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MASTER PLAN AMENDMENT #2003-0002
REZONING #2003-0001
TEXT AMENDMENT #2003-0001

Special Planning Commission Meeting
February 26, 2003

ISSUE: Consideration of an amendment to the 1992 Master Plan to add the
Eisenhower East Small Area Plan, including CDD guidelines; consideration
of an amendment to the King Street/Eisenhower Avenue Metro Station Small
Area Chapter of the 1992 Master Plan to remove that land area to be included
in the new Eisenhower East chapter; consideration of amended zoning maps
to reflect the Eisenhower East CDD zoned areas; and consideration of
amendments to Section 5-602 of the zoning ordinance with respect to CDD
#2, and a new CDD #11.

APPLICANT: Department of Planning and Zoning

LOCATION: Area bounded generally by Duke Street, Holland Lane, Telegraph Road, and
the southern boundary of the city.

PLANNING COMMISSION ACTION, MARCH 4. 2003: On a motion by Mr. Komoroske,
seconded by Mr. Leibach, the Planning Commission voted unanimously to recommend approval -
of the Eisenhower East Small Area Plan, with the motion carried by a 7 to 0 vote, to specifically
recommend approval of:

. Amendment to the 1992 Master Plan to adopt the Eisenhower East Small Area Plan

-as a new chapter to the Master Plan, with additional discussion on page 4-8 and in

. the Executive Summary to address the results of the traffic impact analysis on roads
located outside the Eisenhower East study area; -

. Amendment to the King Street/Eisenhower Avenue Metro Station Small Area
chapter of the 1992 Master Plan to remove from that chapter the land area now
covered by the Eisenhower East Small Area Plan;

. Amendment to the zoning maps with respect to the land covered by the Eisenhower
East Small Area Plan to reflect the boundaries of CDD #1, CDD #2, and a new CDD
#11, as amended on the revised zoning map dated 02-26-2003 to maintain the
CDD#1 zoning for Carlyle, Block P; and

. Amendment to the text of Section 5-602 of the zoning ordinance (the CDD charf) to
reflect zoning consistent with the Eisenhower East Small Area Plan chapter of the
Master Plan, as provided in Attachment #2.
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On an earlier motion, later reconsidered, by Mr. Komoroske, seconded by Mr. Leibach, the Planning
Commission voted to recommend approval of the same motion noted above. The motion carried by
a vote of 5-1-1, with Mr. Robinson abstaining as he was not present for the public hearing and Mr.
Gaines dissenting. The original vote was reconsidered as all the Planning Commissioners felt a
unanimous vote was essential in accurately representing both the enthusiasm and full support the
Planning Commission had for the Eisenhower East Plan and the inclusive planning process. They
specifically applauded the Plan for its comprehensive approach toward managing traffic and
significantly reducing future traffic impacts.

Reason: The Planning Commission enthusiastically endorsed the Plan. The members discussed the
issues raised in the public testimony with regard to increasing densities when not providing
underground parking, the potential to change uses and densities, and expressed the concern that
modifying individual elements of the plan would unravel the Plan as a cohesive approach. The
Commission discussed the connections between Eisenhower East and the Eisenhower West area, and
the desire to rename Eisenhower Avenue to Eisenhower Boulevard. The idea of extending the
jurisdiction of one Design Review Board for both the East and West areas was raised. With regard
to affordable housing and the need for affordable places for people to live near their work, it was
expressed that attention should to be paid to the types of jobs that are generated in order to provide
the opportunity for everyone to work and live in the Valley.

The Commission expressed the need to pay attention to the design details, particularly with the
streetscape and street furniture, in implementing the plan, as well as taking a proactive, workable
approach towards implementation. Parking was discussed as a critical clement to support the
proposed retail uses, and the Commission expressed the desire to maintain the Plan’s approach to
retail parking. '

AMENDMENTS BY THE PLANNING COMMISSION: The Commission incorporated two
amendments as part of its motion to recommend approval of the Small Area Plans and zoning
amendments, as follow_s:

. Add additional discussion in the Eisenhower East Small Area Plan on page 4-8 and in the
Executive Summary to address the results of the traffic impact analysis on roads located
outside the Eisenhower East study area; (See new text following)

. Adoption of a revised zoning map, dated 02-26-2003, maintaining the CDD#1 zoning for
Carlyle, Block P, with the provision that the design guidelines outlined in the Eisenhower
East Plan shall apply to the property (See attached revised zoning map dated 02-26-2003)
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.Planning Commission Amendments to Eisenhower East Small Area Plan

1. Amendment by Planning Commission to Page 4-8, Land Use and Circulation,

Eisenhower East Small Area Plan, February 2003 Draft:
New text shown underlined; deleted text shown as strikeout

Impact of the Seven Traffic-Reducing Strategies

Each of the seven key strategies are carefully integrated into the land use and circulation
aspects of the Plan. The synergy gained through integrating the seven strategies into one plan
results in substantial improvements in the traffic performance. In January of 2003 Wilbur
Smith compared the AM and PM peaks fraffic flows on Eisenhower Avenue under the
Eisenhower East Plan with their its earlier study that had determined the traffic flows for

maximum development under the current zoning.

The results of this analysis indicated that the Eisenhower East Plan will have 25% fewer trips
in the PM peak hour than the build out scenario under the current zoning and 29% fewer trips
in the AM peak hour. The overall reduction in average daily traffic (ADT) was 17%.

Perhaps of more importance is that the projected performance of the major intersections
under the Plan performed extremely well. The following is the projected level of 2020 Build-
out Peak Hour Levels of Service at major intersections located within the Eisenhower East

study area:
AM Peak
» Eisenhower and Mill Road Extenston Level B
¢ Eisenhower and Stovall Strect Level D
» Eisenhower and Swamp Fox Road | Level B
« Eisenhower and John Carlyle Street Level B

+ FEisenhower and Holland Lane Level A

PM Peak
Level C
Level C
Level D
Level C
Level A

The comprehensive traffic analvs1s also showed improvement to the level of Derfonnance for

intersections located outside of the study area, including:

AM Peak Hour:

» Duke Sireet and Tavlor Run Parkwa
¢ Duke Street and Diagonal Road*

Level Cto B
Level Fto E
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+  Duke Street and Holland Lane* Level Fto E
+ Eisenhower Avenue and Mill Road Extended* Level Fto B
PM Peak Hour:

* Duke Street and Taylor Run Parkway* - Level Fto D
+ Eisenhower Avenue and Mill Road Extended* Level Fto C

*Without the Plan. these intersections are projected to operate at failing levels.

.While traffic reductions resulting froin the Plan occurred at the other Duke Street
intersections, at Callahan Drive. John Carlyle Street and Reineker’s Lane, these intersections

are projected to continue to operate at over-capacity in the 2020 Build-out Year.

The traffic analysis explored potential impacts (using ADTSs) to the local neighborhoods north
of Duke Street. This evaluation included the six streets west of Telegraph Road (Taylor Run
Parkway. Cambridge Road. Yale Drive. Quaker Lane, For Williams Parkway and Janneys Lane)
and two streets east of Telegraph Road (Russell Road and Commonwealth Avenue). All of these
streets showed a reduction in the amount of traffic generated from Eisenhower East under the
- Plan. Overall, projected traffic reductions (in ADTs). of 17-18% are anticipated along these
streets with the implementation of the seven strategies integral to the Fisenhower Fast Plan.

2. Amendment by Planning Commission to Page vii, Executive Summary, Eisenhower
East Small Area Plan, February 2003 Draft:

Land Use/Circulation Strategy

To accomplish the vision for Eisenhower East, the Plan creates a true mixed-use neighborhood
with a balance of jobs and housing at a density that will support and be served by the transit
system. A major goal of the planning effort was to identify a comprehensive strategy to reduce
traffic impacts that would result from development under the existing zoning in place in
Eisenhower East. The objective was a reduction in potential traffic impacts both within the
immediate Eisenhower East area and to adjoining neighborhood areas.

An integrated approach was developed that provides a reduction in overall development square
footage, balances uses to lower traffic generation, includes a workable internal road network.
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places limits on parking to reduce the number of vehicles entering the area, and encourages
enhanced transit usage. The approach includes Sseven traffic strategies wereidentifted: that will
mitigate the impacts of traffic and enhance the quality of life:

3. Amendment by Planning Commission te Page viii, Executive Summary, Eisenhower
East Small Area Plan, February 2003 Draft: '

The synergy gained through the integration of the seven strategies into the Plan results in
substantial improvements in the traffic performance. Compared to an early analysis of the traffic
under the current zoning, the Plan’s estimated traffic has 25% fewer trips in the PM peak hour and
29% fewer trips in the AM peak hour. The overall reduction in average daily traffic (ADT) is
17%. Perhaps of more importance is that the projected performance of the major intersections
within the Eisenhower East area is significantly improved.

Outside of the study area. the comprehensive approach also results in improvement to the level
of performance for a number of intersections along Duke Street, particularly during the AM peak

“hours. Within the adjoining neighborhood area, reductions in projected daily traffic will be 17-
18% overall with implementation of the Eisenhower East Plan.

Sp.eakers :

Harry P. Hart, representing Simpson Development Corp., complimented the plan and stated that his
client was in agreement with the Plan as it applied to Phase 1 of the Simpson development. He
further expressed concern that it would not be economically feasible to place parking underground
in Phase 2 due to the soil conditions.

Donald Simpson, Sr., representing Simpson Development Corp, commented that he thought it was
a very positive planning process. He stated that most of the remaining land is old landfill area and
that he was concerned about the location of methane gas on his property when he develops Phase 2
of his property. :

Jonathan Rak, representing Hoffman Family LLC, stated that his clients were the owners of the
majority of the land in the area and that there was much to commend in the Eisenhower East Plan.
He provided background information on the Hoffman properties, emphasizing an approved concept
plan dating back to 1998. He stated that the most radical change from their approved concept plan
is the shift in the balance of uses — to increase residential use on their property. He indicated that they
were willing to work with the City as to the uses. Mr. Rak expressed concern that the maximum
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parking ratios provided in the plan may not be sufficient for the parking demand, and that the
retail/entertainment ratio at 2 spaces per 1,000 s.f. to be too low. He referenced the AMC theater
lease requiring 600 spaces and expressed the desire to have a “grandfather” provision for Hoffman’s
existing parking: He also expressed specific concern that the plan does not make provision for above-
grade parking on Blocks 24 and 25A.

Andrew MacDonald stated that he thought it was premature to approve the plan, stating that the City
should not look at projects independently, He expressed his belief that the RPA area should not be
counted as open space. He also stated that perhaps we do not need the grid and that there was no exit
onto [-95 from the area.

Bill Harvey, representing the Carlyle-Eisenhower Civic Association, complemented the staff and
Planning Commission, and particularly the open planning process. He stated that he supported the
formation of a Design Review Board and felt that most of the comments raised by Carlyle were
addressed in the Plan. He believed that revisions should be made to the traffic circle io remove the
open space. :

Howard Middleton, representing American Trucking Association, Inc. (ATA), commended the staff
and Planning Commission for an outstanding job. He expressed a desire to work with the staff in the
development of the specific design guidelines for his client’s property. He discussed the potential
existence of methane gas on the ATA property and expressed concern about the ability to provide
underground parking. He requested that a provision be included in the Plan that, if it was not feasible
from a public health and safety standpoint to develop underground parking, they be awarded
additional square footage to place the parking above grade without reducing their leaseable floor area.
He also expressed the belief that 420 square feet per parking space better reflects the amount that
could be provided underground. Mr. Middleton requested that the road proposed between the two
ATA properties be designated for pedestrians only. He also discussed the approach in the Plan that
applied specific use designations to individual properties with an aliowance to change uses and
suggested that the process for changing uses be more specifically defined.

Katy Cannady stated that the plan represented great new value to the landowners and does not address
the neighborhoods. She expressed concernthat the parking ratio was too large and should be reduced
~ to aratio of 1.25 spaces per 1000 square feet or the density of development should be reduced so that
there would be fewer cars in the area. '

Julie Crenshaw spoke to the infrastructure needs, expressing her thought that the area needs to be very
pedestrian friendly, allowing sufficient sidewalk width to accommodate pedestrian flows. She
commented on connecting green space and emphasized that small parks should have true green
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space, not simply hardscape.

Stewart Schwartz, representing the Coalition for Smarter Growth, spoke in support of the plan, and
stated that the Eisenhower East Plan was “a great plan” He emphasized the need to remember that
the Plan strategies are all integrated and should remain intact, and believed the plan was on the right
track with the parking approach and the need for transit. He stated that form-based codes, an
approach similar to that of the plan, were the wave of the future. He stated that there shouid be more

money for affordable housing and some type of inclusionary zoning, as used in neighboring Maryland '

jurisdictions, would promote affordable housing in the future.

Ellen Pickering expressed enthusiastic support for the Plan as it “takes giant steps to bring order to
the area, and it is a plan to get excited about”. She strongly recommended that the plan add a flyover
(over the rail tracks) to connect the northern end of Stovall Street to Dove/Duke Street. She also felt
it was important to have 4-way pedestrian crossings at the intersections. She expressed the need to
increase the width of sidewalks by 5-6 feet if the adjoining building was taller than 5-6 floors along
the street face. She questioned the future use of an existing pedestrian tunnel that connects from
Duke Street to Mill Road. Ms. Pickering commented on the need to reduce parking and noted that
Alexandria House was built on methane gas. She closed with the statement “let’s stick to this Plan”.

Jim Alexander, The Albemarle Group, LLC, representing the Alexandria Mini-Storage famhty,
expressed his concern about by-right densities and below grade parking.

Beverly G. Stephenson, representing Thomas Andrews Partnershlp, requested that the land area for
their property as shown in the chart reflect the added land that should be incorporated from the
vacation of some Mill Road right-of-way.

Poul Hertel commented that the planning process was a very good process, and the City should
support and adhyere to this Plan. He specifically endorsed the grid system and the pedesrtian friendly
aspects of the Plan. He felt the uncertainty of the funding of the Stovall ramp was problematic. He
stated the importance of removing the existing (Hoffman) garage from the green space in the RPA.

Mr. Hertel also expressed his oplmon that the width of sidewalks should be commensurate with
building size.

Tom Parry stated that maﬁy aspects of the plan were jewels. He questioned why attention was paid
to Beltway access and not to Duke Street. He felt there was a traffic problem and questioned the
incentive to use Metro. He commented that the grid network was solely internal to the Eisenhower
area.

Roland Gonzales stated that this Plan “is much better than plé_nning in the past and that the challenge
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will be consistent implementation of the plan”. He felt the parking ratio of 1.66 spaces per 1,000.s.f.
for office will bring in more cars than can be handled, and that, with this ratio, there should be a
reduction in density.

Jonathan Rak, representing Carlyle Development Corporation, commented that his clients would like
to have Block P of the Carlyle development remained zoned as CDD#1.

Vicinity Map of Eisenhower East Area
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STAFF RECOMMENDATION:

Staff recommends that the Planning Commission, on its own motion, initiate the follomng
amendments:

1. Amendment to the 1992 Master Plan to adopt the Eisenhower East Small Area Plan
as a new chapter to the Master Plan;

2. Amendment to the King Street/Eisenhower Avenue Metro Station Small Area chapter
' ofthe 1992 Master Plan to remove from that chapter the land area now covered by the
Eisenhower East Small Area Plan (see Attachment #3 for revised plan);

3. Amendment to the zoning maps with respect to the land covered by the Eisenhower
East Small Area Plan to reflect the boundaries of CDD #1, CDD #2, and a new CDD
#11, as shown on the proposed zoning map in Attachment #1; and

4. Amendment to the text of Section 5-602 df the zoning ordinance (the CDD chart) to
reflect zoning consistent with the Eisenhower East Small Area Plan chapter of the
Master Plan, as provided in Attachment #2.

BACKGROUND

The Eisenhower East planning effort has resulted in the creation of a shared vision among the
community, property owners and the Planning Commission itself for a new, vibrant mixed use urban
place focused around the Eisenhower Avenue Metro Station. This new urban place will be a transit-
oriented neighborhood, including a balance of jobs and housing, a variety of natural parks and urban
open spaces, with a retail/entertainment center that capitalizes on the existing theater, as well as a
smaller retail area to serve the needs of residents and workers in the area.

The challenge in this planning effort has been how to guide and manage the potential build-out of
‘approximately 17 million square feet of development allowed under existing zoning .in the -
Eisenhower East area, in a manner that complements the existing characteristics of Alexandria.
Specifically, the planning effort sought to enhance the City’s quality of life by:

+  Managing the projected tfafﬁc impacts of this development;

*  Encouraging the creation of high quality building design and a rich mixture of uses that will
create an exciting and livable community; and

*  Providing for the inte gratioﬁ of enhanced street design, tranquil open spaces and easy pedestrian
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movement within a new urban environment.

EISENHOWER FAST PLAN

The Eisenhower East area has been experiencing extraordinary development pressures in recent years.
With the total development potential under existing zoning at about 17 million square feet,
approximately 4.3 million square feet is existing development (with the Hoffman and Carlyle
developments) and an additional 6.2 million square feet of development had already been approved
or is under construction. The remaining 6.5 million square feet of potential development is the
primary focus of the Eisenhower East Plan.

The 230 acres comprising the Eisenhower East planning area represents opportunity for the greatest
concentration of new development within the City in the coming decades. It encompasses the 83-acre
Carlyle development, including the U.S. Patent and Trademark Office complex, as well as large tracts
of land held by individual owners and corporations for which no transportation, development or
design standards have been established. Creation of a shared vision and standards to guide this new
investment was necessary to ensure that this new development will be coordinated with and contribute
to the established character of the City.

The Eisenhower East planning process, under the direction of the Planning Commission, was a wide-
ranging public participation process that included property owners and businesses in Eisenhower East,
the Eisenhower Partnership, Civic Associations, interested citizens, and all relevant departments and . -
agencies within the City. A detailed five-phase process was undertaken that included data
compilation and analysis, identification and analysis of framework alternatives, and development and
refinement of the concept plan. A series of community workshops were held over a 15-month period
to provide information and seek public input. As a result of the public input and analysis, the
Planning Commission adopted a series of recommendations in May 2002 that set a comprehensive
direction for the development of the Eisenhower East Plan. These recommendations were:

Eisenhower East should:
*  Create an urban, not suburban, development extension of Old Town/Carlyle;
- Establish itself as the City’s primary economic development area;

» Utilizea des1 gn process that works with property owners and community stakeholders to realize
- the vision;
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»  Protect adjacent neighborhoods from adverse impacts;

*  Maximize the use of Metro and other transit by concentrating a mix of uses and development
around the Metro;

*  Establish Eisenhower Avenue as a grand “urban” boulevard providing a friendly route to Metro
and a balance of pedestrian and auto uses, with urban open space;

*  Ensure a network of urban streetscapes designed to balance of auto, transit and pedestrian use,
and provide smaller development blocks consistent with “Old Town” blocks;

*  Create a balanced plan for a quality environment by providing a jobs/housing balance, an
appropriate balance between revenue and cost of services, a ievel of development tied to
performance criteria, and a mix of housing types and sizes;

* Provide a coordinated open space/recreation system, including public spaces, interconnected
streets, resource protection areas, and open spaces and squares linked to the ex1st1ng spaces in
the Carlyle development; and

*  Ensure parking programs and standards consistent with urban, not suburban, models, including
adequate and convenient on- and off-street public parking, parking standards for office and
residential uses consistent with the distance from Metro, and incentives for underground parking
and disincentives for above-grade parking that dominates the streetscape.

The Eisenhower East Small Area Plan is attached as a separate document.

The principal elements of the Eisenhower East Small Arca Plan are: 1) Land Use and Circulation
Strategy, 2) Open Space System, 3) Transportation Approach, 4) Urban Demgn Guidelines and
Architectural Principles, and 5) Implementahon

Land Use and Circulation Strategy

To accomplish the vision for Eisenhower East, the Plan creates a true mixed-use neighborhood with
abalance between jobs and housing at a density that will support and be served by the transit system.

Seven traffic mitigation strategies were 1dent1ﬁed that would reduce the impacts of traffic and
enhance the quality of life:

* Create an urban grid of interconnected streets;

The street grid reduces traffic congestion by providing alternative routes and turning options;
while, creating a sense of “openness” throughout the neighborhood.
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» Concentrate the greatest development at the Metro;
The Plan locates 73% of the new office area, 66% of the new residential and 83% of the new
retail/entertainment uses are located within 1500’ of the Metro.

» Achieve a balance between jobs and housing;
The Plan calls for a balance of office, residential, hotel and retail/entertainment uses, and a 50/50
distribution of the residential and office square footage, or two jobs for every resident. Balancing
the residential and office use has a more positive effect upon traffic impacts than reducing the
intensity of overall development.

*  Provide a modest reduction in development intensity;

A modest reduction in overall development intensity (from existing maximum zoning) is
incorporated into the Plan. To achieve the reduction, the allowable square footage in the plan is
based on the gross square footage rather than the net square footage as in the current zoning. This
change provides a better reflection of the actual size of buildings, and results in better buildings
as the incentive to construct occupied floor area with ceilings heights less than 7°-6” is eliminated.

*  Extend the neighborhood activity over a 16 hour per day / 7 day per week period.;
The Plan incorporates aregional serving retail/entertainment complex and aneighborhood serving
area to provide for the needs of the workforce and residents of Eisenhower East. Office workers
-and residents will remain within the neighborhood during the workday, thus reducing the overall
number of vehicular trips.

*  Minimize the overall amount of parking/optimize the short-term parking; and

The Eisenhower East Plan parking strategy establishes a limitation on the amount of parking to

encourage the use of transit and limit the number of single occupancy vehicles on the street.

*  Maximize the use of the transit facilities with a Transportation Management Plan.
' The Plan includes the formation of a district-wide transportation management program to ensure
a coordinated program of policies and incentives to maximize the utilization of the existing and
proposed transit infrastructure.

The synergy gained through the integration of the seven strategies into the Plan results in substantial
improvements in the traffic performance.
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Open Space System

The Plan includes a comprehensive system of integrated and interconnected conservation areas,
passive and active parks, neighborhood and urban squares to meet the needs of the residents and
visitors to the area. :

The Plan includes four types of open space and parks.

»  Parks and Resource Protection Areas
The Parks and Resource Protection Areas are related in form and location to natural amenities
such as stream valleys, watersheds and resource protection areas (RPA). The Plan creates a major
Community Park along the Mill Run RPA. The north side of the RPA is expanded and enhanced
to create a new active/passive park, The Meadow, this park also assists in meeting the City’s
requirement to create a security radius northward from the police facility and jail.

. Neighborhood Squares
Neighborhood squares of green grass surrounded by shade trees are located within the residential
neighborhoods to provide for informal and formal activities and a green oasis within the urban
fabric.

*  Urban Squares
Urban squares are centrally located throughout the higher density areas. These squares are
generally paved with enhanced materials and defined by trees that provide shade at the edges.
Facilities are provided for sitting, small concerts, outdoor markets, and restaurant and café dining.

*  Boulevard Park Space
Eisenhower Avenue is designed as a hnear park with a landscaped median, wide brick sidewalks,
street trees, seating areas, ample crosswalks and distinctive lighting. The Eisenhower Linear Park
extends the length of the planning area and unifies Avenue.

Transportation Approach

Transportation is key to the amount and type of development and the future character of the area. For
Eisenhower East to develop into a lively, mixed-use environment with office, retail and residential
uses, with open space, recreation, entertainment and cultural activities, the Plan provides adequate
transportation capacity, while minimizing the impacts of traffic. In 2001, a City study indicated that
under the then current zoning, the major intersections along E1senhower Avenue failed or required
numbers of multiple turning lanes that the community found unacceptable. The failure of the current
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t’ransporfation infrastructure to support the zoning driven land uses was a major impetus for the City
to undertake the Eisenhower East planning process.

The Plan recommends a balance between housing and office uses to reduce the number of auto trips,
a reduction in the intensity of development, a grid of urban streets, a limited supply of parking,
improved local transit alternatives, an improved pedestrian circulation system, an expansion of the
Metro platform to the north side of Eisenhower Avenue and a district-wide Transportation
Management Program (TMP).

-

Transit and Supportive Design Principles

A high level of transit use is needed to minimize traffic impacts and support the anticipated levels
of development. Transit trips almost always involve a pedestrian trip at one or both ends of the
transit portion of the trip; thus, an attractive pedestrian experience is critical to increasing the use
of transit. The Plan establishes pedestrian supportive design principles that will make every trip
attractive, direct and safe. - -

Streets And Regional Access _

The Plan integrates a combination of highway access, local grid streets, and transit services to
support the existing and proposed development. Significant through traffic pressures are created
as the State connects the Capital Beltway express ramps directly to Mill Road. The Plan
recommends the construction of a new Southern Street (with associated connection streets)
extending from the Capital Beltway ramps westward on the southern side of the study area to

‘provide alternative access to the Hoffman lands. Another roadway providing further distribution

options connects Mill Road, south of Eisenhower to Elizabeth Lane. These new roads will
alleviate significant congestion on Eisenhower Avenue, provide additional Metro access, and
feduc_:e turning volumes .on Eisenhower Avenue. At the Eisenhower Avenue/Mill Road
intersection the left turn lanes could be reduced from two to one, and the right-tumn lanes
eliminated. ' '

Parking

The Plan imposes a maximum on parking by land use type. Also, the Plan calls for short-term
parking for office visitors, and retail and restaurant uses to be managed to maintain an adequate
supply. The Plan provides significant amounts of on-street parking that is also maximized for
short-term daytime parking.

To achieve the reduced parking ratios requires programs to maximize the use of transit and
minimize the use of the single occupant vehicles (SOV). Within 1500 feet of the Metro station
approximately 43 percent of the workers will have to be non-SOV, i.e. will arrive by transit, foot,
bicycle, car or vanpool. These non-SOV rates are achievable with a strong Transit Management
Plan as Arlington County is achieving rates as high as 55%.
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«  Transit ' '
The Eisenhower East area is well served by high-capacity transit. The Plan builds upon the
availability of transit, encouraging a very high level of use through transit incentives such as
employee transit subsidies, shuttle system, improved information, etc., and through auto use .
disincentives, such as the parking policies.

»  Urban Design Guidelines and Architectural Principles

The Plan’s Urban Design component outlines policies and principles to ensure the implementation
of the Plan’s vision for Eisenhower East. Integral to the Plan are principles for the design of the
urban street network, the system of parks, open spaces, plazas and squares, the height and massing
of buildings, and architectural design principles. The principles are intended to ensure high
quality and establish character without prescribing an exact architectural expression or form,
where thoughtful solutions to design problems are encouraged in the spirit of creating the best
possible public environment for Eisenhower East.

Following the adoption of the Plan, more detailed architectural design guidelines will be prepared
by the Department of Planning and Zoning and adopted by the Planning Commission.

Implementation

Adoption of the Plan will be an important first step in outlining the future of Eisenhower East:
however, given both the scale of the undertaking and the dynamics of the marketplace, successful
implementation of the Eisenhower East Plan will require continuous involvement of the City of
Alexandria to maintain the integrity of the longer term vision. Given the number of stakeholders, the
- range and magnitude of the issues, a changing community and the likely length of the build-out of
Eisenhower East, it is recommended that the City maintain a proactive role in directing and
implementing the Eisenhower East Plan. This involvement can be structured in a number of different
~ways, including:

+ Utilizing an existing City Department, with designated staff focused on the Plan implementation;

. S.upporting the role of the City with assistance from existing organizations, such as the
Eisenhower Partnership, building their capacity to take on a more active leadership role; and/or

» [Establishing a public/private partnership, includiﬁg City officials, community representatives and
property owners, to provide on-going leadership and management.

The process for implementing the Plan must be fair, reasonable and understandable. The City, the
developers and the community need to understand the rules and the acceptable development
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parameters. To the degree that the Plan and plan-approval process are predictable, there is greater
certainty about land values, development absorption, physical form, financial returns and the benefits
to the greater community.

To equitably finance the community infrastructure elements, the City, working with the property
owners and development community should explore funding mechamsms that will result in a fair
allocation of costs relative to the resulting benefits.

Implementation of the Plan begins with the adoption of this Eisenhower Avenue Small Area Plan to
modify the existing King Street/Eisenhower Avenue Metro Station Small Area Plan. The Plan
recommends the creation of a new CDD 11 encompassing the land south of Eisenhower Avenue and
east of Mill Road, and the modification of the existing CDD 2 zone. To ensure the vision of a quality
urban neighborhood, a Design Review Board is proposed to implement architectural design guidelines
that will be developed by the Department of Planning and Zoning and adopted by the Planning
Commission.

LAND USE AND ZONING ACTIONS

In order to make that Eisenhower East planning work part of the official land use documentation for
the City, the following actions are necessary.

Amend the Master Plan to include a new Small Arca Plan: Eisenhower East. The City is now
divided into 14 small areas, for master planning purposes. The Eisenhower East plan will be a 15"
small area plan. The land that is covered by the new plan is now part of the King Street/Eisenhower
Avenue Metro Station Small Area Plan. It is advisable to have a separate plan for the Eisenhower
East area, given its distinct character, in order to give it the stature appropriate to this unique urban
area.

Much of the land covered by the Eisenhower East plan is zoned CDD/Coordinated Development
District. That zoning was developed to address concerns about large land areas, often owned by
multiple parties, and to allow flexibility with higher densities provided that property owners complied
with (1) the planning and design guidelines outlined in the CDD Guidelines included in the applicable
small area plan, and (2) the CDD process outlined in the zoning ordinance. The zoning of CDD land
has two alternative development levels: higher densities are allowed with Special Use Permit’
approval; if a property owner chooses not to follow the CDD approach, an “underlying” zoning is also
established. See Section 5-602 of the zoning ordinance, discussed in more detail below.

10 |
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Because compliance with CDD guidelines is required to take advantage of the higher densities
allowed, the Eisenhower East Plan being proposed includes specific guidelines for each of the CDD |
areas within the plan area. The CDD guidelines are found on pages 4-25 and 4-26 of the Eisenhower
East Plan. These guidelines essentially require compliance with the elements of the Eisenhower East
Plan. '

Amend the Master Plan to remove the Eisenhower East area from the King Street/Eisenhower Avenue
Metro Station Small Area Plan. This small area plan, adopted in 1992, includes all of the area around

the King Street Metro and extends east to West Street In addition, the small area plan includes all
of the land area in the Eisenhower Valley from Holland Lane to Bluestone Road. The current
amendment would remove the land area from the King Street/Eisenhower small area plan that is
proposed to be covered by the new Eisenhower East Small Area Plan. The area for deletion is
bounded by Holland Lane/Hooff’s Run on the east, Duke Street and the Metro tracks on the north,
Telegraph Road on the west, and the Capital Beltway on the south. The remaining portion of the
Eisenhower Valley land now within the King Street plan will be the subject of the Eisenhower West
planning study to begin later this year, and will be included in a new or amended small area plan at
the conclusion of that study. It is recommended that the name of the existing small area plan be
slightly modified to King Street Metro Station/ Eisenhower Avenue Small Area Plan (relocating the
words “Metro Station” to reference the King Street Metro Station area only), until such time as the
Eisenhower West work is completed. (See Attachment #3 for the changes to this plan.)

Amend the zoning maps to reflect the CDD zones included in the Eisenhower East Small Area Plan.
The general CDD zoning scheme was applied in 1992 to a large part of the land covered by the

Eisenhower East plan. Currently, CDD #1 covers Carlyle and includes the Andrews parcel and the
Whole Foods site. CDD #2 covers the Hoffman property, the Mill Race sites and the vacant tract
owned by American Trucking Association. Most of the remaining land is zoned OCM (100).

In order to ensure coordinated implementation of the Eisenhower East plan, the use of the CDD
approach is recommended for the remaining development land in the area. Each of those areas will
remain in the CDD areas previously depicted on the zoning maps. In addition, the area south of
Eisenhower Avenue will be designated as a new CDD #11. Thus the entire land area covered by the -
Eisenhower East plan will be incorporated into one or another CDD. The CDD is appropriate for this
area because it relies heavily on the small area plan for direction and because by its nature it requires
‘a “coordinated” approach.

The proposed boundaries of the CDD zones include the following additions and deletions of property
(please refer to the graphic on the next page showing the block numbers):
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CDD #1 Duke Street

Deletions: Blocks 16 and 26A
~ This includes the Andrews parcel adjoining the Metro tracks on Mill Road and Block P of the
Carlyle development, which is located south of Eisenhower Avenue. These two parcels are
recommended to be included within other CDDs because the Carlyle development of CDD#1 is
almost fully built out and these parcels have a functional relationship to the CDD areas in which they
are being proposed.

CDD #2 Eisenhower Avenue Metro

Additions: Blocks 16, 20 and 23

Deletions: Blocks 22, 24 and 25A

The additions include the Andrews parcel noted above, the existing American Trucking
Association property on Mill Road south of Eisenhower Avenue and the Simpson property at the
northeast corner of Mill Road and Eisenhower Avenue. While these three parcels are located on the
periphery of existing CDD#2, they are all within 1,500 feet of the Metro station and can work together
as a cohesive transit-oriented development district. :

The property to be deleted from CDD#2 is the Hoffman property located south of Eisenhower
Avenue and east of Mill Road. This property is not contiguous to the other property located within
CDD#2 and is located more than 1,500 feet from the Metro Statzon This property is recommended
for inclusion within CDD#11.

CDD #11 South Carlyle
Additions: Blocks 22, 24, 25A, 25B, 26A, 26B, 27, 28, 29 and 30 and the portions of Block 31
that are in private ownership.

CDD#11 includes all of the property located south of Eisenhower Avenue, east of Mill Road and
bounded on the south and east by Resource Protection Areas. Collectively, these parcels, developed
in a coordinated manner, could realize the vision of this area as a lower-scale, mixed use
residential/office neighborhood, oriented towards the community park.

12 Déaf
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Maps showing the existing and proposed zoning boundaries are included at Attachment #1.

13

,23.




MPA #2003-0002

REZ #2003-0001

TA #2003-0001

Eisenhower East Small Area Plan

The following chart delineates the tax map parcels included in the rezoning, as follows:

Property = : Current Proposed
Tax Map No.  Address Owner Zoning  Zoning

I072.00-02-16 2345 Mill Road Thomas Andrews Ptnrshp. CDD-I CDD-2
072.00-02-18 2347 Mill Road Thomas Andrews Ptnrshp. CDD-1 CDD-2

2111 2111 Eisenhower Ave. Ltd.
1073.03-01-01 Eisenhower Ptnrshp. - OCM(100) CDD-2
2121

073.03-01-02 Eisenhower Simpson Development Corp. OCM(100) CDD-2
IO73.03-01-03 2320 Mill Road Simpson Mill Rd. Family LP  OCM(100) CDD-2

2200A Mill . OCM

(78.00-01-05 Road Gateway South Assoc. (100} CDD-2
2000

079.00-01-01 Eisenhower Hoffman Family LLC CDD-2 CDD-11

079.00-01-09 350 Hooff’s Run Hooff Fagelson Tract LLC OCM(100) CDD-11
I079.00-01-11 310 Hooff’s Run Alexandria Mini Storage OCM(100) CDD-11 -

079.00-01-12 340 Hooff’s Run Virginia Concrete Co. OCM(100) CDD-11
' _ 1700 City of Alexandria Sanitation

1076.00-01-13 Eisenhower Auth. OCM(100) CDD-11

1800
[679.00-01-14 Eisenhower Carlyle Development Corp.  CDD-1 CDD-11
~ 700 Holland -

079.00-01-15 Ave. Carlyle Development Corp.  OCM(100) CDD-11
1600 City of Alexandria Sanitation

079.00-01-16 Eisenhower Auth. ' CDD-1 CDD-11

079.00-01-17.L1 414 Hooff"s Run Hooff Fagelson Tract LLC" OCM(100) CDD-11
079.00-01-17.L2 454 Hooff’s Run Hooff Fagelson Tract LL.C OCM(100) CDD-11
079.00-01-17.L.4 310 Hooff’s Run Hooff Fagelson Tract LLC OCM(100) CDD-11

Amend the zoning ordinance with regard to the CDD zoning chart under section 5-602.

The attached amendments to Section 5-602 outline the zoning requirements for CDD #2 Eisenhower
Avenue Metro and new CDD#11 South Carlyle. The proposed amendments are a summarized
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version of the CDD guidelines as they appear on pages 4-25 and 4-26 of the Eisenhower East Small
Area Plan. (See Attachment #1 for amended text language to Section 5-602)

- No change is proposed for CDD#1 Duke Street (Carlyle). The amended CDD#2 zone includes the
following:

No change has been made to the basic underlying. zoning district. The OC zoning regulations
continue to apply, with a maximum FAR of 1.25, with an allowance up to 2 0 with an
Architectural SUP.

The maximum building height without an SUP has been reduced to 100 feet, except on the
Hoffman tract, where the basic maximum height continues at 150 feet.

The amended zone requires that any project proposed under the OC district will be required to
comply with the architectura] and design guidelines outlined in the Eisenhower East Plan.

In order to ensure that the location of streets and parks/open spaces as outlined in the Plan will
be implemented over the long-term, the zonlng amendment specifically prohibits development
on any portion of property delineated in the Plan as public open space or roadways. The
allowable amount of gross floor area, as delineated in the charts, reflects a concentration of
allowable development from the larger “gross site area” into the smaller “net development site”
area, which is the result of the removal of land designated for roads and open space from the
larger “gross site area”. Thus, the prohibition against construction on road or open space areas
does not affect the amount of total development on any given parcel.

Development with a CDD Special Use Permit will be reqﬁired to comply with the CDD
Guidelines and standards outlined in the Eisenhower East Small Area Plan. . :

The new CDD#11 zone has the following features:

The basic underlying zoning district is OCM(100), with a maximum FAR of 1.0 and a maximum
buﬂdmg height of 100 feet.

The new zone requires that any project proposed under the OCM(100) district will be required

- to comply with the architectural and demgn guidelines outlined in the Elsenhower East Plan.

In addition, same provision as noted in CDD#2 that prohibits development on any portion of
property delineated in the Plan as public open space or roadways is also applied in CDD#11. This

- isnecessary to ensure that the location of streets and parks/open spaces as outlined in the Plan will

15

A‘S.




MPA #2003-0002

REZ #2003-0001

TA #2003-0001

Eisenhower East Small Area Plan

be implemented over the long-term. This restriction against construction on road or open space
areas does not affect the amount of total development on any given parcel.

* Development with a CDD Special Use Permit vs}ili be required to comply with the CDD
Guidelines and standards outlined in the Eisenhower East Small Area Plan.

The amendments for both CDDs specifically reference Figures 4-9 and 4-10 in the Plan covering
specific block-by-block development controls within each CDD. These control charts outline the
desirable principal land use, the allowable gross floor area (including above-grade parking, except
as elsewhere exempted in the Plan), building height (in stories and feet) and the amount of desired
ground floor retail space for each development site. Figure 4-9 outline the development controls for
CDD#2 and Figure 4-10 includes those applicable to the properties in CDD#11.

16
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Figure 4-9 Block Development Controls — CDD #2

Property Block Net Principal Allowable | Building | Maximum | Ground
Tower
- PName/Owner Development Use Gross Height Height Floor
Site Area* Floor Area ] (Stories) (in Feet} | Retail**
Holiday Inn 179,119 Hotel 101,000 10-15 150
Hoffman 2 168,400 Office 789,000 10-15 210
West Side Gardens 34,8008 Open Space
Hoffman 3 98,700 Office 379,000 10-15 210
Hoffinan 4 59,700 Office . 339,000 10-15 2204 18,000
Hoffinan ' 5 56,400 Hotel 304,000 10-15 2204 20,0004
Hotel Square B 10,9008 Open Space
Hoffinan 6 195,210 Office 1,036,000 10-15 150 33,500
New Retail 6 - Retail 50,000 1-2 20-40Q 50,000
Hoffinan 7 105,800 Retail 25,000 12 20-400 25,000
Existing Cinemna 7 - Retail 136,000 136,000]
Hoffman 8 59.200Q Residential 500,000 20-25 250) 50,000
Hoffiman 0A 82,5000 Residential 407,000 15-20 2200 15,000]
Hoffiman 9B 74,100 Office 956,000 20-25 2508 50,000
Eisenhower Stn 9B 28,3008 Open Space
Metro 10 9,700 Retail 4,000 1-2 20-40 4,000
Hoffiman 11 66,600 Office 591,000 10-15 220Q 10,0008
JHoffman 12 48,3000 Residential 549,000 15-25 250 20,000'
Mill Race 13 59,2600 Residential 490,000 15-25 250 12,000
YHoffman 14 109,400]  Retail 18,000 1-2 20-40§ 18,000
Approved Parking 14 100
Andrews 16 20,822 Hotel 100,000 10-15 150
Mill Race 17 77,540 Office 433,000 15-25 200 4,000
Mill Race - 18 76,700 Residential 525,000 15-25 2200 14,0008
ATA 19 57,800 Residential 395,000 10-15 150
RPA/Park 19 55,000] Open Space
ATA 20 77,100 Office 10-15 200
Simpson, Phase 1 23 60,100 Office 98,000 10-15 200
Simpson, Phase 2 23 92,400 Office 304.000 10-15 200
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Property Block Net ~ Principal g Allowable| Building | Maximum Ground
Name/Qwner Development Use Gross Height |Tower Height Floor
Floor

Site Area* Area (Stories} | (in Feet)
Park 22 116,000 | Open Space
Hoffiman 24 61,100 Office 151,000 200
Hoffman 24 48,200 | Residential 144,600 100
So. Dulany Gardens 15,300 ] Open Space
Hoffman 25A 38,500 Office 135,000 200
Hoffman 25A 60,400 | Residential 96,000 100 _
Carlyle 25B 66,800 Office 204,000 200 22,0004
Carlyle Block P 26 92,600 Office 411,000 200 34,000I
City of Alex 26 41,000 Residential 124,000 100
So. Carlyle Square 28,200 { Open Space
Alex Mini-Storage 27 73,300 | Residential 350,000 100
Virgina Concrete 28 63,600 | Residential 232,000 100
Hooff-Fagelson 29 55,500 | Residential 170,000 100
Hooff-Fagelson 30 114,600 Oﬁf-'lce 512,000 200

for retail.

*The net development site area does not reflect surveyed information and is based on best
available information. This site area may be adjusted in the actual creation of the block areas.

**Reflects desired location and amounts. Accessory retail may be provided on sites not noted

STAFF:

Eileen P. Fogarty, Director, Department of Planning and Zoning;

Kimberley Fogle, Chief, Neighborhood and Community Planningt; '

Attachments:

1 — Existing and Proposed Zoning Maps
2 — Amended CDD#2 and new CDD #11, Section 5-602
3 —Revised King Street Metro Station/Eisenhower Avenue Small Area Plan
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RESOLUTION NO. MPA 2003-0002

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

WHEREAS, the City initiated an extensive community participation process, with the guidance
of the Planning Commission, to establish a shared vision and direction for the future development
of the Eisenhower East area; and

WHEREAS, the community planning process culminated in the development ofthe Eisenhower
- East Smali Area Plan as a comprehensive approach to gmde and manage future development in the
Eisenhower East area; and

WHEREAS, the Eisenhower East Small Area Plan involves land that was previously included
in the King Street/Eisenhower Avenue Metro Station Small Area Plan section of the 1992 Master

Plan necessitating an amendment to that plan to delete references and recommendations made in that
plan for the land area covered in the Eisenhower East Small Area Plan; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on February
26, 2003 with all public testimony and written comment considered; and

WHEREAS, the Planning Commission finds that;

1. The proposed amendments are necessary and desirable to guide and accomplish the coordinated,
- adjusted and harmonious development of the Eisenhower East Small Area Plan section of the City;
and

2. The prdposed amendments shows the Planning Commission's long-range recommendations for - -
the general development of the Eisenhower East Small Area Plan; and

3. Based on the foregoing findings and all other facts and circumstances of which the Planning
Commission may properly take notice in making and adopting a master plan for the City of
Alexandria, adoption of the enactment of the Eisenhower East Small Area Plan section of the 1992
Master Plan and the amendment to the King Street/Eisenhower Avenue Metro Station Small Area
Plan section of the 1992 Master Plan will, in accordance with present and probable future needs and
resources, best promote the health, safety, morals, order, convenience, prosperity and general Welfare
of the residents of the City;
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RESOLUTION NO. MPA 2003-0002
Page 2

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

1. The Eisenhower Fast Small Area Plan is hereby adopted in its entirety as an amendment to
the 1992 Master Plan of the City of Alexandria, Virginia, in accordance with Section 9.05
of the Charter of the City of Alexandria, Virginia.

2. The King Street/Eisenhower Avenue Metro Station Avenue Small Area Plan section of the

1992 Master Plan of the City of Alexandria, Virginia is hereby amended, in accordance with
Section 9.05 of the Charter of the City of Alexandria, Virginia, to change its title to King
Street Metro Station/Eisenhower Avenue Small Area Plan and to delete all references to the
land area covered in the Eisenhower East Small Area Plan.

3. Thisresolution shall be signed by the Chairman of the Pianning Commission and attested by
its secretary, and a true copy of this resolution forwarded and certified to the City Council.

ADOPTED the 4" day of March, 2003.

ATTEST:

o




66@ o/%mcém" , Virginia

MEMORANDUM
DATE: MARCH 3, 2003
TO: CHAIRMAN AND MEMBERS OF THE PLANNING COMMISSI
FROM: EILEEN FOGARTY, DIRECTOR, PLANNING AND ZONIN

SUBJECT: FOLLOW-UP ISSUES EISENHOWER EAST SMALL AREA PLAN

At the February 26, 2003 public hearing and review of the Eisenhower East Small Area Plan and
its implementing text and mapping amendments, the Planning Commission raised two issues for
the staff to address prior to their action. These two issues focused on:

s rtezoning Cariyle, Block P from CDD#1 to'CDD#11; and _
+  inclusion of above-grade structured parking in the gross floor area for uses permitted
without a Special Use Permit.

Carlyle, Block P .
By way of background, the development of Carlyle Block P currently falls under the approved

SUP for Carlyle, which outlines the amount of development, the type of use and building height.
_ This block does not currently have approved design guidelines. The SUP was approved under
the CO zoning that existed in 1990 when the project was originally approved. The CDD#1
district was adopted subsequent to the approval of the Carlyle project. This approval includes
overall development and open space parameters for the entire 76.5 acre site. Concern was raised
that removal of Block P from CDD#1 may affect the conformity of the approved SUP, and have
~ an adverse impact on the ability to redevelopment any of the individual blocks in the future.

Staff has analyzed the implications surrounding both the placement of Block P within the new
CDD#11 district and its retention within the current CDD#1 district, consistent with the
remainder of the Carlyle project. As Block P is currently vested with its SUP approval for the
amount of development square footage, type of use and building height, there are only two issues
of concern regarding the zoning of Block P, which focus on ensuring the design guidelines of the
Eisenhower East Small Area Plan and the extension of John Catlyle Street were applicable to the
development of the property. Condition #70A of the SUP approval will allow the City to require
the location of John Carlyle Strect Extended through the property. As the property owner has
concerns with the future conformity of the Carlyle project should rezoning occur, Staff is
recommending the following:

. Maintain the proposed Eisenhower East Small Area Plan intact, including Block P

3/




Recommend adoption of the attached revised zoning map, maintaining the CDD#1
zoning for Block P, with the provision that the design guidelines outlined in the
Eisenhower East Plan shall apply to the property. (Carlyle Development Corporation
has provided a letter committing to amend their SUP approval to include a provision
applying the design guidelines of Eisenhower East to Block P — copy attached.)

Inclusion of Parking Square Footage in FAR for Development without a CDD SUP

Staff has reviewed and analyied this issue and has found:

The underlying zoning district for the area included within CDD#11 has a proposed
FAR (1.0) that is at a level where development under the CDD would be to the
advantage of the property owner,

If such property were developed by-right at the 1.0 FAR, the size of potential parking
structures would be quite limited in size (at most 2-3 levels) and they would still be
required to architecturally screen the parking at a level defined by the type of street
on which it is located, and

The approach used under the CDD, defining an overall Allowable Gross Floor Area
that includes the amount of parking that would need to be provided above-grade
(with two levels of underground parking) does not work on the properties with the
smaller FARs as the maximum parking ratio could be met totally underground and
there would be no additional square footage for parking. With the low FARs, '
incorporating the parking would significantly reduce the amount of building area
beyond the current FAR reduction that was made. Should the FAR be increased to
include the parking, the incentive to develop under the CDD would be reduced.

Staff recommends that the text amendment as originally proposed be recommended for adoption
by the Council and no change be made with regard to incorporating the parking in the amount of
allowable development square footage.

Page 2 of 2
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1750 Tysons Boulevard
Suite 1800

McLean, VA 22102-4215
Phone: 703.712.5000
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March 4, 2003

- Ms. Eileen Fogarty, Director
Department of Planning & Zoning
City of Alexandria .
301 King Street, Room 2100
Alexandria, Virginia 22314

‘Re:  Eisenhower East Small Area Plan; MPA #2003-0002; RZ #2003-0001; TA
#2003-0001 '

. Dear Eileen:

1 am writing on behaif of Carlyle Development Corporation (“CDC") te confirm our
agreement regarding the application of the Eisenhower East Small Area Plan {(“EESAP"} Design
Guidelines to the development of Block P of Carlyle. CDC will amend its current application for
an amendment to the Carlyle CO SUP to include a provision that applies the EESAP Design
Guidelines to Block P. This provision will also authorize the Carlyle DRB to adopt specific block
design guidelines for Block P consistent with the EESAP Design Guidelines. We understand

~  that staff will support leaving Block P in the CDD #1 zoning district.

Thank you for your assistance in resolving this matter.

p— - - ——

fRy

onathan P. Rak

- ' Sincerely,

ce. - lgnacio Pessoa, Esq., City Attorney
Mr. Lioyd Clingenpeel, Carlyle Development Corporation
Mr. Scott Kaufmann, JM Zell Partners, Lid.

WREAV148574._1
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Attachment #2

Text Amendment #2003-0001

The attached charts reflect the proposed amendments to Table 1, Section 5-602 of
the Zoning Ordinance of the City of Alexandria, Virginia, 1992, as amended.

. Amendments have been made to CDD#2 Eisenhower Avenue Metro.

. A new section is proposed to enact CDD#11 South Carlyle.
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- maximum FAR without an
SUP shal] be 1.0

- maximum height without an
SUP for all property within

| the South Carlyle CDD shall

not exceed 100 feet. Any
project proposed for
development under the
OCM(100) Office

Commetcial Medium zdning
shall conform to the

Architectural Principles and
Design Guidelines outlined
in the Eisenhower East Plan.
Development is prohibited on

any portion of the property
delineated in the Master Plan

as public open space or
roadways, however, this
restriction is not intended to
affect the amount of totai
development on the parcel.

including allowable gross
floor area (AGFA),
maximum building height,
the size of public open
spaces, the principal use of
the property and the desired
amount of ground-level
retail space, are delineated

| in Figure 4-10 of the

Eisenhower East Small
Area Plan. In addition,

development shall be in
accordance with the

guidelines in the CDD.

CDD { CDD Name | Without a CDD Special Use With a CDD Special Use Permit
No. 1 Permit Maximum FAR and/or “Maximum Height “Uses
Development Levels
11 South OC zoning regulations shall | The development controls | The development controls | Mix of uses including
Carlyle apply except that: for each development block | for each development block | office, residential and retail

1 including maximum

building height, are
delineated in Figure 4-10 of

the Eisenhower East Small
Area Plan.

along with active and
passive recreation
opportunities.




%

J————

on property known as the
Hoffman Tract, where the
maximum height shall not
exceed 150 feet. Any project
proposed for development
under the OC Office
Commercial zoning shall

conform to the Architectural

' Principles and Design

Guidelines outlined in the

‘I Eisenhower East Plan,

Development is prohibited on
any portion of the property .
delineated in the Master Plan as
public open space or roadways,

| however, this restriction is not

intended to affect the amount of

Eisenhower East Small Area
Plan, In addition,
development shall be in
accordance with the
guidelines in the CDD.

CDD | CDD Name | Without a CDD Special Use With a CDD Special Use Permit
No. ' Permit Maximum FAR and/or " Maximum Height Uses
: Development Levels .
2 Eisenhower | OC zoning regulations apply 2-5-exeept: o 200-feetwith-a-maximum Mix of uses including office,
Avenue except that: - —3.75-for projects-within average-of-150-feet; excepts residential and retail along
Metro - maximum FAR is 1.25, except | 1;000-foetofmetroproviding | (H-one-building-to-225-feet-or with active and passive
2.0 with an architectural design | affordable-heusing-in (2)-one-buildingto-270-feetin | recreation opportunities.
SUP as specified in the master | aseordance-with-the conjunection-with-any-prepesal '
plan - guidelinesin the CDD for the-US Patent and
- maximum heights shall be 150 | The development controls for | FrademarkOffice;and
100 feet, provided-thatthere - | each development block (3)250-feet-with-an-average-of
shall-be-a-variety-of-heights-and | including allowable gross 200-feet-for-buildings-within
provided-further-that-ene floor area (AGFA). maximum | 1;000-feet-of Metro-providing
building-onthe-area-knownas | building height, the size of effordable-housingin
Hoffman-Tract-may-riseto225 | public open spaces, the aocordance-with-the
feet-with-an-architectural-design | principal use of the property idelines-i ;-
SUP;-in-addition-to-any and the desired amount of | The development controls for
previeusly-approved-buildings | ground-level retail space, are each development block
i i-Ra jeat except | delineated in Figure 4-0 of the including maximum building

height, are delineated in
Figure 4-9 of the Eisenhower
East Small Area Plan,

total development on the parcel.
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PURPOSE OF THE PLAN

_The purpose of this document is to update the adopted 1974 Consolidated Master Plan as amended
by the 1978 King Street Metro Station Area Plan for the King Street/Eisenhower Avenue Area and
to adopt a 1989 King Street/Eisenhower Avenue Area Plan as part of the City's new Master Plan.

The 1989 Plan, once adopted, will serve as the basis for future City Council policy initiatives and
actions affecting land use, zoning, capital improvements and programs in the King Street/Eisenhower
Area. . :

ORGANIZATION AND CONTENTS

The King Street/Eisenhower Avenue Area Plan is organized into two sections: Background and
Issues and Plan Recommendations. The first section reviews and analyzes existing conditions and
trends in the study area including physical conditions, 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 as derived from the analysis.

PLANNING PROCESS

- The final draft of this plan will be sent to the Master Plan Task Force, the King Street Metro Station
Area Task Force and the Eisenhower Avenue Metro Station Area Task Force for review and to the
Planning Commission and City Council for review and adoption. Once approved, the plan will be
referred to the Zoning Task Force for input into the City wide zoning code revision effort. Based
on the approved plan and revised zoning code, the City will proceed with implementing appropriate
rezonings in the area.
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DESCRIPTION OF AREA

The King Street/Eisenhower Avenue Area is located in the southern section of the City. The area
is bounded generally by Bluestone Road on the west, Interstate 95 (Capital Beltway) on the south
and West Street and Hooff's Run on the east. Excludes the area bounded by Holland Lane, the
Capital Beltway, Telegraph Road and Duke Street/Metro tracks included in the Eisenhower

East small area plan. The northern boundary is composed of the RF&P Railroad tracks, Callahan
Drive and Cameron Street (Map 1).

King Street Subarea

The King Street Metro Station subarea consists of approximately 41 acres excluding streets located
between Callahan Drive, Cameron Street, West Street and north of Duke Street. The subarea is
predominantly composed of commercial office buildings located along Diagonal Road, King Street,
Duke Street and Daingerfield Road. Residential development within the defined subarea is limited
t0 a 96 unit midrise apartment building on Prince Street, older townhouse residential along Harvard
and Peyton Streets and a mix of old and new townhouses along West and Prince Streets.

The area is mostly surrounded by established, built up residential and commercial areas. To the east
are the Old and Historic Alexandria District and the Central Business District which extend into the
subarea as far as Peyton Street. To the north is the Parker Gray District and the Braddock Road
Metro Station Area.

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

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

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

However, the channelization of Hooff's Run under what is now Daingerfield Road and the advent
of Metrorail service in 1983 greatly accelerated investment in the area. Since King Street Station
Building I opened in 1983, there has been a steady stream of construction activity; the King Street

Metro Station area is developmg into a dense office/retail and hotel center focused on the Metro
Station.
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Eisenhower Avenue Subarea
The Eisenhower Avenue Metro-Station subarea is located south of Duke Street and is bound by
West-Street Telegraph Road to the east, the Capital Beltway to the south and Bluestone Road to th

For most of its recent history, the Eisenhower Avenue area was in the Cameron Run flood plain and
therefore subject to periodic flooding. As recently as the 1940's part of this marsh area could be
navigated by small boats. Through the 1960's and the 1970's the marsh areas were used as a landfill
bringing elevations up to 15 to 20 feet above sea level.
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However, with the Cameren Run flood control and channelization project completed during the late
1960‘5 and eaﬂy 1970's the area became sultable for commerc1al development =Phe—H-ofﬁnan

Tt Commermal developrnent cons1st1ng of ﬁeﬂmnearﬁmekmgﬁssoemtmn—lmﬁdmg—and lower

scale multi-building commercial projects such as the Alexandria Tech Center and GT Metro Center,
were to follow during the late 1970's and 1980's.

Public agencies also found the Eisenhower Avenue area suita‘ole for development. :Phrre'rty“ehosc

Safety—Gmnp}ex—aiong—PvﬁH—Reﬁd The Wasmngton Metropohtan Area Trans1t Authority buﬂt a

metrorail service and inspection yard and a facility for its revenue collection operations south of S.
Quaker Lane and east of Bluestone Road.

Proximity and exposure to the Beltway, the availability of large vacant sites, buildings with ample
parking and less expensive rents compared to downtown Alexandria locations, are all factors which
have attracted relatively low density, back office space, flex space, government office users and
warchousing to the Eisenhower Avenue area.

What has not as vet been attracted to the area, however, is a mix of uses. There are no residential
or retail uses near the station and few, if any Class A office buildings. In fact, so far, the metro
station has generated little if any development that takes advantage of the Eisenhower Avenue
station.

What has deterred metro related development in the Eisenhower station area is its physical isolation
from the rest of the City. Most of this subarea is located in the Cameron Run Valley which slopes
down from Duke Street and is far removed from the nearest residential areas. This isolation is
compounded by limited north/south vehicular access, by the presence of railroad trackage and by
unattractive if not noxious industrial uses such as the Alexandria Scrap Yard.

Yet conditions are changing which may reduce Eisenhower Avenue's isolation from nearby
developed areas and create opportunities for metro related, mixed use and higher quality
development.

10
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DEMOGRAPHICS

Population

There are few people who live in the study area. The 1989 permanent, full time residential
population of the King Street/Eisenhower Area is estimated to be approximately 209 persons (Table
1). This area has experienced very little residential growth in the past ten years except for a 96 unit
mid rise structure on Prince Street and some infill townhouses on Prince and West Streets.

The only real population growth has been the direct result of the construction of institutional uses
in the area. It is estimated that there are approximately 667 persons living in institutional facilities
in the area, which include residents of the City's jail and the City's shelter on Mill Road.

Table 1

ESTIMATED POPULATION
King Street/Eisenhower Avenue Area

Population | 1970 1980> 1989
Residential 315 = 195  209°
Iristituti_onal - - 667"
Housing Units 126 102 125¢

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

? Source: U.S. Census

~* Source: Planning Department based on COG Round IV Forecast.

* Source: Department of Planning and Community Development
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Employment

There are an estimated 12,980 persons that are employed within the King Street/Eisenhower Avenue
Area in 1990, not including self employed persons (Table 2). This represents approximately 14%
of a total estimated 92,000 jobs in the City. Almost 9,600 persons, representing 74 percent of the
work force in the study area, are employed in the Eisenhower Avenue Metro Station subarea. Some |
5630 Department of Defense employees work in the Hoffman Buildings constructed in the late

1960's and early 1970's.

As shown in the table, employment in the planning area has markedly increased reflecting substantial

commercial development activity in the study area over the past 15 years.

Table 2

ESTIMATED EMPLOYMENT!
King Street/Eisenhower Avenue Area

Area 1975 1980

King/Duke St, 18 59
Eisenhower Ave, 5764 6085
Total Employment 5782 6144

' Source: Department of Planning and Community Development

EXISTING LAND USE (Map 2)

1985

1414
8518

9931

3403
9378
12980

The King Street/Eisenhower Avenue Area consists of approximately 424 acres. About 15 percent
(66.9 acres) is in street and alley right-of-ways, leaving 357.4 acres of land subject to development.

Residential Land Use

Less than one percent of the study area or 2.44 acres is used for residential purposes. Of 125
dwelling units located in the area in 1989, 96 are within a midrise condominium development on
Prince street which was built in 1982, The remaining units are older rowhouses and townhouses.
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Table 3

EXISTING LAND USE!
King Street/Eisenhower Avenue Area

Land Use Square feet - Acres Percent
Residential | 106,147 2.44 .68
Commercial 4,282,043 98.30 27.51
Industrial 1,963,155 - 45.07 1261
Park or open space 325,533 7.47 2.09
Institutional 617,435 14.17 3.97
Utilities ' 4,478,468 102.81 28.77

~ Vacant 3.794.227 87.11 _ 24.37
Totals 15,567,008 357.37 100.00

! The King Street/Eisenhower Avenue Area consists of 18,479,499 square feet or 424.23 acres
including public streets, alleys and other right-of-ways.

2 The total amount of land area not in right of way that is subject to land use and zoning controls.

Commercial Land Use

Commercial land uses comprise 98.3 acres or approximately 27.5% of the study area. Commercial
uses near the King Street Metro Station are heavily concentrated across frorn the station on D1ag0na1
Road and along King Street and Duke Street.

There are two types of commercial developments in the King Street Metro Station subarea. The first
type consists of major building complexes, such as the King Street Station and King Street
MetroPlace developments. These projects are designed for large, single or multi-tenant users, are
approximately 77 feet in height and have densities ranging from 2.5 to 3.0 Floor Area Ratios (FAR)
with structured or underground parking. These projects are part of multi-use developments which
include hotel and first floor retail uses.

- The second type is infill commercial developments designed for small to medium sized single

tenants and national associations. These buildings are located further from the transit station and
represent smaller scaled single or multi-building projects from 3 to 5 stories in height.
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There are approximately 1.2 million square feet of commercial/office development in the King Street
Metro Station subarea which are completed or arc under construction.

Commercial development near the Eisenhower Avenue Station is more dispersed and less physically
oriented to the Metro Station. The most prominent buildings are the Hoffman complex. These
buildings are located on Eisenhower Avenue and on Stovall Street just northwest of the Metro
station and consist of two buildings which total 935,841 net square feet and range in height from 120
to 150 feet. These buildings are surrounded by 3400 surface parking spaces accommodated on some
27 acres of land. Part of the Hoffiman Complex includes an eleven story, 101,000 square foot hotel.

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

The remaining commercial/office development is comprised of low scale office complexes such as
the Alexandria Tech Center and the GT Metro Center. The ATC consists of four, three story office
buildings with 268,000 square feet of space and a hotel containing a total 0f 98,242 square feet. The
GT Metro Center is a combination of office and warehousing/commercial space consisting of
145,000 square feet of commercial/office space and 107,000 square feet of warehouse/commercial
space.

There are approximately 2 million square feet of office development built in the Eisenhower Avenue
subarea.

Utilities and Transportation Land Uses

Transportation land use constitutes the largest amount of land area within the King
Street/Eisenhower Avenue Area, covering 102.8 acres or 28.8 percent of the total land area. Most
of this land area contains the property and right-of-ways for the Metro service and inspection yard
at Bisenhower Avenue and Bluestone Road and the Metro stations at King Street and Eisenhower
Avenue. Other properties that are used for transportation purposes are the Amtrak’s Union Station
on King Street and Callahan Drive and the Norfolk-Southern Railroad yard.

Industrial Land Uses

Approximately 45.1 acres or 12.6 percent of the land area in the King Street/Fisenhower Avenue
area is used for industrial purposes. These industrial uses are concentrated on Eisenhower Avenue
between Telegraph Road and Hooff's Run and include the Alexandria Scrap Yard, whose lease
expires in 1992, and the Curtis Lumber and Plywood Company, whose lease expires in 1995. Other
smaller industrial uses include the Virginia Concrete operation, a mini-storage facility and a
warehouse/retail/office complex on Hooff's Run Drive.
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Institutional Land Uses

~ Institutional uses account for almost four (4) percent (14.2 acres) of the land area in the King
Street/Eisenhower Avenue Area. The major institutional uses are the 182,200 square foot Public
Safety Center, constructed in 1987; and the City's 25,000 square foot Homeless Shelter and
Substance Abuse Center, constructed in 1988. Other institutional uses in the area are the Black
Baptist Cemetery located on Holland Lane and two churches located on King at Peyton Street and
Duke at West Street.

Recreation Land Use and Open Space

Only about 2.1 percent (7.5 acres) of the land area is used as open space. The study area does not
contain parks, fields or active recreational facilities. Most of the open space consists of grassed or
treed areas along the Cameron Run and Hooff's Run embankments. The embankment along
Cameron Run has been designated as the Cameron Run Greenway and is a part of the City's open
space inventory. ' ' '

Vacant Land

The King Street/Eisenhower Avenue Area contains approximately 87.1 acres of vacant land. This
represents 24.4 percent of the developable land area. Almost all of the vacant land in this area is
located within the Eisenhower Avenue corridor.

" EXISTING ZONING (Map 3)

Industrial Zoning

Excluding right-of-ways for streets and alleys, 203.3 acres or 56.9 percent of the King
Street/Eisenhower Avenue Area is zoned for industrial use. Most of this industrially zoned property
consisting of 58.8 percent (181.56 acres) of the area is zoned I-2. The I-2 zone allows the heavy
industrial uses such as railroad yards, warehouses and truck terminals, but also allows hi gh density
commercial development at a 3.0 FAR. All of the I-2 zoned land in this area is located in the
Eisenhower Avenue subarea. '

An additional 21.7 acres, 6.1 percent of the area, is zoned I-1. The I-1 zone permits light industrial
uses and professional office buildings at a 2.5 FAR,

Commercial Zoning

Commercial zoning, predominately C-3, covers 28.7 acres (8.1 percent of the total land area). The
C-3 zone generally permits professional office buildings and commercial retail at a 3.0 FAR and
residential development at 54.45 dwelling units per acre. All of the new construction that has -
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occurred around the King Street Metro Station was done on sites with C-3 zoning. All of the C-3
zoned properties are located north of Duke Street between West Street and Diagonal Road.

Mixed Use Zonin

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

Only one 4.4 acre site on the south side of Duke Street is zoned M-1. Since developers have been -
primarily interested in commercial development of the King Street area and since the C-3 zone
allowed the same 3.0 FAR as the M-1 zone, there has been little incentive to apply for M-1 rezoning
to take advantage of its residential density bonus.

The M-3 zone was developed for sites around the Eisenhower Metro station and has been applied
to 87.3 acres of land along Eisenhower Avenue between Telegraph and Mill Roads. The M-3 zone
was also designed to encourage mixed use commercial and residential development. The zone
allows a 3.5 FAR for office development and up to a 6.0 FAR provided that a portion of the
development is residential. The zone also allows up to a 345 foot building height with the provision
of residential uses. Although developable sites have been rezoned to M-3, no development has
occurred on these sites based on the M-3 zoning. :

The CO mixed use zone covers 25.5 acres (7.1 percent of the total land area). Like the metro zones,

the CO zone was developed to encourage a mix of uses at higher densities. All of the CO zoned
properties in this area are located in two clusters on Eisenhower Avenue.
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Map 3 .
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The CO zone allows a 2.0 FAR by right and additional FAR under the CO special use permit
provisions to encourage mixed use development. None of the sites zoned CO has developed under
the SUP mixed use provisions of the zoning code. The Alexandria Tech Center site is being
developed under the by right provisions of the CO zone for office development.

Table 4

EXISTING ZONING'
King Street/Eisenhower Avenne Area

Zone Square Feet Acres Percent
Residential R-5 277,034 ' 6.36 1.78
RM 30,141 0.69 0.19

RD 39,152 0.90 0.25

Commercial C-2 13,482 0.31 0.09
C-3 _ 1,248,234 28.66 3.02

Industrial I-1 ' 945,958 21.72 6.08
1-2 7,909,065 181.56 50.80

Mixed Use CO 1,109,597 25.47 7.13
Metro M-1 190,687 - 438 1.23
M-2 3.803.658 87.32 24.43

Total 15,567,007% 357.37 - 100.00

! The King Street/Eisenhower Avenué Area consists of 18,479,499 square feet or 424.23
acres including public streets, alleys and other right-of-ways.

? The total amount of land area that is subject to land use and zoning controls.

Residential Zoning

Only 8 acres (2.2 percent) of land within the King Street Eisenhower Avenue area have residential _
zoning, and only 1.6 of these acres are actually used residentially. The largest residentially zoned -
site, with R-5 single family zoning, is the Amtrak Union Station. Properties zoned for residential
and developed for residential are located in three clusters, on Prince Street, Commerce Street and
South West Street. The property on Prince Street is zoned RD and contains a 96 unit mid rise
residential building. The properties on Commerce Street and South West Street are zoned RM and
contain rowhouses or townhouses.
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HEIGHT LIMITS (Map 4

In the City, heights are regulated by both zoning and height districts. There are three height districts
within the King Street/Eisenhower Avenue area which supplement the height restrictions of zoning
in the area. Both the Cameron Street height district and the Old and Historic Alexandria District
restrict development to 50 feet. Together, these two height districts cover most of the parcels north
of Duke Street as far west as Peyton Street on the south side of King Street and Harvard Street on
the north side of King Street.
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The King Street Metro Area height district restricts heights to 77-82 feet and covers most of the
remaining land in the King Street area; it generally extends from King Street to the north to the rear
property lines of Duke Street on the south, between S. Peyton Street to the east and Callahan Drive
on the west.

While height districts generally limit development heights in the King Street portion of the study area -
to 50 and 77 feet, there are no height districts in the Eisenhower Avenue section of the study area.

The zoning in the Eisenhower area generally allows heights up to 150 feet. Under certain conditions,
properties that are located outside of specific height districts can be approved to aliow heights that
are greater than what the zoning would normally allow by right. With a Special Use Permit and
approval by City Council the CO zone would allow structures greater than 150 feet.

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

ECONOMIC ACTIVITY AND DEVELOPMENT TRENDS

Overall, the King Street/Eisenhower Avenue Area has undergone a dramatic transformation brought
about by the onset of Metrorail service in 1983 and by substantial redevelopment activity over the
past 8 years. As shown in the table below, prior to the opening of the King and Eisenhower Avenue
metro stations in Alexandria, there was only 1.5 million square feet of office development, mostly
in the Hoffman Complex. Since 1983 there has been 1.83 million square feet of additional office
construction activity or 260,000 square feet constructed per year.

Table 5
- OFFICE DEVELOPMENT 1975-1990
(Cumulative Square Feet)
King Street/Eisenhower Avenue Area

Subarea 1975 1980 1983 1985 1990

King Street 5,020 16,546 32,946 392,708 - 1,232,152

Eisenhower  976.185 1.065.546 1.324.779 1.738.047 2,03 1.890

Total 981,185 1,082,092 1,076,571 2,270,854 - 3,264,042
22
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Most of the Metrorelated development activity has been concentrated around the King Street Metro
Station area. Since 1983, some 1.1 million square feet of office development either has been
completed or is under construction. Over the next five to ten years it is projected that the King Street
station subarea will add another 950,000 square feet of office space at which point the King Street
area will have achieved buildout. Almost all of this projected space is either under construction or
has approved site plans.

The largest development in the area is the Oliver T. Carr Company King Street Station project
located on Diagonal Road and Duke Street. When completed, the project will contain 536,000 net
square feet of office space, 67,000 net square feet of retail space, 25,000 square feet of restaurant
space and a 155,000 square foot hotel on a six acre site across from the Metro Station.

Another prominent development parcel near the King Street station is the old Reed Theatre site
located between Commonwealth Avenue, King Street and Cameron Street. Owned by the Dominion
Companies, the plan for this 4.30 acre parcel includes a 178 room hotel and up to 400,000 square
feet of office and commercial retail space. Phase I of this project, including 80,000 square feet of
office space in four buildings, is nearing completion.

There has been less Metro related development activity around the Eisenhower Avenue Metro
Station subarea. Since the construction of the Hoffman Buildings, the area has experienced an
additional 707,000 square feet of office development including the Eisenhower Center, Tech Center
and GT Metro Center projects and the American Trucking Association building.

The type of development activity in the Eisenhower Avenue area, however, has not been limited to
- office uses. The Metro Service & Inspection Yard was constructed on a 15.7 acre site at Bluestone
Road and Eisenhower Avenue. This facility includes six buildings Wlth 268,000 square feet of
space.

The 182,000 square foot Public Safety facility was constructed on Mill Road on a 8.8 acre site to
house the City jail and police headquarters. The City's Homeless Shelter and Substance Abuse
Center was constructed further north along Mill Road.

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

Future Development Potential

- Asthe King Street Station area approaches buildout the Eisenhower Avenue area becomes the focus
for examining future development potentials and their impacts. Development which has occurred
over the past 15 years may be only a short prelude to substantial potential development which could
occur over the next 20 years.

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

Pending Development Proposals

Map 5 shows development proposals whlch have been recently approved are pendmg approval or
have been announced. As :

24

o5




Map5

Major Vacant and Developable Sites
1 - Carr Norfolk Southern

2 - Hubert Hoffman

3 - Bernard Fagelson

4 - Gateway South Associates

5 - OT.Car

6 - Lehigh / Portland

7 - Alexandria Research Center

8 - Kressfield / Shubin

9 - Mill Race Development

10 - Dominlon Companies

11 -  Alexandria Sanitation Authority
12 - Va, Concrete

13 - Lindsey .

14 - Bogle Eisenhower Limited

15 -  Gibson Warehouse Associates
16 -  Alexandria Tech Center

17 - Duke Street Associates
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Cameron Center

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

Alexandria Tech Center
This is an 11.56 acre site located on the south side of Eisenhower Avenue opposite the Cameron

Center site. The ATC has over 373,000 square feet of office space approved and 263,000 square feet
of office space built.
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This is a 7.2 acre former steel foundry site located between the Cameron Center property and
Telegraph Road. Previous plans submitted by the Walt Robbins Company in 1985 included 585,000
square feet of office space housed in four buildings and a 300 room hotel. :

Pending development proposals would add at least 13.4 million square feet of office space to the 3.2
million square feet of commercial. development in the King Street/Eisenhower Avenue area
completed or under construction.

Table 6
PENDING DEVELOPMENT

King Street/Eisenhower Avenue Study Area

Land Office Residential Retail Hotel

Area (millions (number of (thousands  (mo. of
Project (acres) of sq.ft.} units) of sq.ft.}) rooms)
CNS 76.5 42 1886 375 400
Hoffman 40.7 6.6 1730 162 1280
Cameron Center 22.2 1.7 0 150 - 300
Mill Race 3.1 0 510 22 0
Tech Center 11.6 0.1 0 0 0
Eisenhower Plaza 2.4 03 0 31 0
Foundry 72 06 0 0 300
Total 152.1 13.4 | 2396 740 1880
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Zoning Potential

The amount of commercial development which has been built, approved, considered or announced
in the study area is 13.6 million square feet. The amount of commercial development theoretically
allowed by the current zoning on sites in Valley portion of the study area plus the CNS site is
26,000,000 square feet.

There is, therefore, a marked disparity between what developers have built and have announced they
wish to build and what the current zoning allows. Even greater is the gap between current zoning

allowances and reasonable market expectations over the next 20 years.

Market Forecasts

In July, 1988 the City commissioned a report prepared by Hammer, Siler George and Associates to
forecast future office development over the next 17 years (1988 - 2005). The report concluded that
office demand in the City would range from 900,000 - 1,000,000 square feet per year up to 1995 but
would taper to 600,000 - 750,000 square feet per year between 1995 - 2005,
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Overall, the report states that projected office construction is likely to range from 12 - 14 million
square feet of space over the 17 year period or from 700,000 to 800,000 square feet of space per year.
This projection predicts a slowdown in the pace of office construction which the City had
experienced within the last five years when the City absorbed 5.7 million square feet of commercial
office space or 1.1 million square feet per year.

The market analysis has several implications relative to the King Street/Eisenhower Avenue study
area. First, it is evident that the study area, especially the large underdeveloped sites, is overzoned
relative to the amount of commercial development which can reasonably be captured, not just for
the area, but for the entire City.

The largely undeveloped eastern portion of the Valley is zoned for 26 million square feet of office
development whereas the entire City is projected to absorb only 13.6 million square feet over the
next twenty years

Moreover, pendmg development plans include some 13.4 million square feet of office development
whereas the allocation projects only 6.0 million square feet of additional office development for the
study area over the next 20 years.

TRANSPORTATION

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

Nevertheless, access to the study area is severely constrained. North-south street movement within
the eastern Valley is limited to Holland Lane and to Telegraph Road. Importantly, Telegraph Road
provides the only connection within the study area to the Beltway.

East - west movement is hmlted to Eisenhower Avenue and to Duke Street. There are only two
connections between these arterials within the study area, at Holland Lane and at Telegraph Road.
King Street, Commonwealth Avenue and Russell Road are all major streets Whlch funnel into
narrow, constricted railroad underpasses which become points of congestion.

Compounding these limitations, is heavy, peak period regionally oriented traffic which is part of the

traffic watershed flowing north/south through the eastern portion of the City destined to Washington,

D.C. and to Arlington County employment centers. Increasingly, traffic is also destined to
Alexandria work places. :

The result of a limited street system trying to accommodate regional and local traffic demands has
been increased congestion affecting the arterial street system and Alexandria neighborhoods
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It is against this background that the prospect of development within the Cameron Run Valley has
been discussed, evaluated and debated over the past 20 years

How much development can the eastern portion of the Cameron Valley absorb and how much traffic
can the street system accommodate? What improvements are needed to make the street system work
and how will all of this affect neighborhoods? '

This Plan addresses these questions and issues using a computerized traffic model. The model, using
City and Council of Governments (COG) data, provides a comprehensive tool to analyze the impacts
of local and regional traffic on the City's street system.

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

The transportation analysis section describes the 1974 Major Thoroughfare Plan for the area, the

existing street system, the transit facilities serving the King study area and the major findings of

previous Cameron Valley transportation studies. The section then explains the methodology and
- findings of the Harris report.

1974 Major Thoroughfare Plan

The 1974 Major Thoroughfare Plan for the King Street/Eisenhower Avenue area is shown on Map
6 and described below. -

King Street Subarea

The only streets designated as arterials in the 1974 Major Thoroughfare Plan in the King Street area
were Duke Street and the small section of King Street between Cameron Street and Diagonal Road.

The rest of King Street was designated as a primary collector, while Prince and Cameron Streets
were designated as residential collectors. Both the Duke street overpass and King Street underpass
at the RF&P railroad tracks were designated for study. '

Eisenhower Avenue Subarea

Within the Eisenhower Avenue subarea, two roadways were shown as expressways: the Capital
beltway along the southern edge of the study area, and Telegraph Road. Duke Street was the only
existing arterial, the planned Eisenhower Avenue extension through the Valley and over Telegraph
Road was shown as a proposed arterial. The only other roadways in the 1974 Plan were the Mill
Road/ Pershing Avenue/Stovall Street connections between Eisenhower Avenue and Telegraph
Road, which were shown as primary collectors. The Plan also called for a study to determine the
best locations fora Duke Street/Eisenhower Avenue connector to the Valley west of Tele graph Road.
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Intersection Levels of Servies

One primary measure of existing traffic conditions is the level of service achieved at specific
intersections. "Level of Service" is a concept used by traffic engineers to convey different levels of
congestion and delay as arranged on a scale of A to F. In an urban area, level of service E at an
intersection during the peak hour (the hour of greatest traffic demand during the morning or
afternoon) reflects a condition where all of the traffic demand desiring to cross an intersection during
an hour isaccommodated. In this sense, the intersection is at capacity; demand fills the intersection
during the entire one hour

Level of Service F is a condition where an intersection cannot accommodate all of the demand
during a one hour period. The result of Level of Service F conditions (LOS F) is delays, congestion

and extension of the peak hour for longer periods during the morning or afternoon. 1.OS F describes
a condition where demand exceeds the one hour capacity of the intersection.
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Using counts contained in the 1988 CNS Traffic Impact Study, the following were calculated to be
the existing levels of service at intersections providing access into or located within the area.

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

Table 7

INTERSECTION LEVELS OF SERVICE
King Street/Eisenhower Avenue Area

Level of Service

Intersection AM. P.M.
Duke/Quaker A C
Duke/Callahan B C
Duke/Diagonal F F
Duke/Reinekers B A
Duke/Daingerfield A A
Duke/Henry A D
Duke/Patrick B A
Duke/Washington C C
King/Russell C C
King/Commonwealth A A
Van Dorn/Eisenhower F F
Telegraph/Pershing-north E E
Telegraph/Pershing-south D D

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

Street Capacity

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

Existing Transit Systems

Metrorail

As shown on Map 7, there are two metro station located within the King Street/Eisenhower Avenue
Area, only one-half mile apart: the King Street Station and the Eisenhower Avenue Station. Both
the King Street and Eisenhower stations are currently served by the Hunmtington line. Upon
completion of the Van Dorn metro station, service will be extended south to Van Dorn via the Klng
Street station and eventually will extend to Springfield.
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Pedestrian Access 1o the Metro Stations

A 1987 study of Metro ridership conducted by JHK and Associates showed that there is a strong
relationship between the location of development and Metro usage; offices located closer to the
metro station have a higher percent of transit users than those buildings located further away. While
other factors certainly help determine transit usage, distance between the office and the metro station
was one of the most important factors.

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

Commuter Rail

The proposed Northern Virginia Commuter Rail is expected to link Fredericksburg, Manassas and
points north to Alexandria, Arlington and D.C.. One of the transfer points for commuter rail is
planned to be at Union Station, on Callahan Drive just west of the railroad tracks. Union Station will
be connected via an underground tunne] to the King Street Metro Station, providing a convenient
transfer point and also providing convenient access into the King Street area for commuter rail users.

Bus

Bus service within the Valley is limited. Currently, two Metrobus lines provide service on
Eisenhower Avenue: the #14A bus connects the S&I yards on Eisenhower Avenue to the Eisenhower
Avenue Metro Station, and the #7 bus provides service between the Eisenhower Metro Station and
the western end of the City. Metrobus line #29 runs along Duke Street, connecting to the Pentagon,
Old Town and Annandale via Duke Street. Within the King Street area, one additional metrobus
line, #28, provides service between Old Town and Tyson's Corner, via King Street. -

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

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

Improved bus service will be a critical element to be included in all transportation management plans
within the study area. :
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Cameron Run Valley Transportation Studies

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

Although the focus and methodology of each of these studies may have differed, they consistently
show that the Cameron Run Valley can only accommodate modest growth without major
improvements to the road system.
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JHK Cameron Valley Study

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

TAMS Study of the Clermont Interchange

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

Barton Aschman's Buchanon Radnor Study

- The 1987 Barton-Aschman study was focused on a proposed 900,000 square foot office project on
the 20 acre Buchanon Radnor site near Bluestone Road. The study concluded that this level of
development could be accommodated. However, even this modest level of development would
require construction of the Clermont interchange.

Frederic R. Harris Traffic Study of Eisenhower/King Street Area
In 1989, the City hired Frederic R. Harris to prepare a transportation study of the King
Street/Eisenhower Avenue study area in conjunction with the development of this small area plan.

Harris used output from the City's traffic model to analyze the A.M. peak traffic impacts of four
different development scenarios for the Valley.
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Table 8

LAND USE ASSUMPTIONS (1990-2010)
FREDERIC R. HARRIS STUDY SCENARIOS
King Street/Eisenhower Avenue Traffic Analysis

Eisenhower Avenue King Street Area Remainder of City

Area

Office Res. Office Res. Office Res.
Scenario One 0 0 0 0 0 0
Scenario Two 0.9 0 1.0 0 7.4 - 8000
Scenario Three 6.0 1885 1.0 0 7.4 8000
Scenario Four 9.3 10785 1.0 0 74 8000

Office=Millions of Square Feet
‘Res.=Residential=Number of Dwelling Units

The four land use scenarios tested were based on Washington Metropolitan Council of Governments
Round IV Cooperative Forecasts and Planning Department forecasts for the year 2010. As shown
in Table 10, each scenario assumed the same level of City growth over the next 20 years; the
scenarios differ as to how much growth occurs in the study area.

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

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

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

Scenario Four, which includes substantial growth within the study area, tests maximum development
rights under a possible formula for mixed use zoning which would allow up to a 3.0 FAR, sp11t
between office and residential uses, within the Valley portion of the study area.

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

* A Beltway connector road located between the Telegraph and Route I interchanges.
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* A flyover ramp from Telegraph Road northbound and the outer loop of the Beltway
" into the Cameron Run Valley at Eisenhower Avenue and Stovall.

* The Clermont interchange connecting to Eisenhower Avenue.

* The Duke Street widening between Diagonal Road and Henry Street.

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

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

Fi din S
Scenano One - Impact of Regional Growth (No City Growth)

The Harris study found that by the year 2010, 8 of the 23 intersections studied would be handimg
more traffic than could be accommodated (LOS E or worse), even if no growth beyond 1985
~ levels occurred in the City. All but one of these over-capacity intersections were located on
Duke Street and Eisenhower Avenue, which would be the two most congested streets in this
Scenario. Traffic would increase notably on Holland Lane, and Commonwealth Avenue and
Russell Road would also experience an increase in congestion under Scenario One. Van Dorn
Street would become extremely congested in the northbound direction, between the Beltway
interchange and Stevenson Road (Figure 2).
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Frederic R. Harrls Alexandria 'l‘ransporta.llon Analysis
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Figure 2

Frederic R. Harris Alexandria Transportation Analysis
Scenario 1: No Growth in City/2010 Growth in Region
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Table 9

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

--- Scenario ~--
1 2 3 4 X &
Duke/Elizabeth A A F F F F
Duke/Holland F F F F A C
Duke/Diagonal B E E F D F
Mill/Pershing A A A A A A
Eisenhower/Holland C C C C A A
Duke/Reinekers D F D F C C
Eisenthower/Mill A A A B B C
Eisenhower/E. Mill F F F F F F
Duke/Washington. F E D D E E
Duke/Patrick F F F F F F
Mill/Stovall A A A A A A
Eisenhower/Stovall F F F F F F
Duke/Henry A B A B A A
Pershing/Stovall A A A A A A
Duke/Callahan F F F F F F
King/Callahan 'F F F F F F
Telegraph/Pershing E E D F D E
Duke/N. Quaker C D F F E F
Eisenhower/Clermont A B E F D B
Van Dom/Eisenhower F F F F F F
King/Commonwealth C D F F D F
Duke/Taylor Run E F F F E F
N. Quaker/Trinity B. C B E C E

" Additional road improvements added to network

Source: Frederic R, Harris analysis of King Street/Eisenhower Avenue Traffic
based on City of Alexandria Traffic Model outputs
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Scenario Two - Impact of Minimum Growth in the Study Area

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

Scenario Three - Impact of Moderate Growth within the Study Area

This scenario adds 5.1 million square feet of commercial office development and 1885 residential
units within the study area. All of this incremental development reflects the CNS project and the
development of a Oliver T. Carr owned site on Mill Road. This additional development results
in two more intersections operate at level of service "F". The most significant increases in
congestion occur within the eastern end of Cameron Run Valley on Eisenhower Avenue, Mill
Road, Pershing Avenue and the Beltway connector-distributor road. Congestion also increases
on some streets in the King Street Metro area on the southbound segment of Quaker Lane just
north of Duke Street (Figure 4).
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Figure 3
Frederic R. Harrls Alexandria Transportation Analysis

Scenario 2: Minimal Growth in E. Valley/2010 Growth in Reg:on

esee Problem Street Segmems

O Problem Intersections (Level of Service F)

]
5
2 3
- 3 _5.
-} E ° )
5 5 %, 3
5 - Py s %
2 5 %, i 38
E . . &
£
b
g
§
&

puke Sties

. glsanhower pvenie

King Street / Elsenhower Avenue @
Area Plan



Scenario Four - Impact of Intense Development in the Study Area

This scenario adds 3.3 million square feet of office development and 8,904 residential units
above Scenario Three. Scenario Four results in significant congestion throughout the study area.
Five more intersections are operating at level of service "F" than in the previous scenario; in total,
15 of the 23 intersections would be operating above capacity. Congestion increases markedly
within the King Street arca and also increases west of the rajlroad tracks on Russell Road,
Commonwealth Avenue and Callahan Drive (Figure 5). '

After analyzing the impacts of the four different land use scenarios on a base 2010 street network,
the Harris study tested the impacts of additional roadway improvements on congestion in the City.
Five major improvements, shown on Figure 6, were tested for Scenarios Three and Four:

Construction of the Clermont Connector

Construction of the Bluestone Connector

Widening of Van Dorn Street between the Beltway and
Eisenhower Avenue o

Construction of the Daingerfield Road/Wolfe Street extension
Widening of Eisenhower Avenue between Telegraph Road
and Holland Lane '

The effect of these street improvements on traffic conditions in Scenario 3 are dramatic. (Figure
7 and Figure 8). Of the 23 intersections analyzed in this study, 15 improved when these road
improvements were added, including four intersections which improved from level of service F.
Three intersections did get worse, but none deteriorated to level of service F. The addition of
- these improvements relieves almost all of the congestion within the Eisenhower Valley on.
Eisenhower Avenue, Mill Road, Pershing Avenue and Holland Lane. Congestion along Duke
Street between Callahan Drive and Quaker Lane is alleviated by these improvements. Traffic
does increase on one segment of northbound Quaker Lane, but operating conditions do not -
detetiorate below level of service "E." These improvements will impact Jordan Street which will
experience substantially more traffic. However, Jordan Street will not operate below level of
service "D" except for one short segment. The Bluestone connector becomes congested,
attracting more traffic than its capacity; the Clermont connector introduces congestion on
Clermont only south of Eisenhower Avenuye.

For Scenario Four, the effects of the 5 improvements are also marked, although substantial
congestion still remains because of the high development levels in this scenario (Figure 9 and
Figure 10). Ofthe 23 intersections studied; 17 get better with the improvements, including 4 that
improve from level of service F. Two intersections get worse, but they do not exceed capacity.
Improvement occurs within the Eisenhower Valley on Eisenhower Avenue, Mill Road and
Holland Lane. Congestion also decreases west of the railroad tracks on Russell Road and
Commonwealth Avenue. Bluestone becomes congested, as does a section of Quaker Lane in the
southbound direction. '
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Several important conclusions can be made from the Harris traffic analysis. These are described
below.

At a minimum. three basic road improvements are needed in the valley:

- the Clermont interchange.
- the Beltway Connector Road

- and the Telegraph Road flyover ramp.

Even with these improvements, congestion will occur and additional improvements
will be needed.
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Figure 4 : : : . :
Frederic R. Harris Alexandria Transportation Analysis
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Frederic R. Harris Alexandria Transportation Analysis

Scenario 4: Extensive Mixed Use Growth in E. Valley/2010 Growth in Region
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Frederic R. Harrls Alexandria Transportation Analysis

Proposed Road Improvements Included In Scenarios 3 and 4
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Frederic R. Harris Alexandria Transportation Analysis

Scenario 3 With Proposed Road Improvements
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Figure 8
Impact of Proposed Improvements on Scenario 3
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Figure 9 .

Frederic R. Harris Alexandria Transportation __Analysis
Scenario 4 With Proposed Improvements
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A second level of improvements: including

- connectors between Eisenhower Avenue and Duke Street,

- widening of the eastern end of Eisenhower Avenue.
- widening of Van Dorn Street south of Eisenhower Avenue

- and the Wolfe Street/Daingerfield Road extension;

would help to accommodate development in the Valley with limited impacts
on other parts of the City..

With these additional improvements a modest level of development, 6 million square
feet of office development and 1885 dwelling units, could be accommodated. Even with these
improvements, there would be congestion on the street system, but almost all of the worst
intersections and street segments would be located either within the Valley, on Duke Street
between Telegraph Road and Holland Lane, or at locations which even today are highly
congested. : :

The development of 6.0 million square feet of office in the study area begins to push
the limits of tolerable road conditions. even with all possible road improvements in
place.

*

Unless other major road improvements can be identified, no additional traffic can be
accommodated on the City's streets without major impacts given current travel behavior.

However, additional levels of development could be accommodated if development
generated fewer than expected vehicles; that is, if vigorous transportation demand
management programs reduced single occupant vehicles and increased carpool,
vanpool and transit use, a proportionate amount of additional development could be
accommodated.

Conclugions

To realize additional development in the King Street/Eisenhower Avenue area without unduly
impacting residential areas, the City needs to consider, as a package, the following approaches; -

I. Coordinate the provision of additional roadway improvements with the
~ phasing of development. This will ensure that development proceeds in
concert with added traffic capacity.
2. Require a Transportation Management Association (TMA) within the study

area. This can provide a comprehensive and effective approach towards
planning and administering TMPs within the area.

56

97




3. Create a Transportation Improvement District to finance road and transit
improvements in the area and to finance the TMA.

Street ‘Imnrovements

Based on the Harris Report findings the following road improvements have been identified as
needed to accommodate growth within the study area (see Map 9).
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1. Telegraph Road Improvements plus Flyover Ramp

Telegraph Road serves as both a major traffic portal into the City and a major portal into the study
area. By serving this dual role, it has become one of the most congested City streets. Traffic
back-ups and long delays are common on Telegraph Road, particularly in the evening peak hours.
Currently, most backups are a result of problems at the Woodrow Wilson bridge or in Fairfax.
County at the Telegraph/Huntington and Telegraph/King's Highway intersections. There are also
major problems generated by the configuration of the intersection of Telegraph Road with Mill
Road and Pershing Avenue, which provides a major point of access into the eastern portion of the
Cameron Run Valley.

Two types of actions to improve Telegraph Road are needed. First, both the Clermont

Interchange and the Beltway Connector/ Distributor Road will need to be constructed to relieve -
the pressures on Telegraph Road. Second, the Telegraph Road interchange needs to be improved

to provide easier access into the eastern portion of the Cameron Run Valley. The City should

pursue a study to improve Telegraph Road in conjunction with the Woodrow Wilson Bridge

Study. '

One improvement to Telegraph Road which should be considered, is the construction of a ramp
from northbound Telegraph road just south of the 1-95 interchange which would connect to
Stovall Street. This ramp would allow northbound Telegraph Road traffic destined to the
Cameron Run Valley to use the ramp instead of Pershing Avenue to access valley development.
This ramp would also be used by eastbound Beltway traffic to access the Valley.

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

2. Beltway Connector Road

The traffic analysis shows that additional Beltway access inte the study area is needed to relieve
- Telegraph Road. One of the major roadway improvements proposed in conjunction with the CNS
project is construction of a connector road parallel to the Beltway which would connect to Mill
Road and allow westbound traffic on the Beltway to enter the eastern Cameron Run Valley area.
The Connector Road would also allow westbound traffic to exit from the Eisenhower Avenue
area but only to go towards Fairfax County. Traffic originating from Maryland, therefore, would
still have to use Telegragh to go eastbound and back across the Woodrow Wilson Bridge. '

3. Clermont Interchange

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

4. Holland Lane/Daingerfield Road-Wolfe Street Extension

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

One possible improvement, tested in the Harris Study, is the extension of Daingerfield Road south
of Duke Street to Wolfe Street which would be constructed to Holland Lane. Street. Right turns
could be prohibited from Holland Lane to Duke Street. Instead, traffic going east or north from
Holland would take the Wolfe Street/Daingerfield Road extension. The City's traffic model
shows that this improvement would help to relieve congestion along Holland Lane. Eventually,
Wolfe Street could be extended to S. West Street or S. Payne Street.

5. Eisenhower Avenue Widening East of Telegraph Road

Eisenhower Avenue is currently two lanes in each direction. As development occurs in the
Valley, the Harris study has shown that congestion will reach unacceptable levels on the eastern
portion of the Avenue. Widening Eisenhower Avenue to three lanes in each direction between
Mill Road and Telegraph Road would provide the capacity needed to avoid congestion.

6. Mill Road Realignment and Extension

Mill Road's meandering alignment limits its traffic carrying capacity poorly serves potential
development sites. Realigning Mill Road would remove iis awkward curves and improve its
traffic carrying capacity. Also, extending Mill Road westward through the two large parcels west
of Telegraph Road would provide additional access to these sites, which are now served only by
Eisenhower Avenue.

Transportation Management Association

A coordinated approach is needed to implement Transportation Management Plans. Additional
development will be able to be accommodated in the Valley proportionate to increased transit
usage and carpooling and by people living and working in the Valley. To the extent these shifts
in transportation mode occur, there will be less need for additional road improvements beyond
what has been identified and less political pressure to curtail development in the future,

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

Transportation Improvement District

The local share of transportation improvements within the study area should be funided through
a Transportation Improvement District (TID) which assesses developers the cost of improvements
based on square footage of development. The State has adopted legislation, effective July 1,
1990, which will allow the City to establish a TID to finance Cameron Run Valley improvements.
To create this district, the City must adopt a transportation improvement plan for the area and
include this plan as part of the City's Capital Improvements Program.

URBAN DESIGN ANALYSIS

- The urban design section examines the physical conditions of the King/Eisenhower Avenue area
in terms of the opportunities and constraints for mixed use, transit oriented development. The
analysis forms the basis for a land use concept and for possible development guidelines regarding
the height, bulk and siting of buildings. Also, the analysis examines more specific urban design
issues related to public improvements such as street, pedestrian and open space systems.

The focus of this analysis is the largely undeveloped Eisenhower Avenue Metro station area
where there is a need to set development guidelines and to coordinate both private and public
improvement activity. The King Street Metro area is not included in the general analysis since
- redevelopment is near completion and the character of development largely established.

Eisenhower Avenue Area

As stated earlier the Eisenhower Avenue area has not produced mixed use residential, retail,
office and hotel development. This analysis explores the feasibility of encouraging coordinated
mixed use development around the metro station and examines the various development sites in
terms of their suitability for different uses, building heights and densities. The analysis also
examines traffic, pedestrian and open space systems to determine how best to accommodate
increased demands for access, circulation, open space and recreational needs created by new
development and how to best link potential development sites into a coherent whole.

Constraints and Influences
Map 10 summarizes the major constraints and influences affecting prospective mixed use
development in the Eisenhower Avenue area. These constraints include those physical factors,

natural and man-made, which exert a negative influence on the suitability of mixed use
development including residential uses.
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Physical Barriers

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

Soils and Drajna =

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

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

In other cases, the high water table and poor soil conditions may make underground parking
unfeasible or limited to one level. As such, large developments are likely to include sizable above
grade parking structures which can be dominant visual elements of any building design.

Image and Built Form

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

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

However, another factor which makes it difficult to envision the area as a location for quality
development is that what has been built in the Eisenhower Avenue area to date does not convey

a sense of coherent urban form, and certainly does not realize the great potential of a Metro
station area. o
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Opportunities

Although'the Eisenhower Avenue area is negatively affected by the constraints and influences
discussed above the area also enjoys some considerable advantages and opporiunities (Map 11)
as a potential development area.

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

The area is also located next to two Metro Stations which are only one-half mile apart. Metro
stations provide an extra margin of accessibility which has attracted development around most
transit stations in the Washington Metropolitan area.

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

The fact that the Cameron Run Valley is in a stream valley also presents an opportunity. A stream
valley open space/ bicycle and pedestrian system can be developed in the area to link
development, especially residential uses, to recreational facilities, to other developments, to the
metro stations and to other parts of the city. It may even be possible to link this system via a bike
trail to the Mt. Vernon Bikeway along the Potomac River.

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

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

Finally, because the Eisenhower Avenue area is located in a valley, removed from the established,
low scale residential neighborhoods, there are opportunities to allow taller buildings w1thout
necessarily creating visual impacts to neighborhoods or City landmarks.

Allowing taller buildings in the Valley would provide views of the Potomac River and of the Old
Town area which could in turn encourage quality development, especially, residential uses.

Nevertheless, taller buildings need to be sensitively sited and carefully designed to avoid blocking
views of landmarks such as the Masonic Temple.
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Planning and Design Considerations for Development

Building upon the constraints and opportunities outlined above, this section examines a land use
concept and possible design guidelines for development within the study area. -

Land Use Concépt

The land use concept shown in Map 12 reflects the desire to encourage a mix of office, retail,
residential, and hotel development along with publicly oriented open space, recreational,
entertainment and cultural facilities,

65

J0b




® | ® ®
Map 11 :
Opportunities

*. - Landmark

tream Valley Park

ssnseer Pedestrian Connectors

eese Bike Trails

(_'. Views

.

STREET \\ k\?\

PAYHE
L—JLA"ETTE]
=]
bl
8
S
[0}
a

Provaaa it
STOVALL b3y |

CAPITAL *“\ ‘q\ .

\
> \
Q v

King Street / Eisenhower Avenue @
Area Plan _



The Plan follows these principles:

* that mixed use development at relatively high densities should be
encouraged near the two transit stations

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

* that residential development is most suitable in locations which are
within a convenient walking distance to a metro station and accessible
“to open space and recreational facilities,

~ For purposes of describing the land use concept the study area is divided into five two subareas;

King Street Metro, ENSsitearea-HooffsRum, Eisenhower Avenue Metroand West of Telegraph
Road.

King Street Metro Station

Considering that the King Street Metro Station area is mostly built up, the concept plan primarily
reflects the current pattern of development. The Plan encourages a mix of office, retail, hotel and
residential uses west of Peyton Street. Because of Metro proximity, residential uses should be
-allowed at higher densities than other, non-Metro, locations. Ground floor retail uses are desired
along King Street and Duke Street west of Holland Lane.
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Map 12 . : _

Land Use Concept
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West of Telggraph‘ Road

This area is furthest from the Metro Station and is located between two major barriers, the S&I
Yard and Telegraph Road. The concept plan calls for moderate density commercial office
development on the south side of Eisenhower Avenue and a mix of medium density commercial

office, retail and hotel uses on the Cameron Center and Foundry tracts located on the north side
of Eisenhower Avenue.

Development Guidelines

The land use concept provides a generalized picture of where different land uses should be
located within the study area. To further clarify this picture, however, guidelines need to be
established to indicate how these land uses should be translated into three dimensional forms and -
how these forms should be related within the study area and to the City. These guidelines concern
height, massing, building orientation, parking, open space and pedestrian movement,

Height

The setting for Valley development is a large, isolated, underdeveloped area located in a stream
valley and affected by dominant, large scale elements such as railroad tracks, the Capital Beltway,
Telegraph Road, the Metro aerial structure and some large office buildings. Given this setting,
large scale buildings may be appropriate and can be accommodated in the area without necessarily
negatively impacting other parts of the City. ' ' '

To say that tall buildings may be acceptable does not mean that any tall building or complex
would be appropriate. Building heights and scale need to be sensitive to three factors; the impact
on the urban design of the City and the impact on proposed mixed use development in the Valley.

Shooter's Hill is the most prominent natural feature and the George Washington Masonic Temple
is the most prominent landmark and important point of orientation in the eastern part of the City.
The Temple, sited on Shooter's Hill at a 120 foot elevation, reaches a height of 450 feet and can
be seen from almost anywhere within the downtown area and from within the Cameron Valley.
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The Cameron Valley is generally at an elevation of 20 to 30 feet. The tallest buildings within the
Valley, the Hoffiman Buildings, are approximately 160 feet. From a distance, these buildings do
not visually block any portion of the Masonic Temple or project beyond the horizon created by
Shooter's Hill. In terms of height, buildings in the eastern Cameron Valley ranging up to perhaps
200 feet can be constructed without unduly blocking views of most of the Temple structure.

Very tall buildings, especially if massed together, can effect block views of the Temple and have

such a dominant visual effect that they begin to compete with and detract from vistas of the

Temple and Shooter's Hill. While a single tower may be fine, if taller buildings are also massive

or if taller buildings are clustered together, the result might be more like Crystal City or Rosslyn.

Alexandrians will need to determine whether that kind of development conveys an image of
Alexandria they like.

The impact on Shooter's Hill is illustrated in Map 13 which is a section of the area looking east
showing the relationship between the Masonic Temple, existing Hoffman Buildings, and possible
345 foot buildings located on the Hoffman property. As shown, the large buildings overwhelm
the Temple in terms of scale and height and mass. One way to at least mitigate the visual impact
of tall buildings on the Temple is to gradually reduce building mass on the upper portions of a
building tower. .

Not all tall buildings are necessarily inappropriate. Taller buildings can be located and designed
to enhance or reinforce views of the Masonic Temple. Taller buildings may be needed to create
a landmark and identity for a project. Nevertheless, the impact of tall buildings on the Masonic
Temple should be a basic consideration for evaluating the appropriateness of buildings above 150
feet within the eastern portion of the Valley.

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

Building heights need to be a.rrahged to create variety; more importantly they need to create a
hierarchy which emphasizes landmarks -and vistas, provides transitions between buildings and
- their functions and which differentiates between areas of development.

Parking Location

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

The principle that parking should be buried or screened should be generally applied to the entire

study area. It is understood that due to soil conditions and expense not all parking can be placed
underground. However, surface parking should be minimized; above grade parking should be
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located in block interiors screened from public view. In no cases should parking structures or
large areas of surface parking front a street. Where possible, larger parking structures should abut
physical barriers such as the Beltway, railroad tracks and Telegraph Road, locations which are
removed from pedestrian activity.

Open Space/Streetscaping

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

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

City.

Part of any open space system in an urban area is streets. To complement the stream valley
concept, the eastern portion of the Valley needs a system of streets and a strong streetscaping
program. The focal point for streetscaping should be Eisenhower Avenue. This Avenue should
be developed as an urban boulevard with a treed median and planting areas. Streetscape -
standards and development controls should be developed regarding setbacks and building
orientation to ensure consistent and continuous development pattern along the Eisenhower
Avenue. '
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Pedestrian System

Development within the study area should be pedestrian oriented and should allow a safe and
convenient walk to each of the Metro Stations and to the various development projects within the
study area.

Especially in the King Street Metro Area, which is near downtown, near existing neighborhoods
and near transit, special care should be given to the needs of pedestrians. Intersections should be
designed to prohibit continuous, unimpeded right turn movements at intersections. These free
right turns make it difficult for pedestrians to safely cross streets in the area.

One way to redress the problem of continuous right turns is to redesign intersections such as at
King/Diagonal and Duke/Holland so that right turning traffic has to stop at the intersection with
the traffic light to allow pedestrians to cross. Stop sights or red right turn signals could also be
used. This latter type of signal control will be employed for the Duke Street/Henry Street -
intersection and the Holland Lane/Duke Street intersection.

In addition to intersection redesign, other improvements are needed to make transit facilities more
accessible to pedestrians with fewer conflicts with cars.

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

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

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

A third pedestrian improvement may be necessitated by the development of the Carr/Norfolk
Southern site. The proposed development envisions some 19,000 workers and some 4,000
residents. To access the King Street Metro Station, pedestrians will have to cross a five lane
Duke Street. Because of the potential conflicts between heavy pedestrian and vehicular
movements affecting Duke Street it may be necessary to construct a tunnel underneath Duke
Street to provide access to the King Street Metro Station from the CNS project. The conditions
of the CNS project require that such a tunnel be built if the Director of T & ES determines that
the facility is needed.
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All of these improvements are desirable; however they are all likely to be expensive. WMATA
estimates that the tunnel connection could cost between $.9 million and $1.7 million plus the
possible -cost of an elevator for handicapped accessibility. According to WMATA, each
additional entrance to a transit station will require a mezzanine with farecard machines, turnstyles
and a manned kiosk plus an elevator would be required for handicapped people. This may mean
that providing an additional entrance to the King Street Station could cost $3 to $4 million. The

pedestrian tunnel under Duke Street also will be costly, but CNS will be responsible for that
improvement.
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PUBLIC POLICY

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

Although the two metro areas were slated for growth, Council was well aware of the locational
differences between the two station areas.

' King. Street Metro

The King Street Metro Station area was located near single family residential areas and an historic
district. Development was to be encouraged but also was to be contained to protect nearby
residential neighborhoods.

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

The Plan established a preservation area which included the area between Peyton and West
~ streets. These streets contained a mix of low scale residential and commercial uses, some in
historic buildings. The intent was to further emphasize that this area was not to be slated for
redevelopment. ' :

Within the development area the Plan delineated a transitional area where heights and densities

would be moderated in consideration of maintaining a development scale compatible with the
preservation area. Finally, the Plan called for more intense development nearer the Metro station.
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Although the King Street station area plan encouraged development around the Metro station, the
Plan recommended downzoning the properties within the designated development area. The Plan
called for heights to be reduced from 150 feet to 77 feet and for the FAR for commercial
development to be reduced from 6.0 to 3.0. The recommended height reduction was directly
related to consideration of the impact of 150 foot buildings on the Masonic Temple and on
adjacent residential neighborhoods.

The zoning actions which were enacted after Plan adoption were intended to insure that the
development area not overwhelm low scale development in the surrounding neighborhoods yet
still allow sufficient densities to encourage development. In fact, to further encourage
development and Metro ridership, the City recommended reductions in required parking which
allowed several of the larger developments to reach a 3.0 FAR. This strategy was basically
accepted by the development community and by the neighborhoods.

Fisenhower Avenue Metro

Public policy regarding development and zoning around the Eisenhower Avenue station was
focused on encouraging mixed use development. Because of the area's relative isolation from
nearby residential areas, there was little apparent reason to constrain development envelopes or
heights. Development rights in the M-3 zone, a zone specially designed for the parcels around the
Eisenhower Station, included a 3.5 FAR by right with up to a 6.0 FAR with a 25% residential
component in the project. The height allowance was up to 345 feet with a Special Use Permit.
The M-3 zoning was applicable to most of the land situated within 1500 feet of the metro station.

Although the M-3 zoning adopted by the City allowed generous densities, the City was aware that
there were constraints to development; namely, the lack of roadway connections to Cameron
Valley development sites limiting the area's accessibility.

City Council, whether intended or unintended, never tailored the zoning to traffic carrying
capacity. Instead, the M-3 zone was created which allowed up to 6.0 FAR with a special use
permit. The City also left intact the industrial zoning and the CO zone. The industrial zoning
allowed up to a 5.75 FAR with a planned unit development special use permit; the CO zone
allowed up to a 4.0 FAR with a special use permit. Although these higher densities were
achievable only with public review, it is important to remember that the by-right zoning in the
eastern portion of the Valley allowed 26 million square feet of office development without public
review.
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ISSUES
The issues addressed in the King/Eisenhower Small Area Plan involve three basic questions;
* to what extent does City Council wish to use zoning to control development

so that it bears a more reasonable relation to the ability of the road system to
accommodate it. :

* to what extent is the City willing to improve the road systein to accommodate
development
* to what extent does the City wish to encourage mixed use development in the
Valley.
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GOALS AND OBJECTIVES
The primary goals are:

* to create lively, mixed use office, retail, residential and hotel development supported by open
space, recreational, entertainment and cultural amenities

*t0 ensure that édequate transportation facilities are available to support development and to
~ minimize traffic impact to neighborhoods

*to ensure that development protects and enhances the character of the City, its landmarks and
its neighborhoods

To further these goals Plan objectives are:

Land Use _

*to encourage quality, high density mixed use development, nearthe Eisenhower-Aveneatd

King Street Metro Station areas

*to reduce development densities in areas where mixed use is not suitable and where sites are not
within convenient walking distance of a metro station

*to strengthen and to enhance the stream valley open space and trail system within the study area
and to connect this system to other parts of the City

*to create new opportunities for passive and active outdoor recreational facilities

*City owned properties should be operated in such a way as to minimize emissions of odors, dust,
dirt, trash, and other noxious matter, and should present a clean and neat exterior appearance.

*When City owned properties are made available for reuse, give consideration to using th for
park. _ |

- Development/Design

*to encourage a system of streets and blocks which provides an urban framework for area
development

*to establish an urban design character for Eisenhower Avenue as a major urban boulevard

*to encourage a variety of building heights in the development area compatible with City
landmarks and vistas
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Transportation

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

*to improve access to the Valley by providing new road connections from I-95
*to improve transit facilities serving the area

*o reduce Single Occupant Vehicle use through rigorous Transportation Management Plans in
conjunction with development within the study area

*to provide safe, convenient pedestrian bicycle access to Metro

*Streets should be people-friendly, with usable pedestrian and bicycle paths the length of
Eisenhower Avenue, and human scale signage, lighting and street furniture.

*Public transit should continue to be emphasized, linkages should be provided to transit
opportunities from the major development projects.
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LAND USE RECOMMENDATIONS

The intent of the land use recommendations is to update the Master Plan and, more specifically,
to amend the Adopted Long Range Land Use Map.

The current land use plan for the King Street/Eisenhower Avenue area is shown on Map 15. The
proposed land use plan is shown on Map 16. Map 17 indicates the proposed changes to the land
use plan.

The existing land use plan is derived from the Adopted 1974 Comprehensive Plan and the
Adopted 1978 King Street Station Area Plan. The latter document recommended a higher density,
mixed use development area closest to the Metro station, a transitional mixed use development
area to buffer adjacent lower scale commercial and residential areas, a preservation area within
the Old and Historic Alexandria District and a commercial development area on the south side
of Duke Street.

For the Valley subarea, the 1974 Plan called for industrial use of what is now the CNS site,
commercial uses for the Hooff's Run area and mixed use for the areas adjacent to the Eisenhower
Avenue Metro Station and west of Telegraph Road.

‘The major proposed change to the current land use plan is to phase out most of the industrial use
called for in the 1974 Plan, and to replace it with higher density mixed use development and
moderate density office. Because of its accessibility to highway and transit, the area is more
appropriate for higher densities of mixed office and residential development '

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

The list of proposed land use changes is as follows:

1. From Mixed Use to Utilitv/Transportation

This site includes the Metro Service and Inspection Yard and a Metro bulldmg on Mill Road
housing administrative offices and training facilities.

2. From Mixed Use to Park

This is Cameron Run which is not suitable for development and which should be recognized as
part of the stream valley open space system within the City.
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3. From Mixed Use to Coordinated Development District (CDD)

These sites include the Cameron Center and the Foundry Site which combined totals 30 acres,
Although these sites are not within convenient walking distance to the Eisenhower Avenue Metro
Station, and are impacted by proximity to Telegraph Road to the east, railroad fracks to the north
and by the Metro Service and Inspection Yard to the West, there is sufficient land available to
create an environment suitable for coordinated mixed use development including residential and
hotel uses. :

3a. From Mixed Use to Office Commercial Medium - 100
This is the Alexandria Tech Center which is being developed for low scale office uses at moderate
densities within an office park setting.

4. From No Designation and Mixed Use to Utilitv/Transportation
This 1s the Telegraph Road right of way including ramps and lands encompassed and adj acent to

the ramp system.

5. From No Desigg_ ation to Utilitv/Transportation This is the Virginia Power Substation.

6. From Industrial to Utility/Transportation
This property includes the Metro and the Norfolk Southern tracks.

9. From Mixed Use to Utility Transnortaﬁon

This is the Eisenhower Avenue Metro Station.
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12. From Commercial to Park
This land consists of Mill Race which is owned by the City up to Hooff's Run Drive. This site
should be designated as park and improved as part of the Cameron Run valley open space system.

18. From Commercial to Office Commercial Medium-100

This area includes the properties located on the south side of Duke Street between Holland Lane
and West Street. The intent of the OCM designation is to create a transition from higher density
office/commercial development (OCH) to the west to lower density commercial development
- (OC) to the east. '

19. From "Preservation Area” to Commercial Downtown

This area includes a mix of mostly commercial uses with some residential uses along West Street,
Prince and Commerce Street and is protected by the Old and Historic Alexandria District. The CD
designation allows a mix of uses and is designed for the mostly built up historic area of the City.

20. From Transitional Mixed Use to Office Commercial High
In the King Street Station Area Plan, this area was designated to provide a transition between the

higher scale buildings across from the Metro Station and the lower scale residential and
commercial buildings towards Old Town and towards the Harvard and North Peyton Street
residences. Most of this area has been developed or is in the process of full site development. For
the most part, the scale transition has been achieved.

85

/2 b




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

21. From Trangitional Mixed Use to Park
This is the "gateway property” located between Daingerfield Road, King Street and Diagonal
Road. The City is in the process of completing the acquisition of this property for a park.

22. From Mixed Use to Office Commercial High

This area is a triangle formed by Diagonal Road, Daingerfield Road and Duke Street. The western
portion of the area contains the King Street Station Project and is in the process of building out
at a high density with a mix of office, retail and hotel uses. Development on the remainder of the
area is at a lower scale and is more fragmented. The OCH designation is appropriate for sites
within close proximity of the transit station.

23. From Mixed Use and No Designation to Utility/ Transportation
This area includes the Metro Station, the Metro parking area, the Amtrak station and parking lot,
the RF&P railroad tracks and other vacani land east of Callahan Drive.

24. From Commercial to Utilitv/T) ransportation
This is a piece of railroad trackage and the Metro substation which are appropriately designated
U/T.

25. From OCM-100 to OCM-50
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Map 15
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ZONING RECOMMENDATIONS

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

Rationale

Current zoning in the study area is heavily biased toward high density office development and
allows by right some 26 million square feet of office use. Market and transportation analyses,
prepared for the City, clearly show that this amount of office development far exceeds what the
market could absorb within the entire City for several decades and far exceeds the 8 to 10 million
square feet of office that could be supported by even a vastly improved road system.

Office developments generate intense rush hour traffic in a peak direction, place enormous
pressure on existing road systems and cause inefficient use of transportation resources and dollars.
Metro oriented mixed use development, however, reduces overall peak travel demand, results in
more balanced directional use of streets and more efficient use of highway and transit facilities.
Mixed use also creates the opportunity for quality development, for lively urban environments and
for living close to work and to shopping.

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

The proposed zonlng ereates—three a Coordlnated Development District zones: to mclude the

{S-area areanea werAc % om;and the Cameron Center/Foundry
site. The zones are is structured to limit by right development levels and building heights and to
allow density and height incentives with mixed use development under a discretionary review
process. Each CDD is guided by a set of land use and design principles, conformance to which
becomes a prerequisite to development approval under the discretionary review process. Owners
with parcels zoned CDD de have the right to proceed with development of their sites under the
lower by-right provisions contained in the CDD zone, if they wish.

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

This procedure allows the City to fully evaluate the implications of possible buildout of a large
development site. It allows the developer of a large site to obtain City approval at a concept level
before large sums of money are needed to be expended on detailed plans for an entire project. By

setting forth City objectives and design guidelines for each CDD, a developer can better gauge,
upfront what is needed to obtain City approval.
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For the King Street Metro subarea, the new zone, OCH, would allow office development up to
a 2.0 FAR but would require discretionary review to exceed this density up to a 3.0 FAR. The
intent is to ensure that higher density developments conform to specific land use goals contained
in the Plan for retail uses along designated streets and for residential uses as part of a mixed use
project. ‘

For smaller parcels, less than 15,000 sq. ft. as currently subdivided, all or a portion of which are

within 1,000 feet of the King Street Metro Station and where the retail uses are not specifically
called for in the plan, a 3.0 FAR should be allowed by right.
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Proposed Zoning Changes

The zoning changes are listed below. An explanation of the specific recommendations for those
properties designated CDD, including by right zoning and development and design guidelines,
follows the list.

1. From I-2 Industrial to U/T Utilitv/Transportation
This is the Metro Service and Inspection Yard at Eisenhower Avenue and Bluestone Road, the

Metro Administrative/Training building on Mill Road and the RF&P railroad tracks.

2. From €O Commercial to U/T Utility/Transportation
This area includes a railroad trackage and a piece of the S&I Yards.

3._From I-2 industrial to Park
These sites are part of Cameron Run.

4. From CO Commercial to Park
This site is part of Cameron Run.

5. From CO to Office Commercial Medium - 100
This is the Alexandria Tech Center Property which has been developed largely for low scale
office use.

6. From CO Commercial to Coordinated Development District (COD)

This site includes the Cameron Center and Foundry properties and is recommended for a
Coordinated Development District to encourage planned mixed use development. The intent is
to limit the amount of office by right and to allow additional densities only with mlxed use
development subject to design guidelines.

7. From 1-2 Industrial to U/T Utilitv/Transportation

This is the Telegraph Road Interchange and Virginia Power substation.
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12. From I-1 to Coordinated Development District (CDD)
This is the Lindsey site which should be developed as part of a coordinated development plan.

13. From M-3 Commercial to U/T Utility/Transportation
This is the Eisenhower Avenue Metro Station.

14._From C-2 Commercial to U/T Utility Transportation

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

19. From I-2 Industrial to Park
This zoning change pertains only to those portions of Mill Race owned by the City.
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25, From C-3 Commercial to Park
This is the "gateway" park site which the City will be acquiring for park use.

26. From C-3-Commercial to OCH Office Commercial High
This area includes all of the C-3 zoned parcels in the King Street Metro Station area west of

Peyton Street. The Office Commercial High zone would allow a variety of commercial and
residential uses. The FAR proposed is 2.0 with up to 3.0 with a Special Use Permit. The Special
Use Permit requirement allows the City the ability to encourage ground floor retail, especially
along King Street. High residential densities are also appropriate and to be encouraged.

27. From I-1 Industrial to OCM Office Commercial Medium-100 _

This area is located on the south side of Duke Street between Holland Lane and West Street. The
intent is to create a transition in building densities between the Metro Station area and the Old
Town area further east and north.

28. From I-2 Industrial to OCM Office Commercial Medium-100
This area includes non-operating railroad owned property located between properties fronting
Duke Street and the Norfolk/Southern Corporation railroad tracks.

29. From C-3 Commercial to CD Commercial Downiown :
This area includes all C-3 zoned parcels between Peyton Street and West Street. The CD zone is
designed for the Old and Historic Alexandria District and Central Business districts and is similar
to the C-3 zone.

30. From I-1 Industrial to U/T Utility/Transportation
This is the King Street Metro Station, parking lot and substation.

31. From R-5 Residential to U/T Utilitv/Transportation
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This is the RF& P owned Amtrak Station, parking lot, rail trackage and other vacant land east of
Callahan Drive. '

32. From 1-1 Industrial to U/T Utility/Transportation
This is a metro sub-station and trackage, '

33. From OCM-100 to OCM-50

34. From CDD-1 to CDD-2 Eisenhower Avenue Coordinated Development District
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Map 19 : _ . v
PROPOSED ZONING

RM ~ Residential Medium

RD - Residential High

oc - Zone consistent with the OC Land Use Designation

cD - Zone consistent with the CD Land Use Designation

OCM-50 - Zone Consistent with the OCM -50 Land Use Designation |
OCM -100 - Zone Conslstent with the OCM-100 Land Use Designation -
OCH - Zone Consistent with the OCH Land Use Designation

. GDhD-1 - Duke Street Coordinated Development District
CDD -2 - Eisenhower Avenue Coordinated Development District
CDD-3 - Cameron Coordinated Development District

LR 4

“tagrr e
-
e ]
OCH: LRD/
!

\! . o—
ST.
sf
CD
]

<47

-

STREET \\__5&;—%_—._—%.-‘4

wILKES ) |_ST

o ar

ElgimgoN ST,

RAMKLIN ST

SOUTH

T CAPITAL ' ' R T TR s

3

3 &
-
: &

King St-_reet / Eisenhower Avenue @
Area Plan _



Map 20
Zoning Changes
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COORDINATED DEVELOPMENT DISTRICT ZONE AND DEVELOPMENT GUIDELINES

The proposed CDD zone is structured to allow limited levels of development as a matter of right
using conventional zones or to allow greater levels of development for projects which undergo
adiscretionary review process. The main considerations for development approval under the CDD
procedures are conformance to the Small Area Plan, conformance to the use and design guidelines
approved for the specific Coordinated Development District and conformance to the Concept Plan
proposed by the developer and approved by the City,

Duke Street Coordinated Development District
Development without a Special Use Permit

Within the deSIgnated CDD area, the OC Office Commercial zone regulations shall apply,
provided that the maximum permitted Floor Area Ratio without a Special Use Permit shall not
exceed 1.25 within a distance of 1000 linear feet of the King Street Metro Station as measured
from the station kiosk; the Floor Area Ratio without a Special Use Permit for that portion of the
Eisenhower Avenue CDD outside of 1000 linear feet from the King Street Metro Station shall be
1.0 provided that the maximum height without a Special Use Permit for all property within the
Duke Street Coordinated District shall not exceed 77 feet

Optional CDD DeveIonment with a CDD Special Use Permit
Coordinated development shall occur subject to the following guidelines:

Land Use
1. that the project provides a mix of uses to include ofﬁce retail, re51dent1al hotel and support
facilities including active and passive recreation and day care centers.

. that commercial office uses with a strong retail concentration be located along Duke Street
opp031te the King Street Station project.

3. that the property on the southwest comer of Duke and Holland Lane be developed for office

use with first and possibly second floor retail and restaurant uses along Duke Street and Holland
“Lane.

4. that Hooff's Run be developed and upgraded as a park facility.

5. that the Black Cemetery be restored and preserved.

6. that residential uses contain a mix of housing to include townhouses, mid-rise and hi-rise
apartments. :

7. that any properties not included in the Carr/Norfolk Southern project be developed in a manner
consistent and compatible with the urban design guidelines for the CNS project.
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8. the project shall provide adequate active and passive recreational facilities.

9. the project shall appropriately provide for bicycle lanes and trails in coordination with existing
bicycle trails and facilities.

Density

10. that the maximum floor area ratio with a CDD special use permit not exceed 2.62.

Design

11. that the area provide a variety of building types and architectural expressions which reinforce
a pedestrian environment.

12. that there be safe and convenient pedestrian access to the King Street Metro Station across
Duke Street and to the Eisenhower Avenue Metro Station.

13. that parking be placed underground where feasible; that all above grade parking be screened
from view from primary streets or located on sites removed from pedestrian activity.

14. that heights in the blocks adjacent to Duke Street be limited to 77 feet (82 feet with ground
floor commercial); that other heights be limited to 200 feet, provided that the average height shall
not exceed 150 feet. The Federal Courthouse will be considered at heights of up to 250",
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Cameron Center Coordinated Development District

Development without a Special Use Permit

Within the designated CDD area, the OC Office Commercial zone regulations shall apply,
provided that the maximum Floor Area Ratio permitted without a Special Use Permit shall be 1.5
with a height limitation of up to 100 feet.

Optional Development Under CDD

Coordinated development shall occur subject to the following guidelines:

L.

that there be a mix of uses in the area including office, retail and
either residential or a hotel.

that building height with a Special Use Permit not exceed 200
feet with a maximum average of 150 feet.

that the Floor Area Ratio with a Special Use Permit not exceed
2.5.

that above grade parking structures should be located nearest
railroad trackage or other physical barriers and screened from
view from the public right-of-way.

that buildings along Eisenhower Avenue conform to the setback
and design standards established for this street.

the project shall providé adequate active and passive recreational
facilities.

the project shall appropriately proved for bicycle lanes and trails

in coordination with existing bicycle trails and facilities.
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HEIGHT RECOMMENDATIONS

As shown on Map 22 existing by right height allowances in the study area are generally 77 feet
or 150 feet. In the King Street Station Height District, heights up to 82 feet are allowed if first
floor retail uses are provided. Properties zoned CO and M-3 can construct buildings up to 150 feet
by right. The proposed building heights are shown on Map 23. The major points are as follows:

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

*Heights along King Street would be limited to 50 feet; additional height must be set back from
the street wall, subject to site plan review. _

* Heights east of Peyton Street and in the Old and Historic Alexandria District would be limited
to 50 feet.

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

*Heights within the Duke Street Coordinated Development District would be allowed up to 200
feet with 250 feet for the Federal Courthouse, subject to the other height restrictions stated in the
Plan and to CDD review.

*Heights for the properties east of South Peyton Street (extended) along the south side of Duke
Street to South West Street (1400-1454 Duke Street and 301 West Street) will conform to the
OCM-50 land uvse.

TRANSPORTATION RECOMMENDATIONS (MAP 24)

That the following road improvemeﬁts be built:

1. Eastbound Beltway Flyover Rzimp
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2. Collector/distributor road to connect to Mill Road

(%3

.. Clermont Interchange

B

Widen Holland Lane
5. Eisenhower Avenue widening between Telegraph and Mill Roads
6. Wolfe Street/Daingerfield Road construction.

7. Mill Road straightening east of Telegraph road and extension west
of Telegraph Road

Other Recommendations |

8. that the City endorse and encourage the establishment of a
Transportation Management Association (TMA). in the King
Street/Eisenhower Avenue area, to provide a coordinated
single-occupant-vehicle demand reduction program.

9. that a Transportation Improvement District be established in the
Eisenhower Avenue area to finance planned and proposed transportation
system improvements. - '

10. that all right hand turns in the King Street Metro Area, particularly
at the King Street/Daingerfield/Diagonal intersection and at the Duke
Street/Holland Lane intersection be designed to control vehicular traffic,
either through a stop sign or traffic signal, to allow safe pedestrian
movement within the area. '

11.  that the Departments of Planning and Transportation work with
the Department of Parks and Recreation and its board to develop on open

space, recreation and bikeway system for the King Street/Eisenhower
Avenue area and to develop a streetscape plan for Eisenhower Avenue.
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Map 24b
Transportation Recommendations
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February 26, 2003

M. Eric Wagner, Chairman
and members of the Planning Commission
City Hall : '
301 King Street
Alexandria, VA 22314

Re: Eisenhower East Small Area Plan - No. 2003-0001
Dear Mr. Wagner and Planning Commission Members:

After reviewing the February 2003 version of the Eisenhower East Small Area Plan, itis
cvident that Ms. Fogarty and the planning staff have put a considerable amount of time and effort
into the proposed Plan. The Eisenhower Partnership belicves thet the concepts sct forth in this Plan
will prove positive in the devclopment of the area.

Successful implementation of the plan will require cooperation and continued involvement
betwecn the City and the stakeholders in the area. City staff has recommended a munber of ways
implementation of the plan can be handled, including, “Supporting the role of the City with
assistance from existing organizations, such as the Eisenhower Partnership, building their capacity
10 take on a more active leadership role,..” '

Sinoe its inception in August 1994, the mission of the Partership has becn to promote the
development and redevelopment in the Eisenhower Valley, The Partnership, serves as s source of
information on items of concern to members, both business and residential; promotes quality
development through active involvement in the approval process with the community, developers
and local government; encourages business locstion, expansion and retention by providing
opportunities for networking; and provides leadership and deliberation for significant initistives or
jssues which impact the development and prosperity of the Eisenhower Vailey.

Therefore, the Eis::nhqwer Partnership would like to rescrve a role to assist the City of
Alexandria in the implementation of the Eisenhower East Plan. _ :

Sincerely, -

%' - o \‘%/ﬁ-ﬂ
Sharon B. Hodges .
Executive Director

2121 Eisenhower Avenue, Sulte 200  Alexandria, VA 22314
703.684.5124 Eax 703.684.7887 Info@elsenhowerpartmership.org  www.eisenhowerparinership.org
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February 26, 2003

. Ms. Eileen Fogarty, Director
Department of Planning & Zoning -
City of Alexandria
301 King Street, Room 2100
Alexandria, Virginia 22314

Re: - Eisenhower East Small Area Plan; MPA #2003-0002; RZ #2003-0001; TA
#2003-0001 ‘ _

Dear Eileen:

I am writing on behalf of Carlyie Development Corporation (“CDC") to offer several minor
comments on the proposed Eisenhower East Small Area Plan and to confirm our understanding
of its relationship to the Carlyle zoning approvals. As you know, the development of Carlyle has
proceeded under a Special Use Permit approved by City Council in 1990 pursuant to the CO
commercial office zoning district and which has subsequently been amended multiple times (the
“Carlyle SUP"). In 1992, Council repeaied the CO district and rezoned Carlyle to the CDD #1.
Under Section 12-600 of the Zoning Ordinance, the CO SUP remains valid and may be
amended by Council without becoming subject to the CDD regulations. In fact, the Carlyle SUP
has been amended multiple times since the property was rezoned to CDD. We understand that
pursuant to section 12-600, the adoption of the proposed Small Area Pian and the proposed
revisions of the CDD district regulations will not affect the Carlyle SUP or CDC's current ability
to continue development or amend the Carlyle SUP. If we are incorrect in this understanding
please let us know as soon as possible.

Block P

We appreciate your meeting with us on several occasions to discuss Block P and we
believe we have made good progress toward mutually acceptable biock design guidelines. We
are committed to developing block design guidelines consistent with the proposed design
guidelines for the Eisenhower East SAP and the Carlyle SUP conditions, including condition
70A. As you know, condition 70A authorizes the city to require the proposed extension of John
Carlyle Street south of Eisenhower as part of the block design guidelines, which is consistent
with the draft Small Area Plan. '

You have proposed in the draft Small Area Plan, Rezoning and Text Amendment to
create a new CDD # 11 and to include Carlyle Block P in this new district. We believe that
Block P should remain in CDD #1. The CDD #1 Disfrict Regulations were drafted to reflect the
basic approvals of the entire Carlyle SUP. For example, the CDD # 1 guidelines authorize a

/3L




February 26, 2003
Page 2

floor area ratio of 2.62. This FAR assumes that the entire 76.5 acres of Carlyle is included in
the land area of the district. If block P were removed from the land area of CDD #1, the amount
of potential floor area in the rest of Carlyle would increase. The other elements of Carlyle, such
~ as open space, mix of uses, retail requirements, etc. have been planned and developed as a
unified project. Therefore, we believe all of Carlyle should remain in a single CDD. Since CDC
intends to complete the development of Carlyle pursuant to the Carlyle SUP, the rezoning of
Block P would not likely cause any direct impacts. However, unless there is a compelling
reason to remove Block P from CBD #1, we believe it should remain. '

We also believe the Land Use Allocation Table of the Small Area Plan shouild be revised
to eliminate Block 25B and Block 26, which collectively comprise Block P of Carlyle. The table
applies a new definition of floor area which includes parking. The proposed revision to the -
definition of floor area and the inclusion of parking in floor area will not apply to Carlyle since the
Carlyle SUP has its own definition of floor area. The other blocks of Carlyle have been excluded
from this table, presumably because the development rights are already determined by the
Carlyle SUP. Since there is no differerice in the status of development rights among the Carlyle
blocks, Block P should also be excluded.

Special Taxing District

The draft plan suggests that a special taxing district be created for a variety of
transportation and open space infrastructure needs in the planning area. It suggesis that
Carlyle would be included in this taxing district. We object to including Carlyle in this district.
Carlyle has already contributed over 25 acres of open space, including nearly 10 acres of public
parks, and has invested over $126 million in capital improvements at Carlyle. This includes
much of the existing street network and the undergrounding of major electrical transmission
iines. The concept of the CDD district has been that each landowner builds its share of needed
roads and infrastructure. The additional public roads and infrastructure should be paid for by
other developers who have not already made a significant contribution and through the city's
capital improvements program. To impose a special taxing district for additional public facilities
penalizes landowners in Carlyle and rewards the smail landowner that benefits from the regional
improvements Carlyle has already contributed.

Miscellaneous Comments on Plan Text

We noted several minor corrections in the plan text:
Pages v and 1-2 Our records indicate Carlyle is 76.5 acres

Page 3-8 Carlyle has approximately 204,000 gsf of retail allocated north of Eisenhowe
Avenue and approximately 54,000 gsf on Block P (South of Eisenhower). '
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Thank you for your consideration of these issues. We look forward to working together

as the development of Carlyle proceeds to completion.

Sincerely,

Gt PR

Jonathan_ P. Rak

cc: Chairman and Members of the Alexandria Planning Commission
~Ignacio Pessoa, Esq., City Attorney
Mr. Lioyd Clingenpeel, Carlyle Development Corporation
Mr. Scott Kaufmann, JM Zell Partners, Ltd.

WREA\145083.3
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HART, CALLEY, GiBBS & Karp, P.C.
: ATTORNEYS AND COUNSELLORS AT LAV
307 NORTH WASHINGTON STREET
' ALEXANDRIA, VIRGINIA 223142557
N CATHIE HE H. GIZBS TELEPHONE (T03) 8365757 OF COUNSEL
HERBERTL KA RAX (703) 5485443 CYRILD. CALLEY
hegk law@verizon.net : RETRED
f ROBERT L. MURPHY, 2001
February 26, 2003 -

. Eileen Fogarty, Director

[ epartment of Planning & Zoning

¢ o Ms. Kimberley Fogle, Chief ;

} eighborhood Planning & Community Development

{ ity Hall, Room 2100 :

/ lexandria, VA 22314

Re:  Bast Eisenhower Small Area Plan, Draft February 2003
Block No. 23 f
“year Ms. Fogle:
This letter is written to seek confirmation that the above-grade parking structure
.20 of the Draft

\ermitted on the Simpson property in Block 23 pursuant to pages 4-19 through 4
Zisenhower East Small Area Plan recognizes that the height of the structure shall be measured
from the sidewalk in the northeast corner of the property adjoining Elizabeth Lane, and not

imately 8 foot difference. As you are aware, Our

inside the property line, as there is an approxun
the 45 foot height limit if it is measured from the sidewalk.

proposed parking structure meets
Thank you in advance for your con:ﬁrmjation of this important point and confirming our
conversation that this will be reflected in the final draft sent to City Council.
| %
Very truly yours,
L ey D i

fce:  Mr. Donald Simpson, Sr.
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ReedS I I I lth ' J. Howard Middleton, Jr. » 703.641.4225 = jmiddieton@reedsmith.com

February 26, 2003

Chairman and Members
of the Planning Commission
City of Alexandria
City Hall
320 King Street
- Alexandria, Virginia 22314

Re: Eisenhower East Small Area Plan; Ame_rican Trueking Associations, In¢.
- Statement '

Dear Mr. Chairman and Members of the Commission:

I am writing this letter on behalf of the American Trucking Associations, Inc. (“ATA”), a land
owner within the Eisenhower East area. The ATA headquarters building is located at 2200 Mill Road,
just north of the Beltway. ATA also owns approximately three acres of vacant land north of the .
headquarters building and west of Mill Road. This is designated as Block 19 within the Eisenhower
East Small Area Plan (“Plan™). Representatives of ATA have followed the process and wish to
commend the city staff for its work on the Plan and for its openness both to land owners and citizens
within the area. In general, ATA endorses the effort of the city to create a coherent plan for the area
which will benefit both land owners and the general public as the individual parcels are developed.

However, we have certain concerns about the plan which are discussed below.

nderground Parking/Soil Conditions:

The plan provides that two levels of parking must be placed underground or the owner will be
penalized with a reduction of occupiable floor area. This reduction results by including parking floor
area within the allowable square footage designated for each block. We have two problems with this
approach. ' -

First, it is commonly known that the properties throughout the Eisenhower East area were
marshiand or a landfill with associated environmental safety concerns. There is evidence of methane
gas, fly ash and other soil degradation that makes it extremely difficult to construct underground.
Enclosed is a copy of a report on methane gas on the ATA property performed by ECS Ltd. , an
environmental consultant. The report indicates excessive levels of methane gas on the site, which would
necessitate extensive treatment for any underground parking. This treatment would be extraordinarily
expensive. The report also notes the presence of moist fly ash on the ATA site. In addition to the
excessive cost, a more important issue is a matter of safety. Regardless of thé cost of protection against

) Delaware
" offices New Jersey
Reed Smiths LLP - New York

3110 Fairview Park Drive Pennsylvania

- Suite 1400  United Kingdom

Falls Church, VA 22042-0681 Virginia
7036414200 Washington, DC

Raad Swith” ants Tioad St Haao & Thomas® e 10 Heed: Srdih LLP s eialad smiias. “re edsmit h.com

FRXLIB-0215559.01-HMIDDLE . b
Februcry 26, 2003 533 PM i
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methane gas, safety and liability concerns will preclude some owners from entertaining underground

parking.

We propose two solutions for this problem:

1.

The City should undertake a study of soils conditions within the entire Eisenhower Bast
area, independent of owners’ studies, and relate this city-sponsored study to the
Design Guidelines that are to be developed during the Spring. This will give some
benchmark for the degree for the difficulty of parking underground in the area.

We request that each owner have the opportunity to obtain relief from some or all
underground parking as a result of the methane gas and other soil conditions because
of the public health and safety issue. Relief could be sought by each owner depending
upon the condition of the soil in each block through a legal mechanism within the Plan.
This legal mechanism could be developed during the time that the city staff is drafiing
the Design Guidelines.

Also, in deciding how many parking spaces can be placed underground, the City has
used a calculation which we believe misses the mark, A serious problem is the
calculation of the amount of floor space required for underground parking. The City
estimates that each underground parking space will require 375 square feet of floor
area. However, our architect’s opinion is that each underground parking space requires
420 square feet of floor area. The reason for the greater amount of floor area required
for each parking space is that underground parking also has to take into account ramps,
elevator shafts and stairwells. Based on the assumptions, ATA would not be able to fit
277 parking spaces within two levels of underground parking as the City staff states,
Similarly, our architects believe the City’s estimate that each above grade parking space
requires 350 square feet of floor area is not feasible if there is a building above the
parking. Therefore, to accommodate this adjustment and keep within the context of
the City’s method of calculating floor area, the allowable gross floor area (AGFA)
would need to be increased for the ATA site, Block 19 ' _

B. The Grid System:

Another basic strategy specified in the plan is establishment of a grid system. We understand
the proposal and agree with a desire for a grid system. However, the new streets need to
serve a purpose, and it is our contention that the street between Mill Road and the Metro
Station extending across the ATA and Hoffiman properties is unnecessary, (See p. 6-8, Plan).
It is our understanding that traffic coming off the Beltway onto the proposed connector road
to Mill Road would be prohibited from tumning left onto this proposed street. Without this -
access, creating a new B level street does not appear to have a useful purpose. A pedestrian
easement would be acceptable to allow tenants of the apartments along Mill Road to walk
from their apartment buildings to the Metro Station. We therefore propose that this street
presently labeled as a B street be deleted and pedestrian access be substituted for it.

C. Balance of Uses:

The primary strategy described in the Plan is to encourage a balance of uses throughout the
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area which hopefully will result in the establishment of a community. However, as the staff has
conceded, the type of uses and the timing of these uses depends on market conditions. In order to
achieve the higher densities and vision within the coordinated development district, the owner of each

" block must construct the single use designated in the Plan, which limits the flexibility of the owners to
adjust to market conditions. The Plan does set forth a method whereby the owner of one block may
exchange uses with the owner of another block, thereby giving some flexibility if the owner is able to’
arrange an exchange. We request that this mechanism be more carefully defined so that each owner

-would understand exactly how the designated single use may be exchanged for another use as market
conditions change. -

D. Desien Guidelines:

It is our understanding that Design Guidelines will be developed during the Spring. As we have
stated before in work sessions, establishment of specific design guidelines by the City within the -
context of the comprehensive plan is unique. Typically, a developer/land owner proposes design
guidelines within the land use approval process for city review and approval. However, in this case the
city staff is planning to establish the design guidelines for each block. While this is a unique concept,
we understand that this is an important element of the plan, and we are willing to work with the city staff
in developing the design guidelines. We only ask that owners be included as these guidelines are
- drafied. _

We are asking the Commission by this letter to request the staff to make amendments to the
Eisenhower East Small Area Plan in accordance with our comments and suggestions above. We
appreciate your kind consideration.

Yours truly,
H{ B
J. Howard Middleton
JHM/db
Enclosures
cc: Eileen Fogarty
Kimberley Fogle
David Barefoot

' Andi Gerber
Prasad Sharma
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AMERICAN TRUCKING ASSOCIATIONS
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1.0 EXECUTIVE SUMMARY

Engineering Consulting Services, Ltd. (ECS, Ltd) was contracted by American Trucking
Associations to perform an ASTM Standerd E-1527-00, Phase I Environmental Site
Asgessment (ESA) of ATA Property, Eisenhower Avenue and Mill Road, Alexsndria,
Virginia. Any exceptions to or deletions from this practice are described in Section 2.3 of
this report. _

The ATA Property consists of one 2.97 acre parcel of vacant land, and is located at the
southwest quadrant of the Eisenhower Avenue and Mill Road intersection in the City of
Alexandria, Virginia, A small utility easement and Eisenhower ‘Avenue form the northern
barder of the site. Mill Road forms the castern border of the site with residential apartments
and a comrmercial property beyond Mill Road. An American Trucking Associations building
and an associated parking garage farm the southern border. The western border is formed by
a small area of undeveloped open land with the Eisenhower Avenue Metro station and an
associated parking beyond the vacant land, .

A Map of Possible Methane Generation and Arsenic Contamination, provided by the City of
Alexandria, shows that a former landfill (refuse dump) was located adjacent to the eastem
side of the subject. . However, a review of aerial photographs shows that landfill activity
extended further west and onto the subject property and onto adjacent lands to the south. The
map shows that the City of Alexandria identifics a 1,000-foot potential methane gas
generation buffer area from the former landfill. The entire subject property is located within
the potential methane gas hazard area. '

Histaricel information jndicates that no structures have been present on the subject property.
since at least 1937, Landfill activity on the site and surrounding areas occurred between 1968
and 1978. o

This asscssment has revealed no cvidence of recognized environmental conditions in
connection with the property, except for the following: ‘

» The subject property is located in a potential methane gas hazard area identified by
The City of Alexandria duc to a former refuse dump. Methane gas has been reported
in et least one previous geotechnical boring drilled in surrounding areas. The
concurrent methane soil-gas survey being performed by ECS will provide information
in this regard. _

» Several feet of uncontrolled fill material is reported {o be'present in areas surrounding
- the site, and duc to the use of the subject as a landfill, there is a high likelihood that -
the site itself is also undetlain by fill meterial of unknown origin.

This Executive Summary is an integral part of the Phase I Environmental Site Assessment
report. ECS, Ltd. recommends that the report be read in its entirety.
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February 18, 2003

Ms. Andrea Gerber

American Trucking Associations
2200 Mili Road

Alexandria, Virginia 22314

ECS Project No. 8650

Reference:  Subsurface Methane Study, ATA Property, Eisenhower Avenue and Mill Road,
Alexandria, Virginia, o

Pear Ms. Gerber:

Engineering Consulting Services, Ltd. (BCS, Ltd.) is pleased to provide the American Trucking
Association with results of our Subsurface Methane Study of the referenced propeity. Our
services were provided in general accordance with ECS, Lid. Proposal No. 17344.-EP, dated,
January 31, 2G03. _

This study was performed concurrently with a Phase I BSA of the property which revealed that
the subject property was on the western Ilimits of a landfill between 1968 and 1978. This
information was cbtained from the Map of FPossible Methane Generation and. Arsemic
Contamination, provided by the City of Alexandria sand acrial photographs. The map identifies
the entire property within te “potential methane hazard area™. The purpose of the; methane
study was 10 cvaluate the cwrrent conditions on the site regarding potential methane
accurnulation. o :

Methane is en odorless gas which can be generated from the anacrobic degradation of organio
matier. Methia tures of about 5:10-1S pércent b air. 1 54 Tghter than alr at
70 ora dissip eadily. Methane is not toxic when inhaled, but it can produce
suffocation by reducing the concentrztion of oxygen inhaled. _

" On Pebruary 11, 2003, a truck mowated GeoProbe® unit was used to collect soil-gas samples
from 39 locations on the property. Samples were collected over a 50-foot center grid pattem on
the property. Samples were obtained by pishing 2 1-inch diameter rod 10 a an initial depth of 8 -
feet below ground. The rod was fined with 4 dispenssble drive-point which covered a sample
port inside the end of the rod. Once the sampling depth was reached, the rod was extracted gix
inches which exposed the sample port to the soil. A polyethylene tube with a threadéd fitting
attached ta the Teyminel end was inserted down the rod and connected 10 the sample port. An
Industrial Scientific TMX 412 Combusiible gas meter with an SP400 sample pump was
commected to the polyethylene tubing and used to screen the soil-gas for methame for
approximately 30 secands. The field meters” detection limit for methane is 0.1 percent, - '

14026 Thunderbolt Place, Suite 100, Chandlly, VA 20151  (703) 471-8400 « FAX (703) 834-5527 ¢ www.ecslimited.com
Aberdecs., MD* ¢ Adania, GA + Aussia TX - Baiimore, MD « Chomilly, VA + Chaniovie, NC » Chicugon JL * Comnetia, GA* - Pallus, TX

Danvillc, VA « Frodetick, MD - Froderi¢iaburg, VA -G Lo, N - O ills, $€ - Norfolk, VA - Orando, PL - Revearch Trinnglc Pazk, NC
Rickmond. VA - Resncke. VA - Sab Antonla. TX - Williamsbarg, VA - Wilmingle, NG + Winchester, VA,
) *Testing Services Only .
FEB 1B 2083 i5:32 ' TES 318 G487 PAGE.D2
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Ms. Andrea Gerber
BCS ProjectNe. 8630
Februavy 18,2003
Dape2of3

Soil-gas sarnples were collected from even-numbersd sample locations (and several other
locations) after screening with the combustible-gas meter. Samples were collected with a
vacuum chamber device that consisted of a tedlar bag being placed in the chamber with its
sample port connected to the down-hole tubing, The vseuum chamber was sealed and 2 vacuum
was applied to the chamber which resulied in a soil-gas sample belng drawn up into the vedlar
‘'bag. Samples were colieeted in numerical order, except at SG-3 and SG-11 which were
- collected at the end of the day from a probe hole within 1-foor of the original hole. These
samples were submitted to an independent laboratory for analyses of methane by method 8260,

Samples from the first three locations (SG-1 10 $G-3) were collected (or attempted) at eight feat
below ground. Several anempts had 10 be made at these locations due to moist soil being drawn
up the tube which blocked the air flow preventing sample screening and/or collection. Prior o
collecting $G-4, soil samples were collected from 0 1o 4 feet and 4 1o 8 feet to idendfy the soil
conditions which might be preveating soil-gas sample collection. Ar 5G-4, moist fly ash was
" observed ar 6 to 8 feet below ground. Therefore, the remaining soil-gas samples were collected
at 4 feet below ground 1o avoid encountering the moist fly ash. Figure 1 shows sample locations.

Methane scresning was artempted at 38 of the 39 locations. Probe refusal was encounterad at
two feet at SG-34, therefore a sample wes not attempred. The field pump mmd meter obtained
screening results from 21 of the 39 locations. Tight soil conditions at the other locatons
prevented field screening. Field screening results revealed methane st five of the-21-locations °
with methane concentrations rang 0 2.6 percent. by.volume; with.the. highest
é Ation A 150 ‘af the erty. Field and laboratory results

Eoneentiation it SG20 ks ‘the $outh: cent of the
are summarized in Table 1. Laboratory reports are also attached.

Soil-gas samples were collected from 22 locarions. - Methane was @€ £
locstions at concentrations ranging from 0:0013:16:6.:0200 Fercent by voliune, with the highest |
concentration at SG:20"which exceeded methane’s lower flammable limit (LFL). Methae
exceeded Lpercent At two of the 22 locations; SG-20 (6.02 percent) and SG-32 (2.1 percent). '

tedrat 1S ofithe 22

Methane was detected beneath three general areas of the property; at the sastern border near Mill

Road; at the western border near the Metro Parking lot; and at the south-central border near the

existing ATA building. All of these Jocations are within about 50 feet of 2 paved or capped soil,
- The distribytion of methane beneath the property is shown on Figure 1. The distribition map is
- based on the highest methane level (field vs. 1ab) from each sample location. -

At 12 of the sample locations field screening dara and Jaborawory data are borh available. At nine
of these locations the 1sboratory detected less than 0.1 percent methane. Field sereening results
were consistent with laboralory results at seven of these nine locations. At SG-3 and SG-11,
field screening results were higher than lasboratory results. At SG-3 field screening detected 1.3
percent methaas where the laboratory did not detect any methane. At SG-1] field screening
detected 0.2 percent methane where the laboratory reported 0.0042 percent methane, At both of
these locations, laborerory samples were not collected from the same hole used to conduct
screening and the samples were collected severa) homrs efier field screening was performed.
This may have resulting in the inconsisiency berween field and laborasory data, '

FER 18 2003 15:38 703 316 8467 PAGE. 93
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Ms. Andrea Gerber ' .
ECS Project No. 8650 .
- Febrnary 18, 2003
Poge 3 of Y

At the remaining three of 12 locations (SG-20, $G-35 and SG-36) where both field and
laboratory data are available, the laboratory conmstently detected higher concentrations of
methane than did feld screening,

This smdy confirmed the presence of subsurface methane beneath three partions of the property.
The methane concentration exceeded its LFL at one Jocation confirming that there is a patential
for combustion if it were exposed to an ignition source. Based on the results of this study, ECS
makes the following recommendations: ‘

» ECS recommends that ATA consider incorporsting an active sub-slab veatilation system
into the desipn of the proposed building, The system might consist of vapor barriers,
sub-slab piping and above-ground blowers to prevent the built-up of combustible vapors
beneath the slab, a¢ well as prevent its migration into the building,

« ECS recommends that ATA notify all construction workers, who might have the need to

cxcavate or dig on any part of the property or who might enter an excavation on the
roperty, of the possibility of potentizlly combustible merhane gas beneath the property.

If you have any questions or if you have need for further information, please ‘contact us at
703-471-8400. ' '

Respectfully Submitted,
ENGINEERING CONSULTING SERVICES, LTD.

Environmental Scienrist

Enclosures:  Figure 1 — Methane Distribution
Table 1 ~ Field and Laboratory Methane Resulrs
Labaratory Reports

8650-lus
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Semple % Field %Lab
Location Melhans Memhane
561 0 -
5G-2 nofiow  0,1380
5G-3 13 NO
5G4 0 - 0.0022
SG-5 (] .
5G-5 1] a.0127
5G-7 0 -
563 0 0.0013
8G-9 0 -
8G-10 1} ND
8611 0.2 0.0042
8G-12 0 ND
8613 0 -
8G14 nofiow 00013
5G15 noflow -
5616 noffow GATID
5GA17 D -
SG1& nobfow 00028
SG:19 noflow -
8G-20 28 60200
Notes:

Field methane recorded with an Industrial Scientillc TV 12 pombustible gas manilor,
" %" designatas that no sample was nol collecied fnr laborastary analyses,

Amarican Trucking A=sxocizflon
-Elsenhower Avenue and Mill Run_d

Alexandria, Virginfa
ECS Praject No. 8650

Tabie 1. Parcent Mathane in §oi-Gzs,

Sample % Fiold % Lab
Location Methane Meathane
8G-21 no flow 0.0690

8G-22 no Now ND
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March 10, 2003

TO: Honorable Mayor and Members of City Council

FROM: Eric R. Wagner, Chairman 4/),@&/ Q ZA/ W NES_

Alexandria Planning Commission

RE: EISENHOWE'R EAST SMALL AREA PLAN

On behalf of the Planning Commission, I am pleased to forward to City Council the Eisenhower
East Small Area Plan for consideration and approval. The proposed Plan outlines a vision for a
vibrant new urban, mixed-use neighborhood centered on Eisenhower Avenue. At the same time,
the Plan outlines changes in existing land use and zoning that are intended to reduce the traffic
volumes associated with development in the Eisenhower Valley and mitigate the traffic impacts on -
the rest of the City. This Plan also capitalizes on the site location and existing development and
meets the principles outlined early in the process by the Council, including providing an economic
development opportunity for the City. The Plan includes open spaces and parks, a balance of jobs
and housing, new office and commercial, and a dynamic retail/entertainment center that will serve
the residents of our city, as well as the larger region.

The Commission is very proud of the open, community-based process that was utilized to develop
this plan. The outcome of the planning effort is in no small part due to the dedicated involvement
of many community stakeholders, property owners, the development community, and staff from all
applicable city departments. The Planning Commission hosted eight workshops during the course
of the step-by-step, sixteen month planning process. During the course of the planning effort, we
had more than eighty individuals who participated, with many who participated at all of our
sessions. The Department of Planning and Zoning met frequently with property owners and the
-development community to ensure a thorough understanding of the elements of the evolving Plan
and hosted workshops with other City departments to review the direction of the planning and seek
input and ensure conformance with City requirements and policy.

The Eisenhower East planning area is unique within an urban environment. Its large land parcels
and relatively few landowners provide a special opportunity for the City. The Carlyle development
is exemplar of quality community planning and demonstrates the ability to significantly enhance
this area of the City. In contrast, the existing zoning for the FEisenhower East area and the one
currently approved concept plan are based upon a suburban model and are almost exclusively
oriented to office development. If the development of East Eisenhower were to proceed under this
model, the City’s studies indicate that there would be significant negative vehicular traffic impacts.
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The proposed Plan maximizes the use of the existing Metro station and enhances the use of transit,
to create a true “transit village.” The Plan establishes Eisenhower Avenue as an exciting urban
boulevard that provides for the pedestrian and transit, as well as the local and through vehicular
traffic. In fact, several Commissioners believe that we should rename Eisenhower Avenue to
Eisenhower Boulevard in recognition of its enhanced status under the Plan. An urban grid of streets
with wide landscaped sidewalks provides choices and alternative routes for the pedestrian and
vehicles.

To enhance transit utilization and to mitigate vehicular traffic, the following seven integrated land
use and transportation strategies are incorporated into the Plan:

Create an urban grid of interconnected streets;

Concentrate the greatest development at the Metro station;

Achieve a balance between jobs and housing;

Provide a reduction in development intensity; _

Extend neighborhood activity overall to a 16 hour per day/7 day per week period;
Minimize the overall amount of parking and optimize short-term parking; and
Maximize the use of transit facilities through a strong Transportation Management Plan.

An analysis comparing the traffic impacts under the Plan with the impacts on the area if itis
developed under current zoning shows that in the morning peak hour, traffic will be reduced by
29%; in the afternoon peak hour, traffic will be reduced by 25%; and overall traffic will be reduced
by 17%. The performance of all of internal intersections in the study area will be significantly
improved. More importantly, the reduction in onsite traffic will provide substantial benefits for
other neighborhoods in the City as fewer vehicles will travel to and from the Fisenhower East area
under the proposed Plan. :

The Plan provides for a mix of residential, office, hotel, and retail/entertainment uses to create a true
mixed-use urban neighborhood that will be active through an extended day and throughout the
week. The studies presented to us indicate there is a significant opportunity for a major
retail/entertainment complex to be centered on the Metro and incorporating the current development
in the Hoffman Town Center. The retail complex will offer amenities for all residents of
‘Alexandria with restaurants and entertainment, and will build on the already successful theatre
complex.

The historic open spaces (designated as Resource Protection Areas) along the waterways in
Eisenhower East are proposed to be restored into community open space, and adjacent, new open
space areas will provide “meadows” for active recreational uses. The landscaped streetscapes will-
provide the connecting tissue between a series of planned community “squares” and urban plazas
will provide gathering spaces for the surrounding residents and office workers.



Memorandum to Honorable Mayor and
Members of City Council

March 10, 2003

Page 3

The architecture for the new Eisenhower East community will be guided by the Plan’s urban design
policies and principles. The Plan follows the principles found on King Street and generally calls for
a continuous building wall along the street to define the streets as an important landscaped public
and pedestrian space. The taller buildings, which will rise from lower building bases, are controlled
so that the tallest buildings will be located at the Metro station and heights will taper down as one
moves away from the station. The Plan encourages underground parking to assure that parking
does not occupy a significant portion of the bulk of the buildings. To simplify the understanding of
the Plan’s intent for property owners, property developers, and the community, the primary land use
and the size of structures are established in the Plan for each development block. This system is
similar to the format that has been used successfully in the Carlyle development.

In summary, the Planning Commission is pleased to recommend unanimously the East Eisenhower
Small Area Plan to City Council for adoption. This planning effort is the first of what we hope will
be similar planning efforts within the City that will, with the input and support of a broad section of
the community, define a new vision for Alexandria’s neighborhoods and corridors. The Plan will
provide a clear understanding of the City’s vision for East Eisenhower and guidance for the
development community. The Plan is the product of a consensus building process during which
transportation, economic, market, development, engineering, design, planning, and community
values were integrated into an interdependent whole. As the Commission did, we strongly urge the
Council to approve the plan in whole as presented. We believe approval of the Plan and the on-
going implementation program will help reduce traffic impacts from development in Eisenhower
Valley and assure the city of a vibrant neighborhood that will complement and add to the city asa .
whole.
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March 11, 2003

The Honorable Kerry J. Donley
Mayor

Room 2300, City Hall

301 King Street

Alexandria, VA 22314

Re: East Eisenhower Plan

Dear Kerry:

I note that the East Eisenhower Plan is on your agenda for March 11™  As a member of
the Planning Committee and as a citizen, I want to commend this plan to you and I urge you to
support it.

This plan was carefuily developed over more than a year by the staff and Planning
Commission with direct input from the Council. The staff and Commission sought and received
input from landowners, residents, citizens and all other interested persons throughout this
extensive process. All views were carefully considered and the plan that will be presented to you
reflects all views and all relevant factors.

In my opinion, the East Eisenhower Plan is the well balanced result of a superb planning
process that should be the model for future plans. Eileen Fogarty and her staff deserve great
credit and the support of the Council.

Witl}f’ est regards,
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March 11, 2003 - 3.15-03

The Honorable Mayor and Members of City Council
City of Alexandria

City Hall

301 King Street

Alexandria, Virginia 22314

Re:  Eisenhower East Small Area Plan

Dear Mr. Mayor and Members of Council:

The undersigned represent property owners within the Eisenhower East area: Alexandria Mini
Storage, LLC, American Trucking Associations, Inc., Hoffman Company, Hooff/Fagelson Tract, LLC,

and Simpson Development Company, Inc.

As property owners in the Eisenhower East Area, we have followed the Comprehensive Planning
process initiated by the City and wish to commend the City Staff for its willingness to communicate
with the landowners and for their hard work on the project. There are, however, three specific issues
that we have identified as significant for all of us, and by this letter we would like to describe these

issues and direct staff to prepare certain amendments to the Plan.

L Underground Parking/Soil Conditions.

The Plan provides that two levels of parking must be placed underground or the owner will be
penalized with a reduction of occupiable floor area. This reduction results by including parking floor

area within the allowable square footage designated for each block.

As we have testified, and the Staff has acknowledged, properties throughout the Eisenhower East
area were originally marshland or landfill sites and therefore excavation of these sites raises
environmental safety concerns. There is evidence of methane gas, fly ash, contaminated ground water
and other soil contamination which make it extremely difficult to construct underground. Studies have

been performed both by landowners and by the City which bears out this conclusion. Construction of




March 11, 2003
Page 2

underground parking would require extensive remediation and extraordinary expense. In addition to the
excessive cost, a more important issue is the question of safety. Regardless of the cost of protection
against methane gas and soil contaminants, safety and liability concerns will preclnde some owners from
entertaining underground parking. Also, it should be said that the excessive cost to construct
underground parking in certain areas may dissuade owners from constructing to the higher level urban

density envisioned by the Plan and result in the Plan not being fulfilled over time.

Regﬁested Amendment. We understand that underground parking is an important element of the
Plan, and for this reason we are not suggesting that no underground parking is possible. Underground
parking, however, may be infeasible in specified locations within the .Eisenhower East area. We
therefore are requesting City Council to afford each owner an opportunity to obtain relief from Some or .
all underground parking requirements as a result of methane gas and other soil considerations because of
public health and safety reasons, as well as cost, without being penalized with a reduction in .occupiable
floor area. Relief could be sought by each owner depending upon the condition of the soil in each block
through a process set forth in the Plan. Such relief would not change the number of spaces to be
provided; and the development would remain subject to the architectural treatment requirements of the.
Plan. We therefore request Council to direct Staff to develop this legal mechanism as a safety valve for

unusual conditions that may occur on certain properties within the area.

1I. Underlying Zoning.

Although we have participated in the process for many months, a publication of the proposed
zoning text amendments for the Eisenhower East area included certain recommendations that had not
been discussed previously. The most érucial proposed text amendment is the reduction of densify within
the underlying zoning for certain properties. With the establishment of the South Carlyle Coordinated
Developmént District, most of the properties within this area presently have a 1.5 floor area ratio
permitted under the existing zone. The establishment of the guidelines for the South Carlyle | _
Coordinated Development District reduces the underlying zoning density to a 1.0. Also, by including

certain other properties within the Eisenhower Avenue Metro Coordinated Development District, which
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previously had not been included, these properties were reduced in density with respect to underlying

zoning from 1.5 to 1.25.

Requested Amendment. We request that the City Council restore the underlying zoning floor

area ratio presently applicable to these properties as the proposed density reductions are inconsistent

with the framework upon which our support of the proposed plan was based.
HI. Tax District.

The Plan recommends creation of a special tax district to raise funds to finance infrastructure
improvements in the Eisenhower East area (Eisenhower East Plan, page 7-3). We understand the
motivation behind creation of such a tax district; that is, to provide funds that may not otherwise be
available for public amenities in a new urban community. However, the brief mention of the tax district
in the Plan leaves many questions unanswered, and we reserve judgment on this proposal until issues
such as the process for adoption, the amount of additional tax to be required and the proposed use bf :

such funds is presented in more detail and discussed thoroughly with landowners and the general public.
IV.  Conclusion.

Again, we commend Staff for its efforts on this project and look forward to working together to
create a new community within the Eisenhower East area. We request that City Council consider |

carefully our recommendations discussed above and adopt appropriate amendments.

xandria Mini Storage, LL.C

American Trucking Assoc'. ions, Inc.
S humrs O pmre—
Hoffman Managem%//éompany

d
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CcCl

Philip Sunderland
Eileen Fogarty
Kimberley Fogle

e

4/ Do

Hooft/F agelson Tract, LLC

Simpson Developmeiit Company, Inc.
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Sandy Murphy To: Beverly | Jett/Alex@Alex
S 03/12/03 02:54 PM Subject: EISENHOWER EAST PLAN

< cunningr@erols.com To: <mayoralx@aol.com>, <billclev@comcast.net>,
> < eberweincouncil@comcast.net>, <wmeuille@wdeuille.com >,
03/12/03 02:20 PM <delpepper@aol.com >, <dspeck@aol.com>,

< council@joycewoodson.net >
ce: < sandy.murphy@ci.alexandria.va.us >,

<mlyrnsmith@comeast.net>, <mbrandon29@comcast.net>,
< heth.temple@ci.alexandria.va.us >,
< joanne.pyle@ci.alexandria.va.us >,
< judy.stack@ci.alexandria.va.us >,
< barfonce.baldwin@ci.alexandria.va.us >

Subject: EISENHOWER EAST PLAN

I urge you to defer approval of the Eisenhower East Plan. Prior to making a decision, efforts
need to be directed toward completing a citywide transportation analysis and updating the
City’s neighborhood-based master plan. Once this is done, we will be in a better position to
adequately assess the direct and cumulative consequences of this Plan. With this in mind,
please defer approval of the Eisenhower East Plan until these necessary actions are first
completed. Thank you for your kind consideration concerning this important matter.

Regards,

Rich Cunningham
Alexandria, VA
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Beverly 1 Jett To: Barbara L Carter/Alex@Atex
03/14/9003 08:46 AM Subject: Consideration of Eisenhower East Plan at 3/15 Public Hearing

----- Forwarded by Beverly | Jett/Alex on 03/14/03 08:51 AM ----

mary lisa madell To: <beverly.jett@ci.alexandria.va.us>
<mimadell@yahoo.co cc:
m= Subject: Consideration of Eisenhower East Plan at 3/15 Public Hearing

03/13/03 04:33 PM

Dear Me. Jett:

I am writing regarding the public meeting to be held
on March 13, 2003, in specific docket item 13,
congideration of MASTER PLAN AMENDMENT #2003-00602,
REZONING #2003-0001, TEXT AMENDMENT #2003-0001.

As a resident of a near-by neighborhcod, I am greatly
concerned about the impact of the amendments to the
master plan that the Planning Commission has made.
Clearly, the Commission has made an effort toc ensure
that traffic within the Eisenhower East area is
manageable. The plan is significantly flawed,
however, in that it does not consider the effect of
this very large build-out on other parts of the City.
It is intuitively obvious that traffic congestion
along Duke Street, from 0ld Town past Cameron Station,
will be terrifically worsened by this expanded
development. The traffic impacts on these and other
neighborhoods (including those affected by other
development activities such as the new Wilson Bridge)
have not been studies. I therefore ask that the
Council defer approval of the plan until a complete
City-wide transportaticn analysis can be performed,
that will look at the effect of further development in
Eigenhower East and other approved development.

Since I will be out of town on the 15th, I will not be
able to attend the public meeting, but I de want to
make my strong feelings on thisg isgsue known. Traffic
is a major quality of life consideration for
Alexandria, and all future develcpment must be
evaluated in light of its impacts on our already
congested streets. The City-wide transportation
study, which has not yet been completed, is key to
this evaluation. The City Council needs to ensure
that the quality of life in all parts of the City is
protected and enhanced, and that is why I hope that
the City Council will vote to defer approval of the
Eisenhower East plan.

Sincerely yours,

Mary Lisa Madell
500 West Taylor Run Parkway
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Beverly | Jett To: Barbara L Carter/Alex@Alex
03/14/2003 08:47 AM Subject: Eisenhower East connector

<the.tylers@verizon.n To: <beverly jett@ci.alexandria.va.us>, <mayoralx@aol.com>,
et> <hillclev@comcast.net>, <eberweincouncil@comcast.net>,
03/13/03 09:03 PM <wmeuille@wdeuille.com:>, sde!pepper@aol.comz

Please respond to <dspeck@aol.com>, <council@joycewoodson.net>,
the.tylers <ghparry@fortebrio.com>

ce:
Subject: Eisenhower East connector

We are strongly opposed to the Eisenhower East Plan and ask that you at least defer approval until
completion of the city-wide transportation study.

Mr. and Mrs. Wiltiam F. Smith
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Beverly | Jett To: Barbara L Carter/Alex@Alex
) Subject: City of Alexandria Website Contact Us - EMail  for Beverly Jett
03/14/2003 12:27 PM (beverly.jett@ci.alexandria.va.us)

- Forwarded by Beverly | Jett/Alex on 03/14/03 12:32 PM -----

<butlers2@erols.com> To: <beverly.jett@ci.alexandria.va.us>

. cc:
glae/alsi/lgip}oag %EOPM Subject: City of Alexandria Website Contact Us - EMail for Beverly Jeit

butlers? {beverly.jett@ci.alexandria.va.us)

First Name: Jim

Last Name: Butler
Street Address: 406 Skyhill
City: Alexandria
State: VA
Zip: 22314
Email Address: butlers2@erols.com

Comments: FY!-sentto Mayor and Members of
Council re Eisenhower East

Dear Mayor and Members of City Councit:

The Clover-College Park Civic Association
would like to go on record in support of the
proposal of the Seminary Hill Association to
allow an average of 1.3 parking spaces per
1000 gross square feet for the remaining
office space build out in Eisenhower East,
with no allowance for short-term parking.
This proposal seems reasonable given that
the currently proposed plan for Eisenhower
East provides parking at a significantly
higher rate than the approved Mili Race
project, resulting in an estimated 25,000
parking spaces. Under the SHA proposal,
about 1,800 parking spaces will be reduced.

Even with this further reduction in parking,
traffic on Duke Sreet and other arterials, to




a large extent due to the build out of

E, will be considerably worse in fwenty
years, compared to now. The proposal from
the Seminary Hill Association is a step in
the right direction toward protecting the
neighborhoods which will be most affected
by the Eisenhower East traffic.

Thank you for your consideration in this
matter.

Sincerely,

Jim Butler
President
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Beverly | Jett To: Barbara L Carter/Alex@Alex
. ject: Ei il Area Pl
03/14/2003 03:59 PM Subject: Eisenhower East Small Area Plan

Ginny Hines Parry To: "Kerry J. Donley" <mayoralx@aol.com=>, "William D. Euillg’
<ghparry@fortebrio.co <wmeuille@wdeuille.com=>, Bill Cleveland

m> <billclev@comcast.net>, Claire Eberwein

03/14/03 03:54 PM <aberweincouncil@comcast.nei>, Del Pepper

<delpepper@acl.com>, David Speck <dspeck@aol.com>, Joyce
Woodson <council@joycewcodson.net>

cc: Beverly Jett <beverly.jett@ci.alexandria.va.us>, Eileen Fogarty
<gileen.fogarty@ci.alexandria.va.us>, Linda Couture
<coutalex@aol.com:>, Katy Cannady <kcannady@erois.com>,
Frank Putzu <SPutzu@aol.com>, Carmen Silva Gonzales
<¢_s_gonzales@yahoo.com>

Subject: Eisenhower East Small Area Plan

March 13, 2003

The Honorable Mayor and City Councilmembers
301 King Street
Alexandria, VA 22314

Dear Mavyor and Members of City Council,

Blexandrians for Sensibkle Growth, Inc. (ASG) wants to commend Eileen
Fcgarty, Alexandriat*s Planning and Zoning Director, her staff and the
Alexandria Planning Commission for initiating the Eisenhower East small area
plan. We appreciate that it has been a very complicated endeavor, but cne
that nonetheless has been very worthwhile. The plan is a wonderful example
of a positive, collaborative effort between citizens and staff.

As we stated in a letter to the Planning Commission on March 4th, ASG has
identified two areas in the Eisenhower East plan that still need to be
addressed: traffic and parking. It seems imperative that a traffic impact
study of the Eisenhower East build-~cuts on the entire city is needed, the
results of which should complement and be assimilated inte this plan, as
well as the Eisenhower West small area plan.

With regard to parking, ASG recommended to the Planning Commission that
parking should be reduced in Eisenhower East. To that end, we support the
proposal cf the Seminary Hill Association for an average 1.3 parking spaces
per 1000 gross sqguare feet for the remaining office space build-ocut. This
proposal will reduce the number c¢f parking spaces by 1,800 and will be
scmewhat helpful to reducing traffic on Duke Street when Eisenhower East is
built out. We urge City Ccuncil to also adopt the SHA parking ratio
proposal. Seminary Hill Association is to be commended for making this
propesal.

ASG appreciates this opportunity to comment on the Eisenhower East =mall
area plan and looks forward teo participating in the Eisenhower West planning
process.

Sincerely,

Ginny Hines Parry, President
Alexandrians for Sensible Growth, Inc.




317 Skyhill Road
Alexandria, VA 22314
703-212-0982
ghparry@fortebrio.com
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March 13, 2003

Hon. Kerry Donley, Mayor
~ and metnbers of City Council
City Hall
301 King Street
Alexandria, VA 22314

_ Re* Eisenhower East Small Area Pian - No. 2003-0001; 2003-0002
Dear Mayor Donley and City Council Members:

Since its incorporation in June 1994, the mission of the Partnership has been to promote
development and redevelopment in the Eisenhower Valley. The Partnership, serves 8s 2 source of
information on items of concern to members, both business and residential; promotes quality
~ development through active involvement in the approval process with the community, developers and
' locat government; encourages business location, expansion and retention by providing opportunities for

networking; and provides leadership and deliberation for significant initiatives or issues which impact
the development and prosperity of the Eisenhower Valley.

_ In keeping with its mission, the Eisenhower Partnership has been actively meeting with property
- owners and City representatives since the inception of the Plan for Planning which ultimately lead to the
~ Eisenhower East Plan (the “Plan™). In meeting with the property owners, we understand there are still
issues that need to be resotved, if not prior to Council approval, during the implementation process. A
copy of a letter signed by property owners in Eisenhower East is attached. Implementation of the Plan
will be challenging with issues such as underground parking/soil conditions, proposed zouing changes,
and design concepts. The Plan oply gives a brief mention to the passibility of a tax district. The
Partnership Teels that if such a tax district is instituted, that it must be fair and equitable in its adoption
process, amount of tax and use of the funds. Successful implementation of the Plan will require
cooperation and continued involvement between the City and the property owners in the area. The
Partnership wishes to be involved in that process. :

In the February 2003 draft of the Eisenhower East Plan, recently approved by the Planning
Commission, the plaming staff recommended methods of implementation, including, “Supporting the
role of the City with agsistance from existing organizations, such as the Eisenhower Partnership, building
their capacity to take on a more active leadership role....” The Partnership wishes to remain active in
reviewing the design guidelines and also be part of the implementation process. Therefore, the
Eisenbower Partnership would like to reserve a role to assist the City of Alexandria in the
mplementation of the Eisenhower East Plan.

T

Sincerely,

\Hapagan, President
Behalf of the Board of Directors

2121 Eisenhbwer Avenue, Suite 200 Alexandria, VA 22314 ‘
703.684.5124 Fax 703.684.7887 info@eisenhowerpartnership.org www.eisenhowerpartnership.org
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March 11, 2003

The Honorable Mayox and Members of City Council
- City of Alexandria

City Hall
301 King Street

Alexandria, Virginia 22314

~Re:  Eiseghower East Small Aves Plan

Dear Mr. Mayor and Members of Council:

_ The undersigned represent property owners within the Eiscnhower East area: Alexandria Mini |
Storage, LLC, American Trucking Associatiens, Inc., Hoffman Company, Hooff/Fagelson Tract, LLC,
“and Simpson Development Company, Inc. L '

As property owners in the Eisenhower East Area, we heve followed the Comprehensive Planning ﬁ?
process initiated by the City and wish to commend the City Staff for its willingness to communicate
with the landowners and for their hard work on the project. There are, however, three specific issues
that we have identified as significant for atl of us, and by this Jetter we would like to describe these
issues and direct staff to prepare certain amendments to the Plan. '

N und Parki

The Plan provides that two levels of parking must be placed underground or the owner will be
penalized with a reduction of occupiable floor area. This reduction results by including parking floot
‘arca within the allowable square footage designated for each block.

As we have tostified, and the Staff has acknowledged, properties throughout the Eisenhower East
' ares were originally masshland or landfill sites and therefore excavation of these sites raises ’
environmental safety concems. There is cvidence of methane gas, fly ash, contaminated ground water
" and other soil contamination which make it extremely difficult to construet underground. Studies have
been performed both by landowners and by the City which bears out this conclusion. Construetion of
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underground parking would require extensive remediation and extrsordinary expense. In addition to the
excessive cost, a more important issus is the Question of safety. Regardless of the cost of protection
against methane gas and soil contaminants, safety and liability concems will preclude some owners from
entertaining underground parking. Also, it should be said that the eicessive coSt to construct
nhd&i‘smund parking in certain areas may dissuade owners from constructing to the higher level urban
density envisioned by the Plan and result in the Plan not being fulfilled over time.

RBeguested Amendment. We understand that underground parking is an important element of the

- Plan, and for this reason we are not suggesting that zo underground parking is possible. Umlcrground

pa:!ong, howsver, may be infeasibie in specified locations within the Eisenhower East area. We
therefore are requesting City Council to afford each owner an opportunity 1o obtain relief from sone or
ull underground parking requiretnents as a result of methane gas and other 50l considerations because of

~ public health and safety reasons, as well as cost, without being penalized with a reduction in occupiable
floor area. Relief could be sought by each owner depending upon the condition of the 30il in cach block

through a process set forth in the Plan. Such relief would not change the number of spaces to be
provided; and the development would remain subject to the architectural treatment requircments of the

~ Plan. We therefore request Council to direct Staff to develop this legal mechanism as a safety valve for

unusual conditions that may ocour on certain properties within the area.
.. Undegving Zoping.

Although we have participated in the process for many months, a publication of the proposed
zoning text amendments for the Eisenhower East arca included certain recommendations that had not
been discussed previously. The most crucial proposed text amendment is the reduction of density within
the underlying zoning for certain propertics. With the establishment‘of the South Carlyle Coordinated
Development District, most of the properties within this aree presently have u 1.5 floor area ratio
permitted under the existing zone. The establishment of the guidelines for the South Carlyle
Coordinated Development District reduces the underlying zoning density to 2 1.0. Also, by including

" cgrtain other properties within the Eisenhower Avenue Metro Coordinated Development District, which
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previously bad not been included, these properties were reduced in density with respect to underlying
zonmg from 1.5 t0 1.25.

Requested Amendment. We reqmst that the City Counc:l restore the underlying zoning ﬂoor _
area ratio presently applicable to these properties as the proposed density reductions are inconsistent
with the framework gpon which our support of the proposed plan was based.

0l Tax Distiet.

The Plan recommends creation of a special tax district 1o raise funds to finance infrastructure
improvements in the Eisenhower East area (Eisenhower Esst Plan, page 7-3). We uﬁderstand the
motivation behind creation of such 2 tax district; that is, te provide funds that may not otherwise be
available for public amenities in a new urban ccmmux';ity. However, the brief mention of the tax district
in the Plan leaves many questions unanswered, and we reserve judgment on this proposal untit issues
such as the process for adoption, the amount of additional tax to be required and the proposed use of
such funds is presented in more detail and discussed thoroughly with landowners and the general public.

IV.  Cenclugion.
Again, we commend Staff for its efforts on this project and look forward to working together to
create & new comrnunity within the Eisenhower East area. We request that City Council consider

| carefully our recornmendations discussed above and adopt appropriate amendments.

ly bmitted,

g
00
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oofUFagelson Tract, LLC
% o<, oo, A,
. | Simpaon Develo Codpany, Inc.

.cc:' Philip Sunderland
‘ Eileen Fogarty
Kimberley Fogle
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February 26, 2003

Mr. Eric Wagner, Chairman
" - and members of the Planning Commission
* City Hall
301 King Street
Alexandria, VA 22314

Re: Eisenhower East Small Area Plan - No. 2003-0001

Dear Mr. Wagner and Planning Commission Members:

. After reviewing the February 2003 version of the Eisenhower Fast Small Area Plan, it is

- evident that Ms. Fogarty and the planning staff have put a considerable amount of time and effort

- into the proposed Plan. The Eisenhower Partnership believes that the conccpts set forth i this Plan
will prove positive in the development of the area. '

_ . Successful implementation of the plan wiil require cooperation and continued involvement
= between the City and the stakeholders in the area. City staff has recommended a number of ways
" jmplementation of the plan can be handled, including, “Supporting the role of the City with
. assistance from existing organtzations, such as the Eisenhower Parteership, building their capacity
to take on a more active leadership role.”

‘Since its inception in August 1994, the mission of the Partnership has been to promote the
development and redevelopment in the Eisenbower Valley. The Partaership, serves as a source of
. information on items of concern to members, both business and residential; promotes quality
.. development through active involvement in the approval process with the community, developers
and local governiment, encourages business location, expansion and retention by providing
opportunities for networking; and provides leadership and deliberation for significant initiatives or

- issues which impact the development and prosperity of the Eisenhower Valley.

- Therefore, the Eisenhower Partnership would like to reserve a role to assist the City of
Alexandrla in the 1mplementauon of the Eisenhower East Plan.

Smoerely,

simen W%ﬁ“’

/ Sharon B. Hodges
Executive Director

2121 Eisenhower Avenue, Suite 200 Alexandria, VA 22314
703.684.5124 mx 703.684.7887 info@eisenhowerpartnership.org wwweisenhowerpartnership.org - -
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"Holland, Carolyn M." To: "'beverly.jett@ci.alexandria.va.us'"
<CAROLYN.M.HOLLA < beverly.jett@ci.alexandria.va.us >, "'mayoralx@aol.com'"
ND@saic.com > <mayoralx@acl.com >, ""hillclev@comecast.net’”

< billclev@comcast.net>, "'eberweincouncil@comcast.net™™
< eberweincouncii@comecast.net >, "'wmeuille@wdeuille.com
<wmeuille@wdeuille.com >, "'delpepper@aol.com'”
<delpepper@aot.com>, ""dspeck@aol.com’™ <dspeck@aol.com>>,
council@joycewoodson.net'™ <council@joycewoodson.net >

03/13/03 02:03 PM

rar

wr

Subject:

Mr. Mayor and Council members:

| strongly oppose the Eisenhower East Plan. To date you ail have promised to protect the neighborhoods
of Alexandria but your actions speak louder then words. How can this plan be approved when you all
know that it will negatively impact the fabric of our neighborhoods. Where is/are the cumulative impact
study(ies) examining the impact on the King/Quaker/Braddock intersection. How can you all give the
developers what they what but disregard the people who have etected you?

My family has lived in Alexandria for over 15 years and we have watched it morph into a congested,
poorly planned, overdeveloped city that no longer values families and their needs. A vote in support of
this plan is a vote to destroy what makes Alexandria a special place to live. Please defer the approval of
this ptan to allow time to complete the city-wide transportation anatysis that studies the impact of
developments underway and planned as weli as vote to substantially reduce the number of parking
spaces in Eisenhower East.

Thank you and t trust that you all will vote to protect our neighborhoods.
Carolyn Hoiland

401 Cambridge Road
Alexandria, VA 22314
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Bob Soltys To: <beverly.jett@ci.alexandria.va.us>,
< bobsoltys@comcast. < "mayoralx@aol.com™ @no.domain.spam >,
net > < "hillclev@comecast.net” @no.domain.spam >,

< "eberweincouncil@comecast.net” @no.domain.spam >,

< "wmeuille@wdeuille.com” @no.domain.spam >,

< "delpepper@aol.com” @no.domain.spam >,

< "dspeck@aol.com” @no.domain.spam >,

< "council@joycewoodson.net” @no.domain.spam >
Subject: Eisenhower East Plan

03/11/03 02:38 PM

Dear City of Alexandria Council Members, Mayor, Vice Mayor & Clerk:

We want each of you to know that, as residents and tax payers of Alexandria, we are strongly opposed to the
proposal to develop the area known as Eisenhower East. We are very concerned about the quality of life &
"livability" impact this plan represents. We feel there are tremendous risks and dire long range consequences. We
implore you to make no decision on this plan until a thorough study is completed to analyze and assess the
environmental, traffic, and neighborhood implications of the plan.

We will be watching and monitoring your individual actions, votes and opinions on this Subject and will cast our
ballots accordingly.

Respectfully,

Bob & Patti Soltys
1409 Bishop LAne
Alexandria, VA 22302
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"Stephen Sims” To: <beverly.jett@ci.alexandria.va.us > 5 _,S - 03
< ssimsassocs@msn.co  Subject: Eisenhower East Plan
m>

03/12/03 10:08 AM

Dear Ms. Jett:

Please pass the following letter to the Mayor and Council. Thank you.

Honorable Mayor and Council:

We are writing to express our opposition to the Eisenhower East Plan as
it iz now proposed. Specifically, we are very concerned about two traffic
aspects of this plan. First, we have been surprised to learn that the City
has not performed an overall analysig of the likely traffic impact on
neighborhoods of the area. plans for Eisenhower East, Eisenhower West,
Cameron Station and Potcmac Yard. &nd, secondly, remain extremely concerned
at the City's apparent intention to force a connector road between the
Eigenhower Valley and Duke Street wvia Roth Street. Such a road would be the
end of Duke Street as we know it, coming on top of the current traffic jam
on either side of Teiegraph Road, which will scon be made even worse by the
traffic from the PTO. It has been cbvious for some years that a connector
road, if required at all, needs to be west of Quaker Lane. The City had a
logical solution with the existing overpass into what was then Cameron
Station, but created the current prcbliem by giving away that right of way.
There is no reason why neighborhoods east of Quaker Lane should be made to
suffer because of past bad planning decisgions by the City.

Sincerely, Stephen and Bettina Simg, 500 Crown View Drive

The new MSN 8: advanced junk mail protection and 2 months FREE*
http://join.msn.com/?page=features/junkmail
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"Reid, John Civ To: "'beverly.jett@ci.alexandria.va.us™”
AMCIR" < beverly.jett@ci.alexandria.va.us >, "'hillclev@comeast.net'”
< ReidJ@hgamc-exchg. < billclev@comecast.net>, ""delpepper@aocl.com'™
army.mil > < delpepper@aol.com >, ""eberweincouncit@comcast.net'™

< eberweincouncil@comcast.net>, "'counci@joycewoodson.net
< council@joycewoodson.net>, "'wmeuille@wdeuille.com'"
< wmeuille@wdeuille.com>, "'dspeck@aol.com'”
< dspeck@aol.com >, "‘'mayoralx@aol.com’”
< mayoralx@aol.com >
Subject: Eisenhower East Plan

03/13/03 12:43 PM

| believe that approval of the Eisenhower East Plan_should be deferred

to allow time to complete the city-wide transportation analysis that studies
the cumulative impact of developments undeway and planned, and o

substantially reduce the number of parking spaces in Eisenhower East.
John Reid
143 Moncure Drive
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"Reid, Rosemary D" To: "'bheverly jett@ci.alexandria.va.us™”
< ReidRD@state.gov > < beverly.jett@ci.alexandria.va.us >, "'billclev@comecast.net'”
< billelev@comcast.net >, "'delpepper@aol.com'"”

03/13/03 03:42 PM < delpepper@aol.com >, ""eberweincouncil@comecast.net
< eberweincouncil@comecast.net >, "'council@joycewoodson.net
< council@joycewoodson.net>, "'wmeuille@wdeuille.com’
< wmeuille@wdeuille.com >, "'dspeck@acl.com'”
<dspeck@aol.com>, "'mayoralx@aol.com
< mayoralx@aol.com>

Subject: Eisenhower East Plan

[

i3

I believe that approval of the Eisenhower East Plan must be DEFERRED
tc allow time to complete the city-wide transportaticn analysis that studies

the cumulative impact of developments underway and planned, and to
substantially reduce the number of parking spaces in Eisenhower East.

Rosemary Reid
143 Moncure Drive
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KK Baran To: <beverly.jett@ci.alexandria.va.us>, <mavyoralx@aol.com>,
<kbaran_2000@yahoo. < billclev@comcast.net >, <eberweincouncil@comcast.net>,
com > <delpepper@acl.com >, <dspeck@aol.com>,

< council@joycewoodson.net>
Subject: Eisenhower East

03/10/03 08:33 PM

I opposged the proposal to builld excessively in Eisenhower Valley. I will be
unable to attend the City Council meeting of March 15 because I will be at
work.

However, T am watching closely, along with my neighbors, to see that you DO
THEE

RIGHT THING!!! Develcpment of Eisenhower Valley requires care and diligence
and

haste will lead to regret.

Kathryn Kavanagh Baran
1608 Walleston Ct.
Alexandria VA 22302

Do you Yahoo!?
Yahoo! Tax Center - forms, calculateors, tips, more
http://taxes.yvahco.com/
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"Julie Olson” To: <mayoralx@acl.com:>, <billclev@comcast.net>,
< julieclson@mindsprin < eherweincouncil@comecast.net>, <wmeuille@wdeuille.com >,
g.com> < delpepper@aol.com >, <dspeck@aol.com >,
< council@joycewoodson.net >,
03/11/03 09:09 AM < beverly.jett@ci.alexandria.va.us >
Please respond to Subject: Eisenhower East Plan
julieolson

Dear Mayor and Council:

I oppose the Eisenhower East plan, and will be at the meeting Saturday morming with neighbors who also feel
strongly about this.

Tulie Olson
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B-15-03

Robert Koopman To: <mayoral@aocl.com>, <BILLCLEV@comcast.net>,
< rbkoopman@comcast < eberweincouncil@comcast.net>, <wmeuille@wdeuille.com >,
.net> < delpepper@aocil.com>, <dspeck@aol.com>,

< council@joycewoodson.net >,
<beverly jett@ci.alexandria.va.us >
Subject: Opposed to Eisenhower East Plan

03/11/03 09:16 AM

Dear Mr. Mayor, Vice Mayor, and City Council Members,

I am writing to express my strong opposgition to the current proposal
the Council will consider for development of Eisenhower East. My main
concern with this proposed development, and others the council will
scon be considering is the lack of a comprehensgive, city-wide
transportation analysis. As a resident of West Taylor Run Parkway and
a frequent traveler on Duke Street I experience daily the growing
frustration many Alexandrians have about how our wonderful city is
being driven intc gridlock by haphazard growth. The city needs to
develop transportation plans that are integral to any further
development, and those tfransportation plans need to place a premium on
keeping Alexandria livable for its residents and its communities. I
will be watching this debate closely and using my vote in future
elections to influence this most critical issue the city faces about
it's future.

Sincerely,

Robert B. Koopman
500 W. Taylor Run Parkway
Alexandria, VA 22314
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"LISA BOEPPLE" To: <BEVERIly.jett@ci.alexandria.va.us>
<Iboepple@usafunds.or Subject: here we go again
q>

03/11/03 09:42 AM

as a resident at 303 Cambridge Road I am strongly opposed to the Eisenhower
East plan
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ROBERTSJIM®@aol.com To: beverly.jett@ci.alexandria.va.us 3 -Ig@ 3
03/10/03 05:24 PM Subject: Whoa; Let's Slow Down

Dear Ms. Jett,
Please ensure that my recommendation is recorded to table the Eisenhower East Plamn.

Following is a copy of my appeal to the City Council to slow this process down until more data is gathered and
until the need to dense pack the area with more cars and people is justified to the city's residents.

Kind Regards,

Jim Roberts
Dartmouth Road
Alexandria

Dear Members of the Alexandria City Council,

Oppose the planning commission's proposal to create Calcutta on the Potomac by tabling its recommendation to
proceed with a build out of over 17 million square feet and about 25,000 parking spaces in Eisenhower Valley
between Holland Lane and Telegraph Road.

This is the wrong initiative at the wrong time. Table it until the City-wide transportation study, authorized in
Spring 2001, is finished.

Use this traffic study to determine the extent that the current Eisenhower East plan exacerbates traffic congestion
in the rest of Alexandria--both in neighborhoods fronting Duke extending from Old Town to Cameron Station and
along the City's east-west arterials through Rosemont and Del Ray.

Also, allow the study to ascertain the extent to which major intersections have been ignored--for example, no
study has examined the cumulative impact on the
King/Quaker/Braddock intersection.

Finally, why the rush to develop Eisenhower East now? The thinking way back when resulting in zoning allowing
more dense packing of people and cars in Alexandria has been overtaken by a new community sentiment that
wants a livable city; not Calcutta on the Potomac.

Slow down the rush to pave. Take the time to study the consequences first and then take more time to explain
these consequences to the city. You are elected representatives; not dictators or developers.

Jim Roberts
Dartmouth Road
703-370-0330




"MacHarg, Jean" To:
< JJMacHarg@PattonBo
ggs.com>

03/10/03 05:19 PM

Subject:

Dear Mayor and Council:

I oppose the Eisenhower East Plan.

13
3 (f03

"‘mayocralx@aol.com'" <mayoralx@aol.com >,
""hiliclev@comcast.net’”” <billclev@comecast.net>,
eberweincouncil@comecast.net’™
< eberweincouncil@comcast.net >, "'wmeuille@wdeuille.com
< wmeuille@wdeuille.com >, ""delpepper@aol.com'”
< delpepper@aoci.com >, "'dspeck@aol.com'” <dspeck@aol.com>,
"'council@joycewoodson.net'” < council@joycewoodson.net>,
"'beverly.jett@ci.alexandria.va.us""
< beverly.jett@ci.alexandria.va.us >
Eisenhower East Plan

wr
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"Zimmer, Michael J" To: "beverly.jett@ci.alexandria.va.us'"
< Michael.J.Zimmer@B < beverly .jett@ci.alexandria.va.us >
AKERNET.com > Subject: FW: Eisenhower East Plan

03/10/03 07:21 PM

We understand that Eisenhower East is the largest tract with the highest
potential density that the City of Alexandria ig likely to redevelop in
coming decades. However, there has been no city-wide transportation
analysis to guide the land use decision-making for Eisenhower East. No
study has assessed the cumulative impact on the rest of Alexandria of this
enormous development and the build-outs (underway and planned)} at Potomac
Yard, Cameron Station, Eisenhower West and numercus infill projects. These
developments total over 30 million square feet and more than 40,000 parking
spaces, resulting in more congestion, more air pellution and not encugh
transit usage for our historical City.

Even while enormous developments move forward, a City-wide transportation
study authorized in Spring 2001 has slipped to the back burner before the
Council. Completion of the analysis phase was expected by the end of 2002,
but has been delayed now until mid-2004. City-wide land use and zoning
actions should be equally delayved and linked to the results of such
trangportation study.

In essence, the "livability" of Eisenhower East was given a very high
priority and proactively addressed by the plan, while the "livability" of
existing neighborhoods and business districts extermal to Eisenhower East
and located throughout almost all of Alexandria remains an unresolved
problem. Right now the livability and property values would plummet under an
immediate action scenaric without any viable transportation planning.

Promises repeatedly have been made by the City to our local citizens that
the new plan for Eisenhower East would "protect nearby neighborhoods." This
goal has not been achieved. We ask you to honor thoge promises to protect
neighborhocds and residents and people; and not developers, parking spots,
shopping and office space escalation in already the 11th most dense urban
environment in the country, the third worst traffic conditions in the
country, and likely the top five worst environmental corridor for air
emissions in the country--which this decision is about to exacerbate and
make worse.

The Comnnector traffic analysis showed that the Eisenhower East area will be
a major contributor to projected increazses in Duke St. traffic--traffic well
above the current bumper-to-bumper traffic we are all familiar with during
rush hour periods and Saturdays. Gridlock logically will reign six days a
week.

Although the plan appears to some to be gufficiently "transit-focused" to
prevent gridlock internal to Eisenhower East, it only exacerbates traffic
congestion in the rest of Alexandria--both in neighborhoeds fronting Duke
extending from Cld Town to Cameron Station and along the City's east-west




arterials through Rosemont and Del Ray. Also, major intersections have been
ignored--for example, no study has examined the cumulative Impact on the
King/Quaker/Braddock intersection at all. Why not? We think because the
results of such a study are so obvicus that they are not favored for public
release.

During the past year, citizens participating in the Eisenhower East planning
process repeatedly have sought to protect neighborhcods throughout the City
by further reducing the number of parking spaces, but have been consistently
rebuffed. We spoke at that time last vear and it is another opportunity for
local citizens to be heard.

We would like te formally request the Council to defer approval of the plan
to allow time to complete the city-wide transportation analysis that studies
the cumulative impact of develcpments underway and planned, and to
substantially reduce the number of parking spaces in Eisenhower East. No
action without transportation planning is not good politics, planning,
representation, good environmental modeling and not good economics. There is
no plausible value to a rush to judgment.

Please vote NO on Saturday now.

Michael J. Zimmer
Maureen A Zimmer
Kevin M. Zimmer
Amy E. Zimmer
Kristen C. Zimmer
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3-/5-03

"Richard Hunt” To: <beverly.jett@ci.alexandria.va.us>, <mayoraix@aol.com>,
< hunts1@ix.netcom.co < billclev@comcast.net >, <eberweincouncil@comeast.net>,
m> < wmeuille@wdeuille.com >, <dspeck@aol.com>,

< council@joycewoodson.net >
Subject: Eisenhower East Plan

03/15/03 01:39 PM

We writing to express our opposition te the plan to build out 17
million
square feet with about 25,000 parking spaces. In the absence of a city wide
traffic analysis of such a massive development, it seems especially foolish
even to consider such a plan. Duke Street is already over burdened with
traffic and will become more congested with the completion cf the Patent
office. An additional 17 million square feet of construction weould threaten
to make Duke an impassable corridor. This plan warrants careful study of
its impact on traffiec, livability, and the environment before council even
puts it on the docket. The city should take up this plan only after it has
studied an cbjective analysis of what 17 million square feet of building
would have on the city as a whole, including Duke, Quaker, and the
King/Braddock/Quaker intersection which will kear some of the commuting
burden. I think most residents want a livable city, not one competing for
the title of most densely developed and crowded.

Richard & Nancy Hunt
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Eisenhower East Small Area Plan

March 15, 2003



Eisenhower East Small Area Plan
|
- IlHustrative Plan
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Eisenhower East Small Area Plan

A Need for Planning

e To preserve Alexandria’s quality
of life, The City needs to:

e Manage the potential 6.5
million SF of development,
integrating it with the 10.5
million SF approved/existing

e Reduce the projected traffic
impacts on neighborhoods

e Encourage the creation of
high-quality buildings

e Create a rich mixture of
activities to make an
exciting/livable community

e Provide for the integration of
open space, pedestrian
spaces and street systems

‘March 15, 2003




Eisenhower East Small Area Plan
_
PHASE 4

Community Involvement
PHASE 1 PHASE 2 PHASE 3
@@‘thg'%% and P Sector Flan Concapt Plan
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Analysis Alternatlves e lves f _.,agg‘:
Phase Phase |

Compilé/Analyze
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A Public Process
March 15, 2003




Eisenhower East Small Area Plan

Major Achievements

e Creates a vital urban place, with a balance and mix of
residential and office uses, open space, retail center

e Maximizes the use of transit and the Metro station

e Capitalizes on the character of Alexandria by defining the
type, look, feel and physical environment of buildings

e Results in reduced traffic volumes within Eisenhower
East, adjoining neighborhoods and throughout the City

e Improves levels of service for all intersections

e Study incorporated all projected City-wide growth in
traffic for 20 years

March 15, 2003




Eisenhower East Small Area Plan
o ]

Creating an Urban Place
A Place to Live, Work, Shop and Play

e Mix of Office, Residential and Retail-
A Lively 16-Hour/7-Day Environment

e Retail/Entertainment Center

e Linked Public Open Space System
e Pedestrian Environment

e Transit

March 15, 2003 6




Fisenhower East Small Area Plan

Open Space Network
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Eisenhower East Small Area Plan

|
Eisenhower Avenue as a Grand Boulevard

Eisenhower Ave.
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Eisenhower East Small Area Plan

1
Land Use/Circulation Strategy

Seven Strategies for Reducmg Traff:c
» Create an Urban Street Grld SN Tt

............

Locate. Uses adjacent t0£Metro N

. Balance the Mix. of/Land Uses i I

. Reduce the Development Intensrty ; |

. 'Create'a 16/7 Community with . R
serv:ces to- reduce secondary trlps ql L

. Manage the Parkmg\Resources

. Establish an aggressive 7/ s
Transportation Management

Program

These strategies are integrated and interdependent

March 15, 2003




Eisenhower East Small Area Plan

U
An Urban Grid

eReduce Traffic Congestion

ePromote Connectivity

eProvide Route Alternatives
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Fisenhower East Small Area Plan

Land Use Strategy «Concentration @ Metro

eBalance of Uses
* 44% Residential
e 449% Office
e 129 Retail

*Mix to Create Liveliness

Primary Land Use

Retail overlay

March 15, 2003 11




Fisenhower East Small Area Plan

Reduce Development Intensity

Using Gross
rather than Net
will result in an
approximate 1.5
million SF
overall reduction
in development
intensity

March 15, 2003 | 12




Eisenhower East Small Area Plan

]
Parking Strategy

Parking Max-lmums, O e e

go‘Maxumum parkmg ratlo for each Iand ,use based upon
- “distance from Metro‘ e ;, e

-f '« Reflects equntable balance between trafflc reduction

and econenne fee|5|blllty 1500 Ft e

: 4 N T G Radius

arkmg Phasmg .. .

5 e Parkmg must be brought mto full compllance when

,,% 759% of the aIIowabIe bunld out for an owner occurs

®
*, o g o s

Parkmg - \hsual Impagb

. Incentives -prbwded to bu:ld two Ievels of underground
parking

March 15, 2003 ' 13




Eisenhower East Small Area Plan
]

Parking — Visual Impact

¢ Reduce the visual bulk of the buildings

29%

Added building
mass to
accommodate
the parking in
CDD 2

1,600,000
GSF
additional for
¢ parking

A

5,600,000
GSF in CDD 2

¢ Without underground R AT o
parking, building mass in CDD 2 building CDD 2 building

“yy = mass w/2 levels mass w/o 2 levels
CDD 2 will increase by 29% of underground of underground
parking parking

March 15, 2003 " 14




Fisenhower East Small Area Plan

Transit
Transit is Key to the Plan’s Success

L4
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. ' i H oo
) RN ) co
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e Plan pp'tlmlzes trahslt
| u’keduces number of~sovs by 43%

e leltS the parkmg

_____

Q

Every tran5|t trlp mvolves two pedestrlan tr|ps

i
K Therefore, a quallty pedqstrlan experlence
:’: is esserrtraj HERI S N B e

= Transportatlon and Land Use are Imked
“* ¢ The seven strategles areessentlal

4
5 W
Fanymmun®®
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Eisenhower East Small Area Plan

The Seven Strategies Work!

aw M BN Ny
- TI"" R

The EASenhower ‘East Plan o
o “, Reduces the number of cars and vehlcle trips
2« Reduces traffic |mpacts on reSldentlal

o nelghborhoods and nearby streets

iri

5 . Improves levels of:serince fff:--; o
s Integrates transportatlon sys_tem people, cars,

_f

bicycles and trans,!t

]‘he Eisenhower East P!an results ln-
*.225% fewer trips in the PM peak hour: than the bulld out scenario

iinder the currengzonlng,
2993 fewer trips in the AM peak hour; and
eOverall reduction in average daily traffic (ADT) of 17%.

16
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Eisenhower East Small Area Plan

The Seven Strategies Work!

Vehicle Trips are Reduced

14000 ..
13000-{= |

12000 |

11000 -3

100001~

Total Peak Hour Trip
"Nl
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[=1
<
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Approved Maximum Scenario  praft Plan Scenario
Development

| Approved Development [@ Potential Development

Buildout Total PM Peak Hour Traffic

‘March 15, 2003
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Eisenhower East Small Area Plan

The Seven Strategies Work!

Infrastructure Works for All Modes

March 15, 2003
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Eisenhower East Small Area Plan

The Seven Strategies Work!

Impacts on Neighborhoods and

] Eien

. I L ol
g 4 e
A1 :y:'fri,?

S L] " Tl
!—"""'-"t_"".'“?.,l

March 15, 2003 19




Fisenhower East Small Area Plan

Urban Design
Ensure Quality Streets and Buildings

Corner-.v.--_--f '
- Aticulation ;
i San face s
dcutatlon

Street wall
Definition

Quality Materials

Articulated Tops

March 15, 2003 ’ 20




Eisenhower East Small Area Plan

Planning Commission unanimously
endorses and recommends approval of:

e Eisenhower East Small Area Plan as part of the City’s
Master Plan, as amended

e Amended King Street/Eisenhower Avenue Metro Station
Small Area Plan to delete the area covered under the
Eisenhower East Small Area Plan

¢ Text amendment modifying existing CDD # 2 &
Establishing CDD # 11

e Amended zoning map with new boundaries for CDD #1,
CDD #2 & CDD # 11, as revised

March 15, 2003
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EXHIBIT No -—i—— ’ /3 Poul Hertel

. . = e A2 1217 Michigan C
Mr. Mayor, members of the City Council 3-/3-23 tenigan o

Since my involvement in Alexandria development issues, | have seen the ugly, the bad and now
the good. This plan is truly one of the best things this city has ever done and you Mr. Mayor
deserve a great deal of credit for providing the stewardship that is bringing this forward. Also Ms,
Fogarty deserves credit for providing us with a very good and well thought out product indeed.

The plan before you symbolizes a radical departure from the ad-hoc and moves the city towards
the urban planning necessary to develop this area.

1 strongly support the plan and urge the adoption for the following reasons.

Goes from measuring net to gross

Provides mixed use, which reduces traffic and provides enhanced livability.
Provides a grid system in order to promote traffic and pedestrian circulation.
open space continuum

g ooao

It is important to note that this is a plan that very much hinges on the implementation of all the
individual pieces. Please bear that in mind.

The traffic reduction

Traffic AM peak hour % reduction # cars reduced Total PCT reduction
Now Net 8,949 - -
Now Gross 7.261 19% 1,689 19%
50/50 split Net 6,187 i2% 2,762 31%
50/50 split Gross 4,957 14% 3,092 435%

Parking

Arlington bases parking ratios on the Transportation management plan (TMP) and availability of
mass transit. The baseline or average is 1.74/ 1000 square feet of gross development. However
they do not have short term parking in their vernacular and in some areas, like Roslyn, the ratio is
down to 1/ 1000 square feet. For Potomac Yard, they have a graduated reduction in parking ratios
over time. Based on the assumption that mass transit will improve over time.

From that perspective, the weighted average for the EE plan is 2.14 not counting street parking.
To bring it into conformity with Arlington's baseline, let alone metro numbers, we should require
1.6 inside 1500 sq. ft and 2.0 outside and no so called short-term parking. | encourage you to
bring it down, more in line with the numbers for transit oriented development.

Parking Table 2,548,000 Sq. Ft

Weighted average parking Ratio 2.14 1.71 1.39 £.07
Number of workers 8918 8018 8918 8918
Absenteeism in % R | CRCTRE P | DUNRSE I | IR |
Number of workers 8918 8918 8918 8918
Number of parking spots 5440 4352 3536 2720
Pct riding cars 61% 49% 40% 31%
Pct not riding single cars 3% 51% 60% 0%

Finally, the development community has expressed concerns about the Plan, but as F ranklin
Roosevelt said, " the only thing we have to fear is fear itself”, This plan is not a detriment but an
enhancement of their opportunities.

So, please adopt the plan with lower parking ratios. Pouwl Hertel




EXHIBIT NO. AL . —ﬁ‘ *
‘ 2-)5-63

Hearing on Eisenhower East Plan at City Council meeting, March
15,2003

My name is Bill Hendrickson and I live in Del Ray at 304 E.
Spring St. The Eisenhower East Plan is outstanding, and I strongly
support it. I want to congratulate all those who participated in
developing it. They should be very proud of what they’ve
accomplished.

I’m particularly impressed by the integrated land use and
transportation strategies designed to reduce the impact of traffic on
city neighborhoods. It’s going to be a challenge, however, to reach
the goal of having 43 percent of people who work within 1,500
feet of the Metro station to arrive in non-single occupancy
vehicles. This leads to the only real concern I have with the plan,
and that is, the number of parking places allowed for office
workers near the Metro. This is probably the only area where we
have an opportunity to additionally reduce the number of cars
coming into the area. There are maximums for what is aliowed, but
this essentially tells developers that they have a right to this many
spaces. I’'m not sure it’s a good idea to lock in these maximums.
Conditions change, and staff needs the leverage to negotiate lower
levels of parking if at all possible. It’s not clear that they would
have this leverage. So I suggest you consider some kind of
amendment to the plan that would make it clear to developers that
the maximums are not rights to X amount of parking bur rather
perhaps guidelines of what could be allowed, depending on the
economic, traffic, and other conditions that exist at the time as
applications for specific developments are brought forward. Than

you.




EXHBITNO. _ (& /3
o 35-03
ASG FOLLOWS VAN FLEET’S LEAD

| am elated that Alexandrians for Sensible Growth (ASG) have
wholeheartedly endorsed my idea for a short term building moratoria -
for East Eisenhower. On the 4™ of March | briefed the ASG “five” on
this innovative idea that 1 have been spearheading for the past five
years. | explained to the ASG members that now is the time to invoke
this short term moratorium as the Supreme Court on the 23d of April
last year ruled that short term moratoriums to assess and correct
infrastructure needs are entirely legal. In fact the Court has stated in
their findings that “moratoria are an essential too! of successful
development”. | also apprised them of three current building
moratoriums in Maryland, specifically in Frederick, Rockville and
Bethesda. The Frederick moratorium is related to a water shortage, in
Rockville the moratorium is related to infrastructure needs and the
Bethesda moratorium is related to increased mass transit rider-ship.

ASG has sent out an e-mail urging citizens to oppose the East
Eisenhower plan and that a critical transportation analysis be
formulated before the plan can be approved. Transportation
shortcomings equate to infrastructure needs, and by asking to shut
down this project until those needs are assessed is in essence a
moratorium. Three years ago | was interviewed by the Gazette and
the resultant headline of that interview read “Van Fleet: Alexandria
Needs Building Moratorium”. Where has ASG been during the past
three years? As far as | am aware, there is no other citizen that has
come forward publicly with this innovative solution to our "sprawl!”
problem. We need to assess all our infrastructure needs and develop
a plan to correct those shortcomings before we build out anything
more. Traffic emanating from the PTO, the new Wilson Bridge and
Potomac Yard are all going to add to our congestion as the g*
densest city in the US.

Remarks by Townsend A. “Van” Van Fieet before Alexandria City
Council on March 15, 2003
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Supreme Court

To the Editor:

On Aprit 23, the United States
Supreme Courtruled that govern-
ments no longer are required to
compensate private landowners
when they temporarily prohibit
them from building on their own
land. In its findings, the court

- highlighted Fort Lauderdale,

Florida, as one example where a

" building moratorium has recently

been enacted.

Of the 17 candidates running in
the last citywide election, I am the
only one who called for a build-
ing moratorium. I supported this
moratorium because I am op-
posed to growth and development
that congests our roads, increases
pollution, overcrowds our schools
and deprives us of open areas and
green space for recreation and
enjoyment. This is smart growth.

Attorneys have referred to such
moratoriums as the “taking” of
private property, which requires
government compensation. How-
ever, this new Supreme Court de-
cision dictates that any claims will
have to be considered on a case-
by-case basis taking into effect the
duration of a meratorium and the
reasons cited in that decision.

The Alexandria City Council
now has the authority to tempo-
rarily establish a building mora-
torium for the city as a whole or
for specific sections of the city, Our
great city has a weak infrastruc-
ture as the traffic congestion, pol-
lution, sub-standard sewers, over-
crowded schools, overstretched

. police and fire services are readily

apparent to all.

Until we can ensure that our in-
frastructure can accommodate
what we currently have already
constructed we should not con-

Comes Through

tinue to build at racehorse speed.
Right now we have 7,000 new
housing units in the pipeline. Ev-
ery day 195 new peaple arrive in
Northern Virginia. By the vear
2020 that means the population
will have increased by 1.2 million
people. This means about 500,000
new housing units and probably
close to a million new cars will be
trafficking our already over-
crowded roads.

For years the City Council has
continued to encourage develop-
ment 1o ensure an ever-increasing
tax base. To do so, knowing that
we have a weak or broken infra-
structure is absolutely irrespon-
sible. Now the city government is
working feverishly to develop the

‘remaining portion of the

Eisenhower Valley. The density of
that development will be astro-
nomical, Why not wait until the
Wilson Bridge and the Patent
Trade Office are finished before we
jump into a new development? By
the year 2020, some 95,000 more
cars a day will be trafficking Duke
and Eisenhower. That's indeed
frightening,

We have to start chanting “slow
it down.” The mayor and Councit
have never met a developer they
could say no to. I's now time to
use this Supreme Court decision
to pause and consider this insane
development and use smart
growth as our criteria to develop
and redevelop the remainder of
the City of Alexandria: Hopefully,
the newly elected Council in 2003
will have the guts to do this.

Townsend A. “Van”
Van Fleet
Alexandria

Mar 2. 2002
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Townsend - Alexandria Needs Building Moratorium

By ANNE L. BAILEY
Special Writer .

Townsend A. Van Fleet sees a lot of new
traffic rolling into Alexandria, and he wants
to put the brakes on it.

As a result, Van Fleet, 65, is running for
City Courcil on a “Anti-Spraw]” platform.

He has called for putting a moratorium on
building major new developments in Alexan-
dria until the city can come up with plans for
building the new roads, schools and other
infrastructure needed to handle them.

“Just slowing development is not the an-
swer,” Van Fleet said. “We are even beyond
the point where it’s appropriate to call for
‘Smart Growth.””

“We are at or near the saturation point. We

need a moratorium on major building projects - -

in the city, until we can assess the impact of
the 6,000 new homes we have on deck right
_ now,” he said. “They are going to have a big
impact on our quality of life. We need to come
up for plans for dealing with them.”

Van Flect was referring to new houses ei-
ther being built or approved for construction,
according to the city records, and the City
Council’s approval last fafl of further devei-
opment at Potomac Yard.

Looking to Loudoun

Van Fleet said Alexandrians need to follow”

the lead of Loudoun County voters, who were
50 upset about problems stemming from that
county’s breakneck growth that they threw
eight of nine county supervisors out of office
in November, and voted in a siate of anti-
spraw] candidates to replace them.

Noting that each of six current members of
Alexandria City Council have served a mini-
mum of six years, and some have been in

office for as long as 15 years, Van Fleet is

Townsend Van Fleet

calling loudly for a leadership change.-
“City Council has had plenty 6f time to
address the issues of gridlocked roadways,
overcrowded schools and other byproducts
of growth,” he said. “Theirtime is up. They’ ve
had their chance to guard the quality of life in
this c1ty, and they’ve blown it.” Van Fleet said

" he is running for office out of 2 desire to

perform a public service for the city.
If elected, Van Fleet said he would under-
take such projects as efforts to:

B Preéserve Alexandria’s waterfront from

overdevelopment;

B Build schools so the c1ty 8 chlldren will
not have to attend classes in trailers;

B Ask the city’s police force to take abigger
role in sorting out traffic jams;

W Work to combat air pollution caused by
the increase in city traffic; and

Source: A]éxandria Gazette, dtd. January 20, 2600

EHold some Clty Council meetingsin such
nelghborhoods as Del Ray and the West End
to increase citizen participation in civic deci-
sion-making.

Saving Neighborhoods

Such positions helped convince Linda Cou-
ture to throw her support to Van Fleet early
on.

“He’s concerned about quality of life issues
in Alexandria,” said Couture, an Old Town
resident who is co-host of “Alexandria Im-
pact,” a local cable-television show.

“Right now City Council seems to be reac-
tive. Residents are having to organize con-
stantly to help save their neighborhoods,”
said Couture, who ran unsuccessfully as a
Republican for City Council three years.ago.
“I think Van can contribute some strategic
planning, so we’re not deciding on develop-
ments neighborhood by neighborhood, zon-

" ing ordinance by zoning ordinance. He will

help the city do some hard thinking about
what it wants, and how to get there.”

‘Military Man

Couture said she sees Van Fleet as a suc-
cessful man with proven leadership experi-
ence, one who sets goals-and meets them. For
examples, she points to his resume. After.

- graduating from the U.S. Military Academy

at West Point in 1958, Van Fleet servedinthe
Army for 23 years, including assignfncnts’in
Vietnam, before he retiring as a colonel in
1931.

That year he created Van Fleet Associates,
a lobbying firm that represents corporations
on Capitol Hill and before federal agencies.
The company was reorganized as the Van

‘See VAN FLEET, page 47




Van Fleet Nbf’Beholdeii """"" i
To Special Interest Groups

Continued from page 3

Fleet-Meredith Group in 1989:

Van Fleet said he has chosen to
run as an independent, because he
does not want to be beholden to any
special interests. Van Fleet serves
as chairman of the board. of
Nyumbani Orphanage in Kenya
which cares for children orphaned

: by the ATDS epidemic. He helped
raise about $180,000 for the orgam-
zation last year. .

Linda Daniel, the campalgn ]
fund-raising chair, said Van Fleet's
fund-raising for the orphanage was
one factor that helped convince her
to support him.

© “Van’s got the icadership ablhty,
discipline and respect needed to

" bring people together for a cause,”

satd Daniels, who works as 2 politi-

cal fund-raiser on Capitol Hill. “He

will be effective in getting people to

compromlse and to stay on track.”

Local Lobbylst

Van Fleet, who is divorced, is the.
father of two daughters: Bonnie,.

40, a homemaker who lives in
in Alexandria and works as an ar-
has lived in south Old Town near

the Potomac River for 14 years, and
4n Northern Virginia for 26 years. .

Experience asalobbyisthastaught '
Van Fleet the pitfalls that special-.
interest groups hold for elected of-..

ficials, and how to avoid them, said
George Mohrmann, his campaign
manager and friend of 30 years."
That experience has ed him to run
as an independent candidate w1th-‘i
out secking the endorsement of &i- |
ther the Democratxc or Republican
parties.

“He is one of thosc few candl-

“ dates who can avoid the tempta-

tions of - special interests,”
Mohrmann said. *Van is_an inde-
pendent-thinker who can keep in
mind the best mterests of the city’s
citizens.”.’

Van Fleet sa1d ‘too many Clty
Council membcrs are financing their
campaigns, with ‘donations from |
developers and other specxal mter— 7
€St groups.

“This councﬂ has foliowed the
lead of the developers, lock, stock |
and barrel,” he says. “Well, weneed *

" 4o elect candidates who can per-

formTor the people and ot for the .
developers.” "

“Maybe you've heard what peoplc ‘

“are saying afound town,” he ‘said.”
“‘Clty Council never mct ‘A devel-
" oper they didn® tiover - * *
Manassas, and Rohin, 35, wholives

Van Fleet plans to ofﬁcm!ly kick’

: " off his campaign from 6-8 P m. on
chivist at Howard University. He

Thursday, Feb, 24, at the H11£on‘

'Mark Center Hotel at’ Semmary

Road and Beaureoard Street. For a
schedule of earller fund- ralsmg
events and other mformatlon, see !
his Web - Slte v at
whHW. vanﬂeetZ 000 com.




EXHIBIT NO. _7__ | A S
3-7/5-03
THE SEMINARY HILL ASSOCIATION, INC.
Alexandria, Virginia
March 14, 20003

To the Mayor and Members of Council:

This is to memorialize you that the Executive Board of the Seminary
Hill Association at its monthly meeting March 12 unanimously passed a
resolution asking that a letter be addressed to the Alexandria City Council
regarding the Eisenhower East Plan that makes the foliowing four points:

* First, we believe that the process for developing the East
Eisenhower plan was exemplary and we urge that a similarly open and
transparent process be used to develop the plan for West Eisenhower.
in that connection we believe that Eileen Fogarty and her staff deserve the
thanks of the community for their hard work.

* Second, no plan is perfect and the Eisenhower East Plan is no
exception. The traffic impacts projected in the Plan threaten daily rush
hour gridlock. As a remedy, We believe that the City must adopt a lower
parking ratio for the site and introduce it gradually to an average of 1.3
spaces per 1000 gross square feet of construction rather than the 2.0
average proposed in the Plan. The 1.3 ratio is more in keeping with mixed
use construction and will help reduce the burdensome traffic problem. It
also is consistent ratios imposed by neighboring jurisdictions.

* Third, the Plan build-out makes construction of a ramp
connecting the Beltway with Mill Road an urgent requirement, not
something on the drawing boards with a 5-7 year time frame. While
Council cannot control VDOT planning and funding, the City more
aggressively must pursue the earliest possible construction date.

* Fourth, too often in the past plans like those for East Eisenhower
have been sabotaged by exceptions granted to property owners and
developers on grounds of hardship, market requirements, or other claims.
Council must reject all temptations to tinker with the Plan today or in the
future in order to satisfy special pleadings.

Sincerely,
(Signed) Joseph Gerard
Vice President \
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March 12, 2003

Honorable Mayor and Members of City Council
Room 2300, City Hall

301 King Street

Alexandria, VA 22314

Re: Eisenhower East Planning Study - Hoffman Properties

Dear Mayor Donley and Members of Council:

| am writing on behalf of the Hoffman Family, LLC (*Hoffman”), to comment on the
proposed Eisenhower East Small Area Pian and related rezoning and text amendment. The
proposed Small Area Plan has much to commend and we appreciate the efforts of the planning
commission, staff and consultants.

The 56 acres of Hoffman properties constitute the majority of the remaining undeveloped
land within the Eisenhower East study. Hoffman is thus the most affected by the proposed plan
and rezoning. Hoffman is also the individual holder of several zoning approvals for the planned
development of all the remaining vacant land parcels in Coordinated Development District-2
(“CDD #2"), except for a 3.0 acre tract owned by the American Truckers Association. | have
attached a synopsis of the pending CDD concept plan SUP, preliminary development plan SUP
and transportation management plan SUP (*Hoffman Approvals”}{Exhibit A).

The draft plan makes major changes fo the uses and densities that were unanimously
approved for the Hoffman properties by the City Council in 1998. For example, the plan
reduces the total amount of office floor area on the Hoffman Properties by approximately one
million square feet.

The Hoffmans have expressed a willingness to cooperate with the City in this planning
process. Over the last year, they have participated in the planning process and offered
numerous compromises. We have, however, consistently raised concerns about a number of
elements in the draft plan, rezoning and text amendment with the staff and the planning
commission. Several of these concerns have not been addressed. We believe our requests
are justified both by sound planning principles and fundamental fairness.

If these remaining issues are not addressed, it will be very difficult for the Hoffmans fo

abandon their vested City Approvals, and proceed with the implementation of the Eisenhower
East Plan.

REA: 146810 v. 1
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These issues are described below:

1. Maximum Paiking Ratios

Office Parking.

The proposed maximum office parking ratio of 1.66 employee cars per 1,000 gsf is well
below the needs of office tenants and will affect the marketability of office space, create spill-
over parking, or both. This mandatory reduction would require at least 47% of employees to
travel to work by means other than a single-occupancy vehicle. We believe this goal is too
aggressive.

We are aware of no private sector office user that has achieved this level of reduction in
Alexandria, and only one federal agency, the USPTO, which is under development, has
approached this standard in Arlington. Ironically, other aspects of the draft plan discourage
similar such federal agency tenants for Eisenhower East. Very high SOV reductions in this
location are limited by the availability of transit connections to the south, west and east. The
failure to build adequate parking will create a permanent problem that adversely affect the long-
term competitive viability and economic vibrancy of Eisenhower East.

Residential Parking

The proposed maximum ratio needs to allow for flexibility for different types of residential
development. The proposed maximum ratic of 1.1 spaces per 1,000 GSF may be appropriate
for high rise rental apartments with a high percentage of one bedroom units, but it is too low for
townhouses or high-end mulitiple bedroom condominiums. Furthermore, the number of
residential parking spaces does not correlate directly to vehicle trips. Many families may own
more than one car but not drive them to work every day. A parking ratio of 1.5 spaces per 1,000
GSF is more appropriate for the market in CDD #2 and provides greater flexibility to plan
residential developments that encourage families.

Retail Parking

Retail is a highly desired element of the Eisenhower East plan, yet the limitations on
retail parking will adversely affect its viability. Retailers in this market often require a minimum
of four to five spaces per thousand. I[ncreasing the retail parking ratio will not adversely affect
traffic congestion since retail is an off-peak trip generator. The plan also appears to include
“entertainment” uses, presumably including the cinema, in the 2.0 per thousand maximum
parking ratio. This ratio is less than half the daytime parking demand from the cinema and far
less than the evening and weekend peak demand.

2. Existing/ Approved Buildings and Parking Should be Grandfathered

As we have previously informed the planning staff, Hoffman has binding, long-term
leases for the existing office uses of Hoffman Buildings | and Il and daytime theatre use. These
tenants have required 3,000 parking spaces. These spaces may be relocated from the existing
surface parking into a parking structure and may be shared during non-business hours with the
AMC Theatre which has a leasehold requirement for 3,000 spaces seven days a week.
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However, these 3,000 spaces cannot be counted toward the needs of other future office
buildings and any application of maximum parking ratios must exclude these spaces required
for existing tenants. The approved parking garage on Mill Road, the Hoffman Buildings 1 and i,
and the theatre should be grandfathered and not included in the calculation of maximum parking
ratios.

3. Downzoning of Blocks 24 and 25A

Below-grade parking will not be practical in certain locations due to high water tables, soil
contamination, etc. Although the plan does not require underground parking, it reduces the
allowable building floor area if two levels of parking are not built below grade. The subsurface
conditions will not allow underground parking on Blocks 24 and 25A. However, the plan
assumes all the parking for these blocks will be underground. The penalty for above ground
parking on these blocks would be approximately 50% of the allowed floor area and thus would
cut the density for these blocks in the Hoffman Approvals in half.

The draft CDD Text Amendment proposes to rezone Blocks 24 and 25A from the CDD #2 to
the CDD #11. It aiso proposes to reduce the maximum floor area ratio permitted without a CDD
Special Use Permit from 1.25 to 1.0 for these blocks. This downzoning was never studied or
discussed during the extensive planing process and is not justified. We object to this
downzoning and request that these blocks remain in CDD #2.

4. Access to Blocks 9A and 9B

The proposed street network limits access from Eisenhower Avenue to block 9B to right in/
right out by eliminating the road on the west side of the metro station that would form a four way
intersection with Swamp Fox Road. We request that access be allowed at a four-way
intersection with Swamp Fox Road including a median break.

5. Re-design of Stovall Fly-over

The Small Area Plan accepts the current VDOT design of an elevated “fly-over” ramp from
the Telegraph Road interchange o Stovall Street at Eisenhower Avenue. We believe this
elevated ramp conflicts with the “urban” character of the plan and severely restricts access to
both block 9A and the existing Holiday Inn. We propose that the small area plan include
redesign of this ramp and that the City and Hoffman re-open discussions with VDOT fo review
alternate designs for this ramp.

6. Proposed Road between Blocks 11 and 12

The proposed east-west road between blocks 11 and 12 divides this important development
block into very small development parcels. We request that this street be eliminated.

7. Infrastructure Costs

The proposed plan dramatically increases the cost burden of constructing public
infrastructure by greatly increasing the amount of roads, plazas and public spaces. The
implementation section of the plan recognizes that a significant portion of these additional costs
should be borne by the public. As the plan proceeds toward implementation, the majority of
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increased costs for public improvements should be funded through the City’s capital
improvements program. The proposed extension of the Metro platform should be funded by
WMATA.

8. Parallel Parking along Eisenhower Avenue

We disagree with the proposal to allow parallel parking along Eisenhower Avenue west of
Mill Road. If sufficient off-street parking is allowed, this parking will not be needed. Traffic
volumes will require access to all six through lanes in the near future. Allowing parking that will
need to be removed creates a public perception that something is being taken away.

We appreciate your consideration of our concerns and request that you amend the draft

plan to address these issues.

Jonathan P. Rak

Enclosures
cc: Ms. Eileen P. Fogarty, Director, Department of Planning and Zoning

Mr. Hubert N. Hoffman, ill
Michael Perine, Esq.

WREA\146810.2




Exhibit A

Synopsis of Existing Hoffman Zoning Approvals

* CDD Development Conceptual Design Plan. Encompasses the entire 56 acres of
Hoffman Properties within CDD #2, designated by land development blocks numbered 1-
11 ("Blocks 1-11"), approved by City Council on February 21, 1998 with amendments on
Junel3, 1998 (“CDP”). Establishes approved uses, approximate block sizes, individual
block densities or floor area ratios, amounts of structured parking on each Block,
comprehensive road network, and maximum building heights in each Block.

* Preliminary Development Plan Special Use Permit # 98-0042. Encompasses Blocks
2,3,4,5 and 6, bordered by Mill Road, Eisenhower Avenue and Stovall Street (“Town
Center”), approved by City Council on June 13, 1998 with amendments on November 18,
2000 (“PDP”). The PDP includes the existing AMC Theaire, Hoffian Buildings, and
Retail Plaza as well as an eight level parking garage in Block 3, two new office/retail
buildings in Block 5 adjacent to Eisenhower Avenue and further approves the planned
level of development for Block 2 specified in the CDP. The private road network for the
Town Center and several new buildings have been fully constructed pursuant to the PDP,
In addition, substantial public improvements for the entire Town Center required by the
PDP have already been performed and a final site application is now under review by
City staff for the construction of the developer’s next subsequent phase.

* Transportation Management Plan Special Use Permit # 98-0043. Encompasses the
entirety of Blocks 1-11, provides a comprehensive approved road network, schedule of
public road improvements and development proffers, amounts, size and locations
(underground or above grade) for the structured parking garages and surface parking
spaces approved in the CDP, and establishes the parameters of the {ransportation
management plan for Blocks 1-11, approved by City Council on April 18, 1998, with
amendments on June 13, 1998. (“TMP™) Substantial portions of the road network,
parking, public road improvements and development proffers approved and/or required
by the TMP, have already been constructed and/or performed.

* Coordinated Sign Program Special Use Permit # 97-0163. Encompasses the entirety
of Blocks 1-11 and establishes a hierarchical priority, detailed design requirements, and
approximate sizes and locations for ground-based, building-mounted, and free-standing
illuminated signs, street signs, retail signage, decorative and directional markings for the
Hoffinan Properties, approved by City Council on June 13, 1998 (“CSP”). Numerous
building mounted signs, street signs and the signature Hoffiman Town Center free-
standing illuminated sign have already been constructed pursuant to the CSP.




SPEAKER’S FORM )3/
PLEASE COMPLETE THIS FORM AND GIVE IT TO THE CITY CLERK 2/ “D}
BEFORE YOU SPEAK ON A DOCKET ITEM.

DOCKET ITEM NO. L 5

PLEASE ANNOUNCE THE INFORMATION SPECIFIED BELOW PRIOR TO SPEAKING.

1. NAME: H?YNAKD MDD LETIN
2. ADDRESS: 310 _fFRvew {mR_ PR, Fapis GW’(C%\%

TELEPHONE NoO. 202 b\{\ q’?/)/‘rfE-MAIL ADDRESS: MMNX
3. WHOM DO YOU REPRESENT, IF OTHER THAN YOURSELF? Wprirreg MW/&

4. WHAT IS YOUR POSITION ON THE ITEM?

FOR: AGAINST: OTHER: &~

5. NATURE OF YOUR INTEREST IN ITEM (PROPERTY OWNER, ATTORNEY,
LOBBYIST, CIVIC INTEREST, ETC.):

Af;TOaN\%;k

6. ARE YOU RECEIVING.COMPENSATION FOR THIS APPEARANCE BEFORE
COUNCIL? YES NO

This form shall be kept as a part of the Permanent Record in those instances where financial interest
or compensation is indicated by the speaker.

A maximum of 5 minutes will be allowed for your presentation. If you have a prepared statement,
lease leave a copy with the City Clerk.

Additional time, not to exceed 15 minutes, may be obtained with the consent of the majority of the
Council present, provided that notice requesting additional time with reasons stated is filed with the
City Clerk in writing before 5:00 p.m. of the day preceding the meeting.

The public normally may speak on docket items only at Public Hearing Meetings, and not at Regular
Meetings. Public Hearing Meetings are usually held on the Saturday following the second Tuesday
in each month; Regular Meetings are regularly held on the Second and Fourth Tuesdays in each
month. The rule with respect to when a person may speak to a docket item can be waived by a
majority vote of Council members present, but such a waiver is not normal practice. When a speaker
is recognized, the rules of procedures for speakers at public hearing meetings shall apply.

In addition, the public may speak on matters which are not on the docket during the Public Discussion
Period at Public Hearing Meetings. The Mayor may grant permission 1o a person, who is unable to
participate in public discussion at a Public Hearing Meeting for medical, religious, family emergency
or other similarly substantial reasons, to speak at a regular meeting. When such permission is
granted, the rules of procedures for public discussion at public hearing meetings shall apply.

Gauidelines for the Public Discussion Period

. All speaker request forms for the public discussion period must be submitted by the time the
item is called by the City Clerk.

»  No speaker will be allowed more than 5 minutes, and that time may be reduced by the Mayor or
presiding member.

«  1f more than 6 speakers are signed up or if more speakers are signed up than would be allotted
for in 30 minutes, the Mayor will organize speaker requests by subject or position, and allocate
appropriate times, trying to ensure that speakers on unrelated subjects will also be allowed to
speak during the 30-minute public discussion period.

+  Ifspeakers seeking to address Council on the same subject cannot agree on a particular order or
method that they would like the speakers to be called, the speakers shall be called in the
chronological order of their request forms® submission.

+  Any speakers not called during the public discussion period will have the option to speak at the
conclusion of the meeting, after all docketed items have been heard.

h:/clerk/forms/speak.-wpd/Res. No. 1944; 11/05/01
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ROUGH DRAFT
VERBATIM TRANSCRIPT
CITY COUNCIL OF ALEXANDRIA, VIRGINIA

SATURDAY, MARCH 15, 2003 — PUBLIC HEARING MEETING

® R kR %

Following are the comments of Linda Couture on the Eisenhower East Small Area Plan:

Couture:

Mayor:;

Couture:

Mayor:

Couture:

P’m speaking both for as a board member of Alexandrians for Sensible Growth and
on a personal note. First of all, when I ran for Council in 1997 unsuccessfully, I
really was asking for vision, for long-range planning, and so when this process
started with the Plan for Planning and then this, no one could have been more
excited than I. And, I'm still as excited as I was when I heard about it from the
outset. So, I'm here just to clear up three things. First of all, Alexandrians for
Sensible Growth is endorsing and supporting the Seminary Hills Association
parking proposal which is 1.3 spaces per thousand square feet of growth. So, we
want to go on the record for that. The next issue is semantics. The Alexandrians
for Sensible Growth has never endorsed, asked for in its mission statement or
anywhere for a moratorium on development. We think that would be expensive,
unreasonable, time consuming and just more battles with the business community,
and we don’t think it 1s the way to go. The other thing is

But, shouldn’t you be talking to that other guy who says you think it is the way to
g0?

He needs to read some of our literature,

Yeah, do you two want to get in the back of the room and get on the same sheet
of music?

And, finally, when Alexandrians for Sensible Growth sent a letter to Council
talking about the fact that we like this plan, we commended the Council, Eileen
Fogarty, the Planning Commission and everyone involved and think it is a step in
the night direction and liked it. We, like other people, had some concerns with the
traffic and the impacts. So, when the message went out, the word deferral was
used which was saying, “maybe we should wait and approve finally after some of
those issues been address.” The word deferral should not be confused with the
word moratorium because we never asked for nor do we want a moratorium, and
we don’t want the plan to be turned down. We want it to be strengthened and
looked at some of these issues, the parking and traffic. Thank you very much.




Mayor:

Couture:

Mayor:

Couture:

Eberwein:

Mayor;

Eberwein:

Couture;

Eberwein:

Mayor:
Couture:
Mayor:

Couture:

So, then you, let see, you don’t wholeheartedly endorse my idea for a short-term
building moratorium.

No, let me read from our, it’s on the web, it’s on the web as a public record. We
talked about this candidate’s proposed moratorium on all development. Our
respond is: ASG believes, this is a quote directly, ASG believes that such a
moratorium would lead to unproductive, expensive and time consuming battles
with our business community. Thank you.

Okay.

Have you any other questions?

Wait, may I ask a question?

Sure.

I received a huge number of e-mails. I was told they were generated by
information that your group put out that specifically said don’t support this plan.
And every e-mail that T have received has said that this plan should be opposed.
That it would to lead to absolute terrible things in terms of parking and everything
I’ve heard 1s that it was your organization that started that mass e-mail campaign.
And, you know, I'd like to know which way are we playing it here. Now, we're
endorsing after the Seminary Hills meeting or are all these e-mails that we're
supposed to answer that were generated by your group absolutely opposing this
plan. People saying, we will watch the Council Members. Those who approve
this plan, we will not vote for. Where did those come from? They didn’t come
out of thin air,

The, I mean I have a record of all of the e-mails that I think I can certainly provide
those to Council.

These things came out in a flyer. I was told that the flyer was distributed.
Do you have a copy of the flyers?

I don’t have the flyer. |

Um. Was there a flyer that was put out by ASG?

I have to get back to you on this because




Mayor;

Couture:

Mayor:

Couture:
Mayor:

Couture:

Eberwein:
Cleveland:

Eberwein:

Pepper:

Couture:

Mayor:

Cleveland:

Couture:

Mayor:

Cleveland;

Mayor:
Parry:
Couture:

Parry:

Oh, wait a minute, there is just five of you. You know, it’s not like you got to go
search the institutional memory here?

Did we hand out a flyer? Or send one?

Yeah, I mean there’s five people in your group. I would think that you would be
able to understand and keep up with what everybody’s. This isn’t like it’s major
league baseball. I mean...

We handed out flvers.

Did you put out a flyer?

We handed out flyers. We handed flyers out at all of the political forums so far.
No, no. Twastold.......

Can we stop the politics and get on with the Plan?

neighborhoods were plastered with flyers to oppose to this.

Kerry.

If there 1s, I need to ask the husband of our president because I'm not aware of the
flyer. I didn’t hand out flyers. I did not sec a flyer.

Well, did...

Can we get on with the Plan?

No, I didn’t see a flyer. T'd like to be able to ask

Why don’t you ask, why don’t you ask

This is politics. It’s politics......

Bill, Bill, Claire has the floor. You want to address it, Mr. Parry?
May L

Sure. I didn’t see one.

There was a flyer, and it requested, it made a very, very specific request that




Eberwein:

Parry:

Eberwein:

Parry:

Eberwein:

Parry:

Eberwein:

Parry:

Eberwein:

Cleveland:

Euille:
Donley:

Euille:

approval, that this plan be opposed because we wanted approval, we did not want
it approved today. We wanted deferral, and it very, very specifically said why we
wanted deferral. And, the deferral was so that the traffic could be studied, and so
that the parking problems could be addressed.

That is not correct. What I have been getting, and I think every Council Member
has been getting the same e-mail.

1 seen them.

Your flyer said that apparently until a transportation master plan was completed
for the entire City this was just going to promote absolute terrible things for the
City. We have received probably thirty or forty e-mails generated, I believe, from
your organization, absolutely telling people to go on record against this. That this
was terrible, and until a complete transportation master plan was done which
would probably take two to three years, that no one should go out for this plan.
That’s what I’ve received and yet you’re coming back here today and telling us
that you endorse the plan with a letter that I believe was probably written after the
Seminary Hills meeting which occurred I believe two nights ago. I want to know
if you plan on informing everyone that you sent the flyer out to that you have now
switched your position.

If, if this parking amendment is adopted.
I asked a simple question, yes or no?

We said if it’s adopted, it can be approved, because this parking amendment goes
far enough to address the traffic and parking problems.

I’'m sorry, you’'re being inconsistent.

I don’t think so, Claire.

Oh, yes you are!

So, is this Council. Let’s move on with the other.
Kerry.

Mr. Euille.

Mr. Euille, I move that we close the public..............

H:\03150313claire. wpdiverbatim\bij\d 9403 '
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