing process for refining and impiementing these guidelines, that ensures that the future design of
both individual buildings and public improvements responds to the following critical urban design objec-
tives and concerns for the neighborhood as a whole:

0

Reinforeing critical "pathways” for pedestrian and vehicular traffic 1o and from centers of activity
within the area, most importantly the waterfront itself.

Expanding and reinforcing a sense of residential community, in particular by extending the
residential scale and flavor of the historic district northward into as much of Old Town North as
possible.

Encouraging a streetscape (and street life) that is inviting to the pedestrian.

Using apen space to help compose a pleasing rhythm to the street through an inviting sequence
of open and enclosed spaces. '

Ensuring sensitivity to the impact of building design on vistas from all important vantage points.

Helping to foster a sense of arrival and of vital activity including boating, fishing and other water
related activities at the water's edge which will attract people to the wateriront.

Orienting buildings ottward toward the street rather than inward.

Encouraging location of specific siting or uses, within mixed use blocks, and at points of zone
transiticn, so as to advance the overall urban design objectives of the Plan.

Creating transition areas and buffers between incompatible uses.

Achieving coordinated and varied use of materials to enrich the architectural fabric of the area.

Urban Design Objectives and Critical Concerns (See Map 7)

1.

Gateway

Alexandria is a national treasure. There should be a sense of arrival approaching Alexandria
from the George Washington Parkway; a perception of the quality, texture and scale appropriate
to the urban and historic district. There should be a portal transition as the street narrows,
coordinating the massing of building and vistas.

o] A detailed urban design concept should be developed for the designated North gateway
" area, to include properties to both the east and west of the George Washington Parkway
and Washington Street.

0 Other development/redevelopment proposals on North Washington should be evaluat-
ed in respect to how they impact the vista as one passes through the gateway.
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Old Town North Area

Map 7
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o Final architectural plans for future buildings on the Armed Forces Benefit Association
property should be reviewed in relation to the overall urban design of the gateway area
inctuding the incorporation of the Jefferson building site. The Association should be
encouraged to modify its plans to include the Jeffersan Building in the gateway concept.

o] Future buildings on Washington Street should be in keeping with the dignity, historic
purpose and character of the George Washington Memarial Parkway and should
present a dominant front to Washington Street. Design detail such as clock, or bell
towers, or cupolas which would suggest that the building has importance in the
community should be considered. Sidewalk treatment on Washington Street should
include, for instance, low walls, shrubbery gardens or a landscaped entrance. Efforts
should be made to eliminate parking ingress and egress from North Washington Street
where cross streets are adjacent to the proposed building site.

0 Congider the east/west symmetry perceived at our gateway.

Pathways

o] Reinforce critical pathways through coordinated urban design, planning streetscape
elements which structure the pedestrians’ perceptions as they walk, drawing them along
designated paths and by enhancing their experience. (Reference: Streetscape).

o] Create a clearly perceived pathway between Washington Street and the waterfront.
{Madison Street, eastbound; Montgomery Street, westbound). To the extent feasible,
the public and private spaces at the intersection of Washington Street and Madison
Street should be signed and improved to help announce the change of direction and
orient visitors towards the water.

8] Create an inviting and secure pedestrian, north-south link between the residential areas
of Old Town North and Old Town, particularly along Pitt Street and, secondarily, afong
Royal Street and St. Asaph Street. Continuing streetscapes to encourage pedestrian
use. Walkways should be tree canopied providing a continuous, shaded path.

o] Building stepbacks should relate to the street in a8 manner consistent with individual
residential heights, projecting the residential scale.

Residential Character

The residential component should be increased. This is important to keep Old Town North
viable as a neighborhood.

It is also important to protect the neighborhood and residential character of the area. This can
be accomplished by creating areas that buffer the residential district from adiacent incompatible
uses. (Reference: Transition Areas and Buifers).

This residential character can be enhanced by encouraging a residential scale streetscape even
where the use is commercial. (Reference: Streetscape).

Pedestrian paths and traffic control also impact residential character and should be addressed.
(Reference: Pathways and Thoroughfare Flan and Traffic Improvements}.

Massing larger buildings toward the interior of their sites, away from the street edges by building

setbacks, creating the perception from the street of a residential scale, is another tool to rein-
force the residential character.
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Viewpaints

There should be a three-dimensional focus on all projects assessing how the project is viewed
and how it affects existing views. Concerns to be addressed include: roofscapes, perceptions
from upper floors of existing buildings, sitelines, vistas, landmark view blockage, retaining water
views at the end of streets dead-ending at the water, gateway views when entering Alexandria,
pedestrian and auto passenger perceptions.

Waterront

The major focal point of Old Town North is the waterfront area which provides a pedestrian and
bicycle link to Old Town as welt as to other adjacent communities of Alexandria and Northern
Virginia. Good urban design should encourage vehicles and pedestrians to be drawn to the
waterfront. The Advisory Urban Design Committee should play an important role in increasing
the people orientation of the waterfront through low-keyed retail, restaurant and park water facili-
ties. Following are the general waterfront policy recommendations:

a} Commercial facility at Robinson’s Terminal remain active and preserve the maritime port
heritage of Alexandria.

b) Maintain the ability of the existing and /or new Woodrow Wilson Bridge to accommaodate
freighters and visiting Tall Ships to use our waterfront,

) Encourage the Corps of Engineers to dredge all areas narth of Robinson’s Terminal to a
variety of depths for the intended boating uses.

d) Allow dredging and bulkheading from the Coal pile to Daingerfield to provide a pedestri-
an shoreway and boating.

e} Establish a marina and commercial public and private pier with restaurant, boat stores,
and public circulation areas.

Streetscape

Of vital importance to the urban design goals of Old Town North is "streetscape”, the visual
appearance one experiences as either a pedestrian or as an occupant of a vehicle. The Adviso-
ry Urban Design Committee for Old Town North should exercise significant assistance in this
matter from the materials, utilities and landscaping of the public streets to the people friendliness
and access of building from sidewalks, streets and open space. Rooflines, window treatments,
lighting, signage, artwork, courtyards, fountains and landscaping are just a few of the factors
that should be taken into account in developing an attractive and stimulating “streetscape”.

Open Space

Space not occupied by buildings should not be considered left over, unused or negative space.
Open space should be treasured as a precious resource to be used carefully and with purpose.
In cultures which produced great cities, space was considered a positive thing created by build-
ings. Buildings should create coherent, well-shaped public space.

Small open spaces should be clearly defined and developed including: garden views. through
block walkways, interior courtyards accessible from the street, and pocket parks. These should
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10.

11,

relate in scale and treatment to the residential gardens of Old Town. People oriented areas such
as hotels, restaurants and retail should be encouraged to have an outdoor component (dining
area, courtyard, etc.)

Building Qrientation

Many buildings in Old Town North look inward. They are oriented toward their own interior uses
with a fortress mentality, presenting blank walls or unattractive functional components (trash
collectors, heating units, delivery bays) toward the street.

There is an opportunity for future buildings to present a pleasant face toward the street, integrat-
ing themselves with their surroundings. It is important to the quality of street life to have interac-
ticn between the buildings and the street.

Transition Areas and Buffers

in several areas of Old Town North there are large scale existing uses which are likely to persist
for the foreseeable future and which impase negative impacts on their neighbors: the Pepco
power plant and locations with intensive, high density commercial office use which adjoin resi-
dential uses.

Where these conflicts exist, urban design should encourage the creation of suitable buffers to
provide visual screening and protection from other negative impacts (e.g., noise, disruptive traf-
fic, etc.).

Heights, Mass and Scale

Although Old Town North currently contains some buildings that are up to 20 stories in height,
the general concept for height, mass and scale for future development and redevelopment is
that, except an certain selected sites adjacent to existing high rises. future development should
be of comparable character in height and massing to the King Street corridor of Old Town, that
is heights of three to, where appropriate. five stories, with building spread out aver a block with
either limited or no setback from streets. Some amount of varying heights and rooflines within
height limits should be encouraged. In commercial and apartment development, underground
or concealed parking should also be encouraged.

Where building heights will be higher than nearby or adjacent residential townhouse scale, this
height should be massed toward the center of the site, away from the street. The scale at the
street should present to the pedestrian a townhouse scale.

Compiementarity of Use

Where more than one land use is permitted within a zone, the urban design shouid be sensitive
to the ways in which differing uses can complement or conflict with each other. For example,
residential uses need to be buffered from odors. noise, or service traffic that may accompany
certain commercial uses. For retafl area continuity of use should be encouraged and reinforced
by appropriate design and incorporation of varied and highly articuiated storefront display
windows.
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12.

13.

14.

Texture and Materiais

The feature buildings and site developed Qld Town North should concern themselves with the
appropriateness of texture and materials. Examples include: paving materials, building materi-
als and the relief created on building walls.

The fabric of the city should include a variety of texture and material to create a richness. The
concern is not only with the materials used, but with how they are used to bring relief and tex-
ture to the buildings.

Retail Centers

Reinforce the "Giant" block as a neighborhood retail anchor to serve the local community sup-
plemented by adjoining street frontage along Montgomery, St. Asaph and Madison Street.
Retain the Giant as the centerpiece. Consider the waterfront as a center which will be a destina-
tion point and reflect a water orientation. This should not preclude scattered retail in Old Town
North, but is meant to focus this activity.

implementation of Urban Desigh Review

The Qld Town North Community Task Force, in its belief that superior urban design is vital to the
prosperity and welfare of both residents and business, is recommending that a "Advisory Urban
Design Committee" for Old Town North be established, with five members two drawn from
residents, two drawn from business, and the fifth a professionai with demonstrated proficiency in
urban design. The Advisory Urban Design Committee will assist developers and residents early
in the planning process to achieve the benefits of good urban design, and it is anticipated that
the Department of Planning and Community Development and the City Council will give consid-
eration to the recommendations of the Advisory Urban Design Committee on urban design
aspects of new public and private development. |t is expected that urban design guidelines will
be developed by the Old Town North Community Task Force and the Department of Planning
and Community Development.
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LAND USE RECOMMENDATIONS

Generalized Land Use Congept

The overalf land use concept for Old Town North (See Map 8) is to expand the residential community and
enliven and enhance it as an urban neighborhood by offering nearby residential services, shopping, din-
ing, and office employment as weli as waterfront recreation.

The generalized master land use plan in Qld Town North emphasizes the overall mixed-use nature of the
area. The central core is residential, including both high-rise and low-rise development. This residential
core runs from the far north end of the area to the south end, where it directly abuts RM residential devel-
opment in Old Town proper. Thus, the southern end of the residential core is planned for RM develop-
ment-in order to foster expansion of the Old Town residential community and pull the two neighborhoods
together with compatible development.

The plan calis for mixed use development immediately to the west and east of the residential core. The
mix of uses includes required additional residentiai use of certain blocks, required retail use on certain
blocks, and other commercial uses. The North Washington Street corridor is to be mixed-use also, includ-
ing retail /service and office uses, with provision for residential use. Much of the waterfront is reserved for
park and recreational use, and the central waterfront area is planned for waterfront-compatible deveiop-
ment, inctuding recreational uses.

Land Use Changes

The current master plan for Oid Town North is shown in Map 9; the proposed changes to this plan are
shown on Map 10 and described below; the new proposed land use plan is shown in Map 11.

1. From MU - Mixed Use to OCM - Office Commercial Medium

This is the Towngate office complex. OCM is the most appropriate designation for this medium
density office development.

2. From MU to RH - Residential High

This is the Marina Towers apartment condominium which is built to high density.

3. From MU to P - Park

This is park land owned by the National Park Service.

4. From MU & BM to LI/T - Utility /Transportation
This is the PEPCQ generating plant.

5. From MU & RM to U/T - Utility/ Transportation

This is railroad right-of-way serving the waterfront.
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g &10.

11.

12,

From RM to OCM - Office Commercial Medium

This property contains the Foreign Auto Service. Although there are residential uses near this site,
the property abuts the PEPCO power plant, a coal pile and railroad tracks. The most appropriate
use is a medium-scale commercial building to serve as a buffer between residential uses and the
PEPCO facility.

From BM to OCM - Office Commercial Medium

This is a medium scale office building and is most appropriately designated for the OCM land use
category.

From RM to OC - Office Commercial

This is a low-scaled office complex called Pitt Street Center, the remainder of which has not yet
been built.

From RM and Commercial to CD - Commercial Downtown

This is the Cld Colany Hotel site including the motor court motel and the newty built hotel. restau-
rant and conference facility. Should redevelopment of the older motor court occur then it is the
intent of this Plan that the site contain a mix of office and hotel uses.

From [nstitutional to RM - Residential Medium

This is the Watergate townhomes which are more appropriately designated for medium density
residential uses.

From RM to CDX - Commercial Downtown Modified

These blocks consist of small to medium sized office and commercial buildings. The intent of this
pian is to encourage coammercial redevelopment with underground parking and with an urban
character consistent with the design objectives for the area.

13.& 14 From MU - Mixed Use to OCM - Office Commercial Medium

15.

16.

These are office blocks located along N. Fairfax Street and include the Transpotomac Center, the
United Way Building, the Waterfront Building, Allan Building and Steelworker's Pension Fund
Building. The QCM designation is most appropriate for these medium density commercial uses.

From MU - Mixed Use to W-1 - Waterfront

This site includes the Canai Center office complex and the Norton Site where a planned office
building has stopped construction beyond foundation work. The Waterfront land use designation
recognizes the commercial use of the existing Canal Center and the potential residential or mixed
use of the Norton site and the special relationship with the waterfront park and open space
system.

From Institutional to P - Park

This is the City tennis courts and Montgomery Field facilities which are most appropriately desig-
nated as park.
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17. From Institutional to - Office Commercial
This is a lower density office building with surface parking.

18. From Commercial to CG Commercial General
This block inciudes the newly renovated Giant grocery store and the State owned ABC liquor
store and offices. The intent of this Plan is to emphasize this block as the retail centerpiece for the
Old Town North area and to encourage sale and redevelopment of the State owned portion of the
site for other neighborhood serving retail purposes with appropriate urban design amenities.

19a. From COMM 1o CD
The Armed Forces Benefits Block has an approved site plan for a high density office development.
This density may help to make the existing buildings on the site more compatible with each other
and with the street edge.

19b. From Commercial to CDX - Commercial Downtown Modified

These blockgconsist of a mix of small and medium office buildings, gas stations, restaurants,
motels and other small scale commercial uses focused along North Washington Street.

It is the intent of this plan that the area along North Washington Street be encouraged to redevel-
op at a density and a scale compatible with the historic character of the George Washington
Memorial Parkway.

19¢. From COMM to CD - Commercial Downtown

Mixed use development is appropriate on this block to serve as a transition between the commer-
cial development on the west and north and the residential development to the east. A hotel
would be appropriate as a part of this development. This plan supports the higher density allowed
with an SUP only for a mixed use development.

20. From Commercial to CDX - Commercial Downtown Modified

On this site are the Royal Restaurant as well as two office buildings along St. Asaph Street, one
with structured parking and one with surface parking exposed to the street. This Plan would
encourage design enhancement of the mid-block building to screen the surface parking from the
street, and would allow the density on this block face to be the same as on the Gazette block on
the east side of St. Asaph Street.

21. From Commercial to CRMU-High

This is Madison Place consisting of the Marriott Suites Hotel and an office building. This land use
designation is appropriate for this higher density mixed use project.

22.823. From Commercial and RM to Residential High

This is the Port Royal condominium apartments which were built for high density high rise hous-
ing.
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24,

From RM to CRMU-X Commercial Residential Mixed Use

This is the Montgomery Square block consisting of a mix of retail, office and commercial uses
housed in one and two story warehouse type buildings covering the entire site. This block is
adjacent to two parks located to the north and south and to residential uses to the west and office
uses to the east. Because of its transitional location between residential and office uses, its single
ownership and its redevelopment potential, this property is one of the key sites within the area
designated for mixed use redevelopment with required residential and retail componants. All
office use of this site would not be consistent with the Plan.

25. & 26. From Commercial & RM to CRMU-High

27.

28a.

28b.

28a.

29b.

20.

31,

This the Alexandria House high rise condominiums and associated low rise office building.

From RM to OC Office Commercial

This is the Fairfax Plaza Office Building which is 2 medium rise low density commercial use and is
appropriately designated for Office Commercial,

From Commercial 1o OC - Office Commercial

This is a mix of commercial retail and office uses housed in small buiidings. The intent is to retain
these buildings which contribute to the character of N. Washington Street and the Old and Histor-
ic District.

From Commercial to OC

This is the Old Cotton Mill Building. The intent of this plan is to retain this historic building.

From Commercial to CRMU-X

This is the Mastercraft Furniture building. The intent of the plan is to encourage the redevelop-
ment of this block, with retail concentrated on North Washington Street, and residential located
along North St. Asaph Street.

From Commerciai to CRMU-X

This block contains the offices of the Red Cross. The intent of this plan is to encourage the
redevelopment of this block for alt residential or mixed use.

From Commercial to BM - Residential Medium

This area consists of residential uses west of N. St. Asaph Street and a mix of residential, com-
mercial and public uses east of N. St. Asaph Street including the WMATA Bus Barn. All of this area
is more appropriately designated for residential. This area is viewed as an extension of the low
scaled townhouse character of Qid Town.

From Carmmercial to CL - Commercial Low

This is the Old Town Training School for Dogs which is viewed as a use compatible with the
neighborhood. The CL land use designation is designed for neighborhood supporting commercial
uses.
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32,

33.

34,

From RM-Residential Medium to RH - Residential High

This biock includes the Pendleton House, Ladrey Apartments and offices for the Alexandria
Redevelopment and Housing Authority. The predominant character of this block is for high rise
residential apartments; RH being the most appropriate land use designation.,

From MU- Mixed Use to RM - Residential Medium

This is the northeast edge of the Tobacco Quay townhouses.

From MU-Mixed Use to P- Park

This is the City owned Oronoco Bay park.

35.& 36. From MU & BM to QC - Office Commercial

This is the Daiton’s Wharf Office complex which is a fow density office development.

37.& 38. From MU & RM to W-1

This is the Robinson Terminal to be designated as a special waterfront related use.
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1. Introduction

The Old Town North Plan is intended to encourage a more urban form of redevelopment on major sites
which are presently not compatible in use or design with the type of development desired for the area. To
accomplish this goal, the Plan proposes a package of zoning recommendations including:

(@)

(b}
{c)

(d}

(e)
(f)

a specialized new mixed use zone of ample density which requires residential develop-
ment as part of the mix of uses;

a modification of the CD zone compatible with the redevelopment objectives of the area;

an overlay zone for the entire area which specifies sites within it for required retail, re- -

guires underground parking on large projects, and requires all projects reviewed by the
city to also be submitted for consideration to an advisory committee for compliance with
urban design guidelines;

Board of Architectural Review Guidelines for properties along North Washington Street
within the Otd Town Nerth area;

height limits suitable to the area; and

the application of specific zones to each site within the area.

2a. CAMU-X Zone

A new mixed use zone is proposed for application to a few key sites in Cld Town North in order to pro-
mote redevelopment while enhancing the balance of residential and commercial uses in the area. The
elements of the CRMU-X zone are:

A

Density and mix of uses.

Without a special use permit, only townhouses at a floor area ratio of 1.5 may be buiit.
With a special use permit, the floor area ratio may be increased to a maximum of 2.5 and
either an all residential or a mixed use project may be built. In a mixed use project, 41.8%
of the floor area must be residential unless the CRMU-X site is within a Retall Focus Area,
in which case the required residentiai floor area may be reduced to 33.3%, with 8.5%
required for ground floor retail space. In addition, where the residential requirement is
met by townhouse development, the required residential percentage may be reduced to
20% provided that the townhouses and parking occupy one/third of the entire site.

Uses.

Subject to the use limitations above related to floor area ratio, the fallowing uses are
aliowed:

permitted:

townhouse dwelling

multifamily dwelling

retail shopping establishment
personal service establishment
business and professional office
medical office

rnedical laboratory
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radio or television broadcasting office and
studio

pet supplies, grooming and training (no
overnight accommaodations)

social service use

utitities, subject to 7-1200

special:

restaurant

hotel

health and athletic club
amusement enterprise

day care center

fraternal or private club

private school, academic or commercial
bus shelter on private property
congregate housing

home for the elderly

nursing or convalescent home
apartment hotel

convenience store

medical care facility

public building

2b. CD-X Zone (seepage-55h)—

A modified version of the CD - Commercial Downtown zone is proposed for application to a number of
sites to promote redevelopment in the Old Town North area while addressing urban design issues. The
elements of the CDX zone are as follows:

A, Density and mix of uses.

Without a special use permit, a commercial development of up to 1.5 F.A.R. or a residen-
tial development of up to 35 du/ac may be built. With a special use permit, a commercial
or mixed use development of up to 2.5 F.A.R. or a residential development of up to 100
du/ac may be built.

B. Uses.
The following uses are permitted: All by right uses as listed under CD Zone except Park-

ing structures. Convenience store use to be modified by deletion of 4-507-E (proposed
new ordinance), which prohibits this use within 250 feet of a residential use.
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3. Urban Overiay District

The entire Old Town North area wil be designated as an Urban Overlay District. The overay district will
impose the following requirements:

A

Retail Focus Areas.

A retail focus area {RFA) is a location within the Old Town North area where retail and
personal service uses are viewed as vital to the neighborhood. In those locations desig-
nated as RFAs (See Map 12) 1/12 of the site area multiplied by the allowable FAR for the
site must be devoted to the following uses:

permitted uses:

retail shopping establishment

personal service establishment (excluding contractor’s
office)

convenience store

health and athletic ciub

pet supplies, grooming and training (no overnight
accommodations)

social service use

special uses:

amusement enterprise
restaurant
hotel or multi-famity lobby where use otherwise allowed

All retail focus uses are to be at ground floor locations and are required to provide street front, sidewalk-
access entrances. The location of retail focus uses within the site is to be determined by the Urban
Design Guidelines.

If retall focus space remains vacant for a period of at least two years after a certificate of occupancy for
such space is issued, such space will thereafter be allowed to convert and be occupied by any other use
permitted in the zone.

The provision of retail focus uses as required in retail focus areas warrants an increase in ficor area ratio
of the project, equal to the amount of retail floor area provided, not to exceed .25, with the provision that
the total FAR not exceed 2.5.

B.

(2 exceeds more +han one half

Underground Parking
4he unde.r\gmg one

Where(indmiduauonae within the Old Town North area allow§an increased floor area ratio
with approval of a special use permit, an additional criteria for the special use permit will

be the provision of underground or embedded parking in compliance with the following
rules.

a) Not less than 90 percent of all parking shail be: +hat no
() in a parking structure which is below average finﬁhed grade, but which structure
rtion provided

may inctude an above- ground po the.above ground po
- - - afala das?o o= e WaTeTe - 0] VAT R » 3

rtion deres

creor{o

“of the

v the butlding alen

any blockface. and is separated fvom +he puplic’sidewalk by Usabl
spgce and [or by a propniate ardi tectuoral treatments or (b) eXtends
mofe. han three feer abowe Sidewalk grade at any location, or
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(C'h SUCh sty icture.

ls located onay

i (ine
(i *an above ground parking structure separated from/pubiic sidewalk by usable
spacef and by appropriate architeriural Yrestment; or

{iif)

by-spacial use permit (SBR-and-onty-omra-sitetotaiing-tess-than-ene-hali- (172} of
5 iTE‘ +otaling 1€55 thatcity block-tharin a parking structure above average finished grade, provided

han one-+h

OF thec; b ock

snwhich)
[ocated; (b)

b)

c)

that such structure is screened from pubilc view along the sidewalk frontage by njble.
,-. ala aldiaidals _‘“t‘ QCEQ /or

G pPropridte n:hrted-um\ “treatrent and o substal tial lan‘f‘!rBS
(iv) any combination of ioii OF Other suitable screeni qnd ©)
(Y and (ii) above Special vse permrt for 51-rvc-rura

The remaining 10 percent of ail parking may be surface parking. To the fullest prac- 5 qFPr(N&
ticable extent, such surface parking shall be well-screened from public view along the

street frontage. Surface-parking arrangements which include parking that is in public

view along the street frontage will only be permitted where no other alternative, in-

cluding reconfiguration of buildings, is feasible. Surface parking in a well-screened
inner-courtyard arrangement or off an alley is the preferred urban-design alternative.

A minor modification of any of the requirements set forth in this section may be grant-
ed by the Planning Commission as part of the site plan approval process where
necessary and desirable to achieve development otherwise in the best interests of the
neighborhood and in furtherance of the goals of this plan

intne site plan or special Ve per eSS
Ingress/ﬁéess openings to such underground embe ded parking shall be
reviewed
age.

or appropriate design features, including size, location, design and sign-

Underground or embedded parking shall not be required for residential townhouse

developmentjwm%w for single or two
family dwellings, of on any lof of record on the effective date of the

new mmg ordinance. Which (S [egs +han (0,000 square e+ |h size

C. Urban Design Advisory Committee.

An Urban Design Advisory Committee for Old Town North will be established to review
site plan and special use permit applications for compliance with the urban design guide-
lines for Old Town North when those guidelines are adopted. The committee will relay its
advice and recommendations for consideration by the Planning Commission and City
Council in acting on the applications. Neither the site plan nor SUP process need be
expanded to accommodate the review which will be coordinated by the Planning De-
partment as part of its own review. Applicants will be encouraged to meet with the
committee to discuss its proposal.

The advisory committee shouid consist of five members who are appointed by Council.
Its members should include two representatives of the business community; two residents
representing the residential community, and one qualified professional, skilled in urban
design, architecture, or landscape architecture,

4. Board of Architectural Review Guidelines

In order to assure that development and redevelopment, along that portion of Washington Street in the
plan area which lies within the Old and Historic Alexandria District, will reflect the traditional commercial ar
residential architectural scale and design common to the historic district, and in order to prevent the fur-
ther proliferation of monolithic buildings incompatible with Washington Street as part of the George
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Washington Memorial Parkway, the historic district zoning regulations shall be amended to include the
following standards to apply within the area of the district along Washington Street included within this
small area plan.

Similar standards shall be considered for the remaining portion of Washington Street, south of the plan
area, at a later time.

These standards, which are derived from the existing Waterfront Height District standards, city code S 7-6-
42{0), shall apply in considering an application for a certificate of appropriateness by the Board of Archi-
tectural Review, Old and Historic District Panel, or by the City Council on appeal, and shall also apply in
any proceedings before any other governmental or advisory board, commission or agency, relatmg to the
use and development or redevelopment of land, buildings or structures within this area.

The standards are as follows:

a. New construction on Washington Street shall be compatible with and similar to the tradi-
tional building character, particularly including mass, scale, design and style found within
the historic district on commercial or residential buildings of historic architectural merit.,
which examples are suitable to Washington Street as part of the George Washington
Memorial Parkway.

b. Facades of proposed building or buildings generaily shall express the 20 to 40-foot bay
width typically found on early 19th century commercial buildings characteristic of the
historic district, or the 15 to 20-foot bay width typically found on town houses characteris-
tic of the historic district. Technigues to express such typical bay width shall include
changes in material; articulation of the wall surfaces: changes in fenestration patterns,;
varying roof heights; and physical breaks, vertical as well as horizontal, within the mass-

ing.

c. Buildings materials characteristic of buildings having historic architectural merit within the
district shall be utilized. The texture, tone and color of such materials shall display a level
of variety, quality and richness at least equal to that found abundantly in the historic set-
ting.

d. New ¢onstruction shall reflect the traditional fenestration patterns found within the historic
district. Traditional sotid-void relationships exhibited within historic streetscapes (i.e.,
ratio of window and door openings to solid wall) shall be used in building facades which
are visible from Washington Street.

e. New construction shall display a level of ornamentation, detail and use of quality materials
consistent with those found within the historic district. In replicative building construction
(i.e. masonry bearing wall by a veneer system) the proper thicknesses of materials shall
be expressed particularly through the use of sufficient reveals around wall openings.

f. No fewer than 45 days prior to filing an application for a cenificate of appropriateness, an
applicant who proposes to construct or enlarge a building as herein specified within this
area shall meet with the director of planning and community development to discuss the
application of these standards to the proposed development. The requirement for a
preapplication conference shall apply only to the construction or addition of 25,000 or
more square feet of gross building area, including but not limited to above ground parking
structure.
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No application subject to these standards shall be approved by th B.A.R., uniess the
board makes a written finding that the proposed development complies with these stand-
ards. The director may appeal the board’s decision to City Council.

To the extent that any provisions of city code sections 7-6-221 to 7-6-234 are inconsistent
with the foregoing standards, the foregoing standards shall be controliing.

5. _Height Limits

The precepts guiding the height recommendations made in this Plan are as follows:

0o

The Alexandria House residential building is the "tent pole” apex of the whole Old Town
North area;

Heights descend down from that apex southward to the low-height residential neighbor-
hoods of Old Town {north of the King Street commercial corridor);

Heights descend down from that apex northward to the low-height res:dentlal neighbor-
hoods in Old Town North:

Heights descend down from that apex westward to the low-rise {50') character of the
Washington Street (Histaric District) corridor; :

Heights descend down as sharply as feasible eastward to the Waterfront park corridor
along the edge of the Potomac River;

Where development sites are directly acrass North Royal Street from residential devel-
opment but face 77 foot development on North Fairfax Street, design requirements speci-
ty a "step-back" height rule, so that North Royal Street developrment is 50' but buildings
may rise to 77 feet mid-block; and

Heights on the northern half of the Gazette Block shall be restricted to 77 feet and on the
southern half to 77 feet with an average of 50 feet in height.

The existing height limits are shown on Map 14; the proposed height limits are shown on Map 15.

6. _Description of Proposed Zoning Changes Site by Site.

Map 16 shows existing zoning for the study area. Map 17 shows proposed changes and Map 18 shows
proposed zoning.

In general, the residential zones remain unchanged, while the commercial and mixed use zones are divid-
ed into different zoning categories designed to be more specific about the form of commercial use and
the specific mix of uses desired on the site.

1. Froml-1 to OCM

This site is presently developed with four office buiidings. The OCM designation is consistent with
the density of development on this site, which is approximately 1.54 FAR.
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From |-2 to P-Parks

This land is publicly owned open space along the river, and should be placed in the P-Parks
designation.

From |-t and |-2to U/T

This property is the PEPCO generating piant site. Bounded by residential development on the
north and the south, this site is an inappropriate location for further large scale industriat activity.
The current utility operation is not compatible with nearby residential development, but electric
generating plants are inordinately expensive and difficult to relocate, and it appears unlikely that it
will be feasible for this plant to be closed down in the near future. In the interim, however, the
nature and scale of activities on this site need to be carefully controlled. Placing the property in a
utility zone, with careful review of any development on site, may be the best interim strategy.

From |-1 to OCM

This triangular property contains an automobile repalr facility. The site is bounded by residential
development on two sides and the PEPCO coal pile on the third. This wedge shaped site abutting
rail tracks and the coal pile is not particularly attractive for residential development. The OCM
zone would allow residential but would also allow a medium sized commercial building to be
constructed to buffer the adjacent residential areas from the PEPCO facility.

From RC to RCX

This site contains the Executive Club apartment hotel. RCX is intended to maintain the present
scale of development on this site.

From C-2 and CO to OCM

This area is presently improved with two office buildings. The proposed zoning is reflective of the
current use on this site,

From COte OC

A small office building has been buiit on this site, and a site plan has been approved for a second
buitding at a similar scale. The proposed zoning is consistent with this use.

From C-2t0 CD

This site contains the Old Colony Hotel and Conference Center, and the use is consistent with the
proposed designation. Should the site redevelop, a mixture of office and hotel would be appro-
priate; residential would also be acceptable.

FromI-1to CDX

These three blocks are presently developed with moderate densities along North Royal Street and
higher density commercial uses along North Fairfax. Given the present pattern of development,
relatively dense commercial use are appropriate, provided that all design guidelines adopted for
this site have been satisfied.
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10.

11.

12.

13.

14

15.

16.

17.

18.

From |-1 and |-2 to OCM

These five blocks are developed almost exclusively for office development, and at densities rang-
ing from moderate to fairly high. OCM is the appropriate designation for this area.

From |-2 to OC

This site contains a small office compiex. Rezoning the site to office commercial is consistent
with the present use.

From CO to RC

This block contains the Ladrey apartments and Pendleton House, both mid-rise residential build-
ings, as well as the office headquarters for the Housing Authority. The proposed designation is
appropriate for the predominantly residential uses on this block.

From |-1to OC

This site contains a moderate sized office building. The OC zone is consistent with the present
use on this site.

From CO to CRMU-H

This site contains Alexandria House and a park. The site is covered by a recorded deed, which
could only be changed if the City and the Owner jointly agree to madify it. Should that occur, the
site would revert to the proposed zoning, which is compatible with the current use.

From I-1 to CRMU-X

This entire block is under single ownership and provides one of the best opportunities for mixed
use development in the Old Town North area. The parcel is also a key transitional biock, located
between the commercial areas to the east and the residential areas to the west. The zone for this
block should be designed to prohibit office as a single use, and to encourage a mix of uses includ-
ing residential, retail. and/or all residential.

FromCOto P

The park developed on this site is covered by a recorded deed, which could only be changed if
the City and the Owner jointly agree to madify it. Should that occur, the site would revert to the
propased zoning, which is compatible with the current use.

From CQ to RM

This site, which contains a residential townhouse style development, is covered by a recorded
deed, which could only be changed if the City and the Owner jointly agree to modify it. Should
that occur, the site would revert to the proposed zoning, which is compatible with the current use.

From CQ to OC

This site, which containg an office building, is covered by a recorded deed, which could only be
changed if the City and the Owner jointly agree to modify it. Should that occur, the site would
revert to the proposed zoning, which is compatible with the current use.
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19.

20.

21.

22.

23.

24,

25.

From RD to RC

The Port Royal apartment house is located on this site. The proposed zoning is the zone closest
to the present density of 100 du/ac. Under this zone, Port Royal can continue as an apartment
building as a noncomplying use.

From I-1 to RM

The WMATA Bus Barn, located on this site, is wholly incompatible with residential development
existing to the north, east, and south. When the site is redeveloped, it should be developed for
townhouses at moderate densities. The adjacent RM zoning is the appropriate zone for this
parcel.

From C-2to CL

A small commercial building currently exists on this site. This building has traditionally been used
for commercial purposes and presently contains a small commercial establishment that is fuily
compatible with and largely serves the surrounding residential areas. Its continued use as a small
scale neighborhood faciiity is appropriate and consistent with the concept of a mixed use devel-
opment. The proposed zoning is consistent with the existing use, and more compatible with the
RM designation adjacent to this site.

From C-2 to RM

This area contains townhouses, a City-owned parking lot, the City Health Departmentand a
commercial establishment along North Pitt Street. Should redevelopment occur, the most appro-
priate development would be residential townhouses, in scale with development to the east, west
and south.

This plan calls for assemblage of these properties for townhouse development, If such town-
house redevelopment has not occurred or is not reasonable probable within five years or adop-
tion of this plan, then the Commoanwealth Scientific parcel may be appropriate for rezoning and
city council may entertain an application to rezone such parcel to CD-X, with a maximum of 2.0
F.A.R. Such rezoning application shall demonstrate in addition to any other requirement that the
project design is compatible with nearby residential uses and is subject to the height and urban
overlay district recommendations and requirements for the area.

From C-2 to CRMU-X

This block contains the Red Cross offices. The block should be developed for all residential or
mixed use. Retail or hotel use is not desired on this block.

From C-210 CD

This block contains a variety of small commercial buildings. If redeveloped, this block would be
appropriate for a mix of uses including residential and /or hotel as well as office at relatively high
densities, or all office at a moderate density. This plan supports the higher density allowed with
an SUP only for a mixed use development.

From C-2 to CRMU-H

This block has been developed for an office building and a hote! at high densities. The proposed
zoning is cansistent with the present use. :
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26.

27,

28.

29.

30.

31a.

31b.

32.

33.

From C-2to CG

This block presently contains the newly renovated Giant Store and the ABC store and offices. The
retail focus of this block should be maintained and strengthened by designating the site for
commercial development. The site should not be allowed to develop for any significant level of
office development.,

From C-2to CD

This block has an existing office building and an approved site plan which would result in fairly
high densities for additional office space. The CD designation is consistent with this use.

From C-2 to CDX

This area contains a variety of uses including small office buildings and gas stations as well as
motel uses. The proposed zone will allow some redevelopment of the older and less compatible
commercial uses, while still protecting the scale and density of development along North Wash-
ington Street. The entire area is subject to height and design controls through the Board of
Architectural Review. -

From C-2 to CDX

This portion of the block has been deveioped for moderate scale office use and the Royal Restau-

rant. The-proposed-zening-ahows-thistaceoftheblotktomirrorthe-density aliowed onthe

From C-2 to CRMU-X

This block contains the Mastercraft building. Less than half the site is developed, with the re-
mainder used for surface parking. The proposed zone will require at least a portion of the site to
be developed for residential use, which should be focused along St Asaph Street. The zone will
also limit the tatal amount of office development that can be built.

From C-1. C.2. and C-3 to®= O ( - Okf1ce Commeraial

The proposed zone is consistent with the present low density office use and should be main-
tained.

From C-3to OC

The zone is consistent with the present use and should be maintained.

From C-1 to BM

RM is a mare appropriate zone for the historic residences in this location.

From W1 to WPR

This is the Alexandria Rowing Facility. The current zoning splits the building. This is a technical
correction to place the entire property within one zone.
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Map 18
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THORQUGHFARE PLAN AND TRAFFIC IMPROVEMENT RECOMMENDATIONS

Map 18 shows the current Approved Thoroughfare Plan with the following changes:

1. Eliminate North St. Asaph Street as a Residential Collector.

2 Eliminate Oronoco Street as a Primary Collector,

3. Eliminate North Lee Street and Bashford Lane as a Primary Collector.

4. Maintain Pendleton as a Primary Collector.

In addition:

1. The City should study the feasibility of providing a primary collector connection between Madison

and Montgomery Streets east of the Norton Project. Such a connector would encourage and
allow greater access to and use of the waterfront.

2. At present. the middle lane of North Washington Street between Madison and Montgomery
Streets is reserved as a left turn lane for traffic turning onto Powhatan Street. The feasibility
should be studied of eliminating the southernmost portion of this turn lane and currently creating
a reserved turn lane for south bound traffic turning left onto Madison and heading down towards
the waterfront.
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PURPOSE OF THE PLAN

The purpose of this document is to update the Adopted 1982 Potomac West Area Plan and to incorporate
a new 1988 Potomac West Plan into the City's new Master Plan. This plan will serve as the basis for future
City Council policy Initiatives and actions affecting land use, zoning, capital improvements and other
programs in the Potomac West area.

ORGANIZATION AND CONTENTS

The Potomac West Plan is organized into two sections: Background and Issues and Plan Recom-
mendations. The first section reviews and analyzes existing conditions and trends in the study area
including physicat description, demographics, land use, zoning, economic development activities and
trends, transportation and urban design. This section also retraces past City policies including adopted
plans, rezonings, resolutions and capital improvement programs. Based on this analysis this section
identifies issues which need to be addressed in the plan for the area.

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

PLANNING PROCESS
This plan has been developed in consultation with citizens, property owners, and community and
business groups, through a series of meetings which included review of existing conditions and trends in

the Potomac West area, identification of issues, review of the 1982 and 1974 plans of the area and review
of plan recommendations.
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DESCRIPTION OF THE AREA

The Potomac West area is located in Planning District 1, in the northeastern part of the City. The area is
delineated by Four Mile Run on the north, the Potomac Railroad Yard to the east, Union Station to the
south and Russell and Glebe Road to the west. The boundaries used in this Plan are based on the
Adopted 1982 Potomac West Plan.

Potomac West (Map 1) consists of an 1,116 acre area which extends north-south, from the City line at
Four Mile Run to the Amtrak Station on Callahan Drive. The area is formed by four major north-south
streets. Russell Road, defining the western boundary of the area from King Street to Glebe Road, is a four
lane roadway fronted by single family detached homes. Commonwealth Avenue, which parallels Russeil
Road to the east, is a broad four lane street with a wide, central median and fronted by single family
detached homes and townhouses.

Mt. Vernon Avenue bisects the area and serves as the commercial spine of Potomac West. Forming the
eastern boundary of the area, Route 1, or Jefferson Davis Highway, Is a major commuter thoroughfare
fronted by light industrial uses and by the Potomac Railroad Freight Classification Yard.

Topographically, the Fotomac West area is relatively flat. The area slopes upward toward Russell Road
which forms a ridge defining Beverly Hills to the west, One of the most important natural features in
Potomac West is Four Mile Run and its flood plain which forms the northern boundary of the planning
area.

The Potomac West study area is primarily residential and distinguished by a narrow grid of streets, closely
spaced bungalow houses and small, single-family lots subdivided around the turn of the century -- in the
pre-automobile era. Its residential character and development history reflect the important influence of the
nearby Potomac Yards as a source of jobs. Potomac West was a convenient residential location for many
railroad workers in the early part of this century. Transportation facilities such as the railroad, and, later,
nearby National Airport also influenced the location of industries along Jetferson Davis Highway.

As a large, diverse residential community, Potomac West can be divided into five defined neighborhoods
(Map 2). Starting in the northern part of the area is Arlandria, a neighborhood located between Four Mile
Run, Glebe Road and Commonwealth Avenue. This neighborhood contains a very dense concentration of
garden apartments which predominate the area. There are also smaller concentrations of duplexes,
rowhouses and single family detached residential units located east and west of Mt. Vernon Avenue and
along Reed Avenue.

Del Ray/Warwick Village is located in the central portion of Potomac West and is defined by Randolph
Street and the former W&OD right of way on the north and by Braddock Road to the south. De! Ray
contains older, single family homes dating from the turn of the century and the Warwick Village rowhouse
condominiums. Warwick Village, built as a planned unit development rental project in the 1950’s,
converted to home ownership in the 1970's.

Lynhaven encompasses the blocks of rowhouses bounded by Glebe Road, Commonwealth Avenue, East
..Reed Avenue and Route 1. It aiso includes two older apartment complexes, Lynhaven Gardens and
Auburn Gardens, the latter of which has recently undergone renovation and conversion to condominiums.

St. Elmo/Mt. Jefferson is a relatively small area bounded by Route 1, Mt. Vernon Avenue, Ashby Street
and Glebe Road. The neighborhood contains mainly single-family houses dating from the 1930's, some as
early as 1900. This residential area abuts the Oakville Industrial triangle located to the south.

Lower Rosemont, generally east of Russell Road and south of Braddock Road, is a section of the
Rosemont neighborhood that lies within Potomac West. It consists mainly of single-family detached
houses and a few older garden apartments in small buildings, primarily along Commonwealth Avenue.
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Map 1

1988 Study Area
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DEMOGRAPHICS

Population

Potomac West, with a 1985 population of 19,624, contains 18% of the City's residents. The populatien of
the Potomac West study area decreased 5% from a 1980 population of 20,594. This decline is primarily
due to an ongoing national trend toward a decrease in average household size, which is quite noticeable
in Alexandria. From 1980 to 1985, average household size in the Potomac West area went from 2.37
persons per household to 2.19. At the same time, the number of households actually increased, going
from 8,693 in 1980 to 8,944 in 1885, an increase of 3%.

Employment

An estimated 5,442 people worked at locations within the Potomac West area in 1985, not including self-
employed persons. As shown In Table 1 jobs Increased by 34% over the past 9 years, primarily in the
industrial and service sectors.

TABLE 1
Employment
Potomac West Area
1976 1980 1985 % Change
Industrial 1,189 1,630 1,742 +46.5%
Wholesale ] 289 253 ]
1,252 ] -4.6
Retalil ] 839 942 ]
F.1R.E. 178 180 233 +30.9%
Services 892 1,000 1,617 +81.3%
Federal | 19 18 ]
337 ] +76.3%
State/Local ] 344 576 ]
Seif Employed 304 580 383 +26.0%
Total 4,152 46981 5,575 +34.3%

SOURCE: COG Regional Employment Census 1976, 1980, 1985.

The increase in industrial sector empioyment stands in marked contrast to other parts of the city which
have experienced a steady loss of industriai empioyment. The prime industrial site in Potomac West is the
Oakville Triangle located along Route 1 between the W& OD right-of-way and Raymond Avenue. The 31
firms in this area provide some 836 jobs.

The economic diversity in Potomac West is also reflected in the different income levels of households

living in the study area. Potomac West is one of the few remaining areas in the City which has affordable
housing for low and moderate income families.
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Table 2 compares the median household income for the different neighborhoods within Potomac West to
the Citywide median income. :

TABLE 2
1980 Median Income - Resident Households
Potomac West Area
Warwick Del Ray Del Ray
Neighborhood  Village Arandria St Elmo  East West Rosemont

1880 Median  $23,420 $12,254 $14,851  $16941 $19,024 $25,655

% of City 111.4% 58.3% 70.7% 80.6% 90.5% 122.1%

SOURCE: 1980 LI.S. Census.

SUMMARY —DEMOGRAPHICS

o Potomac West is primarily a turn of the century residential area containing a wide diversity
of neighborhoods, housing types and households.

o As an area whose origins were linked to a nearby railroad classification yard Potomac
West has retained its industrial employment base which is still growing.

EXISTING LAND USE

The Potomac West study area (excluding street and alley right-of-ways) includes approximately 1,116
acres of land, with a mix of residential, commercial, industrial, institutional, open space and recreational
land uses. The predominant land use in the area is residential (table 3/map 3}.

Residential Land Use
About 77% of the total land area (859 acres) in Potomac West is devoted to residential use. Single-family
detached homes and rowhouses are the predominant form of housing. With the exception of four mid to

high-rise apartment buildings (The Portals, The Calvert, and The Landover House) developments in the
area are three stories or less in height.
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