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EXHISIT NO. —
9-1-00b
Introduction and first reading: 9/12/2006
Public hearing: 9/16/2006
Second reading and enactment: 9/16/2006

INFORMATION ON PROPOSED ORDINANCE
Title

AN ORDINANCE to amend and reordain the 1992 Master Plan (1998 ed.) of the City of
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore
approved by city council to such master plan as Master Plan Amendment No. 2006-0002 and
no other amendments, and to repeal all provisions of the said master plan as may be
inconsistent with such amendment.

Summary

The proposed ordinance accomplishes the final adoption of Master Plan Amendment No.
2006-0002 to incorporate a series of amendments, previously approved by the planning
commission and city council, into the Eisenhower East Small Area Plan.

Sponsor
Department of Planning and Zoning
Staff

Eileen P. Fogarty, Director of Planning and Zoning
Ignacio B. Pessoa, City Attorney

Authority

§ 9.01, Alexandria City Charter
§ 11-900, City of Alexandria Zoning Ordinance

Estimated Costs of Implementation

None

Attachments in Addition to Proposed Ordinance

None
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EYHIZIT NO. A

ORDINANCE NO.

AN ORDINANCE to amend and reordain the 1992 Master Plan (1998 ed.) of the City of
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore
approved by city council to such master plan as Master Plan Amendment No. 2006-0002 and
no other amendments, and to repeal all provisions of the said master plan as may be
inconsistent with such amendment.

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

1. In Master Plan Amendment No. 2006-0002, an application has been made to
amend the Eisenhower East Small Area Plan Chapter of the 1992 Master Plan (1998 ed.) of the
City of Alexandria, as variously described infra.

2. The said amendment has heretofore been approved by the planning commission
and city council after full opportunity for comment and public hearing.

3. All requirements of law precedent to the adoption of this ordinance have been
complied with; now, therefore,

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the Eisenhower East Small Area Plan Chapter of the 1992 Master
Plan (1998 ed.) of the City of Alexandria, be, and the same hereby is, amended as described in
the staff report and exhibits from the June 17, 2006 public hearing meeting of City Council,
attached hereto and incorporated fully herein by reference.

Section 2. That the director of planning and zoning be, and hereby is, directed to
record the foregoing amendments, as the Eisenhower East Small Area Plan Chapter of 1992
Master Plan (1998 ed.) of the City of Alexandria, Virginia.

Section 3. That all provisions of the of the 1992 Master Plan (1998 ed.) of the City
of Alexandria, Virginia, as may be inconsistent with the provisions of this ordinance be, and
same hereby are, repealed.

Section 4. That the 1992 Master Plan (1998 ed.) of the City of Alexandria, as
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (1998
ed.) of the City of Alexandria, Virginia.

Section 5. That the city clerk shall transmit a duly certified copy of this ordinance to
the Clerk of the Circuit Court of the City of Alexandria, Virginia, and that the said Clerk of the

Circuit Court shall file same among the court records.

Section 6. That this ordinance shall become effective upon the date and at the time
of its final passage.
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WILLIAM D. EUILLE
Mayor

Attachment

Introduction: 9/12/2006
First Reading 9/12/2006
Publication:

Public Hearing:

Second Reading:

Final Passage:
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Docket Item #11-A

MASTER PLAN AMENDMENT #2006-0002

EXHIBIT ND. ’

Planning Commission Meeting
June 6, 2006

ISSUE: Consideration of a series of amendments to the Eisenhower East Small Area
Plan related to specific blocks, including increases to floor area, density,
height, site area, principal use, ground floor retail, labels on various blocks
and urban squares, street layout, and changes to make the plan consistent with

" the Eisenhower East Design Guidelines, the approved Hoffman CDD
Concept Plan #2005-0002, and various density bonus and transfer provisions.

LOCATION: Area within the boundaries of the Eisenhower East Small Area Plan, bounded
generally by Duke Street, Holland Lane, Telegraph Road, and the southern
boundary of the city.

STAFF: Department of Planning and Zoning

PLANNING COMMISSION ACTION, JUNE 6, 2006: On a motion by Ms. Fossum, seconded
by Mr. Komoroske, the Planning Commission voted to recommend approval and adopt the resolution

for MPA 2006-0002, subject to compliance with all applicable codes, ordinances and staff
recommendations. The motion carried on a vote of 6 to 0; Mr. Dunn was absent.

Reason: The Planning Commission agreed with the staff analysis.

Speakers:

Mr. Jonathan Rak, representing the Alexandria Sanitation Authority, remarked that the Authority had
no objection to deleting a footnote from Figure 4-10 of the Small Area Plan as earlier requested by
a property owner. However, Mr. Rak noted that the Authority continues to have a need to expand
its facilities.

M:s. Ellen Pickering spoke concerning the open space formula (Docket Item #11B) and the Master
Plan Amendment. In regard to the Master Plan Amendment, Ms. Pickering stated that Hooffs Run
Dr. should not be classified as a ‘C’ street as indicated on the Carlyle Block P special use permit.

STAFF RECOMMENDATION: Staff recommends that the Planning Commission adopt the
following amendments to the Eisenhower East Small Area Plan.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

I SUMMARY

The Eisenhower East Small Area Plan (EESAP or Plan} was adopted by City Council in April, 2003
as a new chapter to the 1992 Master Plan. The arca covered by the EESAP, bounded generally by
Duke Street, Holland Lane, Telegraph Road, and the City’s southern boundary, includes three
Coordinated Development Districts (CDDs) — CDD#1 (Duke Streer), CDD#2 (Eisenhower Avenue
Metro), and CDD#11 (South Cariyle). The Plan, along with the CDDs and subsequent Eisenhower
East Design Guidelines (Design Guidelines), seeks to encourage the development of a new transit-
oriented urban neighborhood that includes a balance of jobs, housing, and retail activity, as well as
a substantial variety of open space.

The Plan has created a shared vision among the community, property owners and the City concerning
the future direction of this neighborhood. The Eisenhower East planning effort is now well into the
implementation stage, where the Plan’s overall vision is being realized. The certainty and assurance
of the Plan, coupled with the

pace of development throughout  Eisenhower East Development Pipeline
greater Washington has meant peercemm e — N
that the neighborhood’s build-out 8 '
is occurring faster than @
anticipated. The EESAP
anticipated ultimate build-out
through 2020; today there is [8
approximately 14 million square §
feet of building space currently §
in the development planning fe
process at either the preliminary, |,
concept, or final stages within
the Eisenhower East/ Carlyle
CDDs. This figure includes the
6.68 million square feet of development approved for the Hoffman Concept Plan, which may take
10 to 15 years to achieve full development.

el -

The primary purpose of this amendment is to ensure that the Eisenhower East Small Area Plan
conforms to the Design Guidelines as approved by Planning Commission. In addition to the Design
Guidelines amendments, there are amendments related to the Hoffman Concept Plan and the ATA
and Marriott proposals.

Specifically, during the course of planning process since the adoption of the Plan, and the review of
the concept plans, DSUPs and related submission in that process, some changes have occurred which
are addressed in this amendment. However, those changes recommended and adopted, as wel] as
those undergoing current review, have remained consistent with the spirit, intent and goals
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MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

contemplated in the Plan. Most important, the underlying balance of uses and their location, the
provisions for substantial open space in the form of parks and RPA, neighborhood and urban
squares, and the inclusion of a broad median in Eisenhower Avenue, has been maintained or

improved upon through the planning process and this proposed amendment. This update to the
EESAP will ensure that the Plan remains current and relevant.

The specific items to be amended fall into four categories:

1) Eisenhower East Design Guidelines: Guiding principles of development for the area as approved
by the Planning Commission.

2) Hoffinan Concept Plan: Plan submitted by the Hoffman Company goveming the development of
the Company’s land holdings within the Eisenhower East area.

3) ATA Density Bonus: Proposed development on Blecks 19 and 20 that includes the request for a
bonus increase of height as incentive for the provision of affordable housing.

4) Marriott Transfer of Development Area. Proposed development on Block 16 that includes a
transfer of development area from Block 17.

5) Technical Amendments: Technical and/or minor changes to the Plan and/or Design Guidelines.

The above matters, as well as the other projects currently in the development pipeline, are beneficial
10 the Eisenhower East area and in keeping with the tenets of the Small Area Plan;

IL ER PLAN AMENDMENT

As discussed in the Summary above, the proposed master plan amendment will revise several items
(both text and figures) within the Eisenhower East Small Area Plan to bring the Plan into conformity.
It will also bring the Plan up-to-date in light of recent DSUP approvals.

1. Revisio jni isenhowe) Design Guidelines

The Design Guidelines for the Eisenhower East Small Area Plan were approved by Planning
Commission on March 9, 2006, and serve as the guiding principles for the design of the buildings,
streets, and public areas of Eisenhower East. In the course of review, revision and adoption of the
approved Hoffiman Concept Plan, certain details of the Design Guidelines were modified over the
preliminary details in the Plan to reflect the actual field conditions bronght out during the review of
the Hoffman proposals, most notably along at the Hoffiman properties fronting Eisenhower Avenue.

3



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

The following provisions are proposed to bring the Plan into conformity with approved Guidelines
regarding street section measurcments:

Page 6-2: (Figure 6-2: Eisenhower Avenue Street Section) Reconfigure street section measurements
(east of Mill Rd.) to conform to measurements shown on page 31 of the approved Design Guidelines.
This modifies the trave! lanes’ width from 33 feet to 32 feet and the park median’s width from 30'-
36'to 27'-38'.

Page 6-3: (Figure 6-3: Eisenhower Avenue with Park Median) Reconfigure street section
measurements (east of Mill Rd.) to conform to measurements shown on page 31 of the approved
Eisenhower East Design Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet
and the park median’s width from 30'-36' to 27'-38".

In third paragraph, change the interval of strect tree spacing from 30 feet to 25 feet to conform to the
measurement on page 32 of the approved Design Guidelines.

Pape 6-4: (Figure 6-4: Eisenhower Avenue Street Section) Reconfigure street section measurements
{west of Mill Rd.) to conform to measurements shown on page 30 of the approved Design
Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet and the median’s width
from 12'-14' to 17-26'. The bike lane and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit maximum flexibility for the future configuration of this space.

Page 6-5: (Figure 6-5: Eisenhower Avenue with Bike Lanes) Reconfigure street section
measurements to conform to measurements (west of Mill Rd.) shown on page 30 of the approved
Design Guidelines. This modifies the travel lanes’ width from 33 feet to 32 fect and the median’s
width from 12'-14'to 17'-26' The bike lane and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit maximum flexibility for the future configuration of this space.

Change wording in second paragraph to read: Eisenhower Avenue pedestrian zone will also
accommodate a bike lane. Future bike lane conditions will require City Council approval.

Page 6-7: (Figure 6-7: Typical Streef) Delete note pertaining to bike path.

Page 6-8: (Figure 6-8: “A, B, and C"” Streets) Reconfigure street layouts and designations to
conform to the illustration shown on page 15 of the approved Design Guidelines.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

2. jons P ni Hoffman Concept Plan

As the Commission is well aware, the Commission recommended and the City Council approved
five Stage 1 DSUPs (DSUP #'s #2005-0031 through 0035) in February, 2006. These
recommendations and approvals cuiminated 15 months of review and revision to the Hoffman
concept plan, numerous meetings with the Applicant, work sessions before the Planning Commission
and the City Council, and the revised Hoffman Concept Plan, which accounts for the majority of
revisions within this proposed amendment.

The Concept Plan and Stage 1 DSUPs “includes the same general layout of blocks, approximately
the same amount and mix of uses, parking and building heights as envisioned by the EESAP.” This
approved development plan conforms to the established vision for the area, and the balance of uses
within the area remains consistent with that as approved in the Plan.

The Concept Plan achieves overall consistency with the tenets of the Eisenhower East Small Area
Plan, including a similar mix of uses. Some proposed uses for specific blocks have been transferred
among some of the development blocks, as permitted in the Plan, but the general mix and balance
of uses remains as conternplated in the Plan. As noted at the January work session, the principal
changes between the Small Area Plan and the Hoffinan Concept Plan are a transfer of some office
and residential locations, a shifting of the hotel location, the extension of Swamp Fox Road south
of Eisenhower Avenue, and new “internal” streets.

The Hoffiman properties in Eisenhower East account for approximately 50% of the total propertics
in the Eisenhower East area. For the EESAP to remain the primary long-range planning document
for this section of the City, it is important for it to reflect the approved changes contained within the
approved Hoffman Concept Plan. This proposed amendment updates the Plan to reflect these
approved changes.

The text and graphic revisions pertaining to the Hoffman Concept Plan are as follows:

Page 4-9: (Figure 4-5: Land Use) Update land uses to reflect the Hoffman Concept Plan and
approved Development Special Use Permit #’s #2005-0031 through 0035, including:

- Change certain uses in Block 5 from Hotel to Residential.
- Change certain uses in Block 8 from Residential to Office.
- Change certain uses in Block 9A from Residential to Hotel.
- Change certain uses in Block 11 from Office to Residential.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Net Site Development Area,
Principal Use and Allowable Gross Floor Area figures to conform to the approved Concept Plan and
Stage 1 DSUPs as follows:



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

- Allowable Gross Floor Area - Blocks 2, 3, 4, 5, 8, 9A, 9B, 11 and 12,
- Principal Use - Blocks 5, 8, 9A and 11.

— Ground Floor Retail - Blocks 4, 5, 8, 9A, 9B 11 and 12.

- Net Development Site Area - Eisenhower Station open space.

- Building Height - Block 11.

- Maximum Tower Height - Block 11.

Page 4-14: (Figure 4-10: Development Controis CDD 11) Revise Principal Use and Allowable
Gross Floor Area figures to conform to the approved Concept Plan and Stage 1 DSUPs for the
following blocks:

- Allowable Gross Floor Area - Blocks 24 and 25A..
- Principal Use - Block 25A

- Building Height - Blocks 24 and 25A.

- Maximum Tower Height - Blocks 24 and 25A

Page 5-10: (Figure 5-4: Eisenhower Avenue Metro Station) Reconfigure Metro Station area to
reflect extension of Swamp Fox Road south of Eisenhower Avenue, as per the approved Hoffman
Concept Plan.

Page 6-8: (Figure 6-8: “A, B, and C" Streets) Reconfigure street layout to reflect extension of
Swamp Fox Road south of Eisenhower Avenue and reconfigured streets in Block 9A and 9B, as per
the approved Hoffman Concept Plan.

Revisions Pertaining to Height Bonus

The proposed development at the American Trucking Association (ATA) propertics (Blocks 19 and
20) include the request for a bonus increase of height as incentive for the provision of affordable
housing, as per § 7-700 of the Zoning Ordinance. In order to facilitate the provision of affordable
housing, this amendment secks to increase the Building Height and Maximum Tower Height for
Block 19.

The revisions pertaining this height bonus include:

Page 4-13: (Figure 4-9: Development Controls CDD 2) Block 19: Medify Building Height from 10-
15 stories to 15-25 stories and modify Maximum Tower Height from 220 feet to 250 feet.

Page 6-13: (Figure 6-11: Building Heights) Modify Building Height shown for Block 19 from 10-15
stories to 15-25 stories.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

4. Revisions Pertajning to the Marriott Transfer of Developable Area

The proposed Development Special Use Permit #2005-0011 (Marriott) includes a transfer of
development area to Block 16 (Marmiott) from Block 17 (Mill Race). The revision pertaining to this
transfer of development area include:

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Figure 4-9 in order to reflect the
transfer of development area to Block 16 (Marriott) from Block 17 (Mill Race). This revision brings
these figures into agreement with the transfer. This transfer will only be effective if Development
Special Use Permit #2005-001 1 (Marriott) is approved by City Council.

5, ‘Technical’ Revision,

The final component of this master plan amendment is the inclusion of several textual and graphic
revisions made in the interest of preater accuracy in order to better reflect existing conditions
regarding land ownership, CDD boundaries, and administrative processes. This ‘technical
amendments are aimed at ensuring that the Plan remains accurate and current.

The text and graphic revisions pertaining this general maintenance include:

Page 4-6: (Figure 4-4: Land Ownership and New Rights-of-Way) Change label from “City Land”
to “City Right-of-Way /ASA” to more accurately reflect current ownership.

Page 4-9: (Figure 4-5: Land Use) Change northeast section of Block 26A (Carlyle Block P) from
Residential to Office to reflect a proposed Development Special Use Permit (#2006-0042) if this
Permit is approved by Planning Commission.

Page 4-11: Change wording to reflect that when a primary land use is shifted from one block to
another within the limits of the EESAP, it is not required that both blocks be located within the same
CDD.

Page 4-11: (Figure 4-7: Proposed CDD Boundaries) Change Blocks 25B and 26A {Carlyle Block
P] from CDD #11 to CDD #1 to reflect Rezoning #2003-0001 as approved by City Council on
March 15, 2003.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Re-label Hotel Square to North Square.

Page 4-14: (Figure 4-10: Development Controls CDD 11) Change owner of Block 26 from “City
of Alex™ to “Alex. Sanitation Authority” to more accurately reflect current ownership.

0



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

Page 4-21: Re-label Hotel Square to North Square to reflect the relocation of the Hotel from Block
5 to Block 9.

Page 4-22: (Figure 4-16: Urban and Neighborhood Squares) Re-label Hotel Square to North
Square.

Page 4-24: Re-label Hotel Square to North Square and change references in text to a hotel.
Page 6-11: Re-label Hotel Square to North Square and change references in text to a hotel.

Page 7-4: (Figure 7-1: Proposed Zoning Changes) Change Blocks 25B and 26A [Carlyle Block P}
from CDD#11 to CDD #1 to reflect Rezoning #2003-0001 as approved by City Council on March
15,2003.

IIL. STAFF ANALYSIS

Staff recommends approval of this proposed master plan amendment for the Eisenhower East Small
Area Plan. The Plan’s intent of enabling Alexandria to create a “city within a city” in the
Eisenhower Valley depends on solidly maintaining the intent of the Eisenhower East Small Area
Plan’s overall framework. This amendment remains true to that intent.

This master plan amendment amends the details of several graphics and text items within the Plan
in order to achieve greater accuracy and currency, and to conform the Plan to the recently adopted
Design Guidelines, to approved plans, plans pending approval, and other actions pertaining to the
development of Eisenhower East area properties according to the tenets of the Plan.

The overall development guidance within the Plan remains unaltered — the intent is to ensure high
quality development, public improvements, and development framework through a mix and
proportion of uses that will best serve the existing and emerging neighborhood. This proposed
amendment will help continue to achieve a balanced mix of commercial, residential, and retail uses,
consistent with the Master Plan, in order to create a cohesive, pedestrian-friendly, transit-oriented
environment for Eisenhower East.

STAFF: Eileen Fogarty, Director, Department of Planning and Zoning;
Jeffrey Farner, Chief, Development;
Eric Forman, Urban Planner.

Attachments:

1 — Eisenhower East Small Area Plan, including all text and graphic revisions.
2 - Resolution.
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considered a suburb of the urban areas of
Alexandria, especially Old Town, The development
pattern consisted of large, suburban-style
buildings surrounded by parking or parking
provided in large free-standing parking garoges—
atypicol development pattem found in suburban
Americo.

The vision for Eisenhower East is for a dynamic
urbon mixed-use community within the City of
Alexandria. The intent s fo create g frue “urban
villoge,” which focuses on encouraging
alternatives to the cutomahbile to create a quality
Alexandric neighborhood incorporating living,
working, shopping, and enferiainment, The key fo
creating a vibront urban center is meaximizing the
potential of the existing Eisenhower Avenue Metro
station. The Eisenhower Eost Plan calls for the
extension of the existing Metro station platform
northward over Eisenhower Avenue fo provide o
direct pedestrian connection from the existing
station locatfion 1o the north side of Eisenhower
Averue,

The Plan maximizes the use of the stalion and the
Metro system by enhancing the pedestrian occess
to the stakion, providing coordinoted shuttle nansit
senvice, facilitating connections to Metro with the
city-wide DASH fransit system, providing o mix of
lond uses o extend the active hours ond days of

C

I RCULATI ON

Figura 4-1 BExisting Street

t 1"/[

Syslem

4.2 Eisenhower East Smalt Area Plan

April 2003

Alexondria, Virginia
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use, and encouraging gredter ridership through
incentives provided by a ransporiation
management disirict,

EiseNHOWER AVENUE

The Eisenhower East Plan colls for Eisenhower
Avenue to become a major utban boulevard.

The vision is for a proud, landscoped urban
boulevard with wide landscaped sidewalks anda
thity-foot-wide landscaped median. (SeeFigure
4.3, View West Along Eisenhower Avenue on the
following page.) The road section will
accommodate three lanes of iraffic in each
direction with the curb lanes accommodating
parallel parking. (See the Transportation chapler
for further discussion of an-street parking. )

Single left-tum harbors and pedestrian crossings
with special paving are provided at each break in
the median; however, sufficient width exists in the
median to provide iwo left tum lanes from
Eisenhower Avenue to Mill Road and the Copital
Beltway ramps if the allemative Elizabeth Lone
extension is not conshructed (see laler
discussion). The intent is lo create a beautiful
urban boulevard where the pedesirian will feel
equally ot home with the vehicles.

Eisenhower Avenue (See Figure 4-2, New Street
Puttern) accommadates both locol and through-
city traffic. The new boulevard will distribute
through-city traffic from the Capital Beltway via

Alexandria, Virginio At 2003

Eisenhower East Small Area Plan 4.3
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new express romps. These naw ramps, which
land on the extension of Mill Road, will provide
ingress and egress from the express lanes that
serve Marfland and Washington, DC origins and
destinations on the east side of the river, Afuture
ramp is also projecied at Stovall Streetfrom the
Capital Beltway 1o serve Alexandria and the
Eisenhower Valley area.

THe UreaN STreer Grip

The Eisenhower East Plan extends the urban street
grid concept of roadways and sidewalks
esiablished in Carlyle through the balonce of the
area (See Figure 4-2). The urban roadway grid
esioblishes development blocks approximating the
size of those found in the original plan for Carlyle
and Old Town. Early in the planning process,
many concems were raised obout the ability for
Eisenhower Avenue to carry the projected through
and local iraffic os a stand alone orterial.

Strotegies were explored for reducing the number
of vehicle trips and facilitoting the movement of
vehicles. Establishing aninterconnected urban
grid of streefs was considered paromount for
mitigaling pofential impacts and managing traffic
in Eisenhower East.

The blocks created with the grid network establish
the framework for a quality street environment,
which in lum creates a handsome londscaped
pedestrian sireetscape with relail frontoge where

IR CULATI ON

.

eIl 1 Lo
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A2
e :,‘: g Bl
RSN

Figure4-3 View West Along Eisanhower Avenue

4.4 Eisenhower East Small Area Plan

Apri 2003

Alexandria, Virginio
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appropricte, The intent is fo pattern the
streefscape offer the primory streets in Old Town.
The streets will have generous sidewalks paved
with brick, pedestrian scaled street fumiture, and
classic streed lighting.

The grid pattem of sireets establishes east-west
ond north-south circulation. The east-westsireets
within the grid supplement Eisenhower Avenue in
peak hours when greater capacity is needed. The
sireet grid provides allernative routes and provides
supplemental locafions ko accommodate luming
movements that slow traffic flow in peck hour

The Grid Pattern West of Mill Road
The Eisenhower East Plan calls for three primary
ecst-west streets in the westem porfion of the
studyarea, Mill Road from its inlersection with
Jamieson Street fums wesiward and follows along
the northern boundory of the Hoffman propery
and urder Telegraph Road, with allemofive
connaclions bock to Eisanhower Avenue ond to
Telegraph Road. The existing private Grist Mill
Road that exists on the south side of the AMC
theater complexis extended eastword underthe
Metra tracks and through the recently approved
Mill Race developmentio Mill Road.

On the south edge of the Hoflman parcel, o new
southem boundary road connects through the
ATA property to Mill Road on the eastand extends
jo the west across Stovall Sireed {or in the future

L AND UuseE A

under the Stovall ramps) and then tums
norhword and passes under Eisenhower Avenue
where itis known as Taylor Drive whichends ina
cul-de-sac.

Akey component of the grid is the northward
extension of Swamp Fox Road which lies between
the Hoftman One office building and the AMC
theoter building. This street is currently closed to
through vehicular iraffic to meet Department of
Defense (DOD) security requirements that require
vehicle “stand-off” distances from DOD-occupied
buildings.

The intent of the Plan is o “harden” the east end
of the Hoffrman One building, which would obviate
the need for a standoff setback along Swamp Fox
Road. Swamp Foxwould then be extended
northword, around o small park that visually
terminates Swamp Fox, to meet Mill Rood at the
north end of the Hoffman properties. Also keyto
complefing the grid is Mandeville Lane thot lies on
the north side of the Hoffman One Building.

To provide security setbocks for the Hoffmon One
building, the existing roadway is offsetio the
north, providing the required standoff distance
from the roadway to the building. The sireetis
then exiended eastward fo infersect with Mill Road.
The space created by the standoff distance is in-
filled by retail of street level.

The Grid Pattem East of Mill Road
North of Eisenhower Avenue the grid is

D CIRCULATION

established by the roodway pottem of Carlyle. An
extension of Elizabeth Lane southward fo Mill
Road is proposed Yo add capacity for lefthand
turms from Eisenhower Avenue to Mill Road, and
conversely, right fums from Mill Road fo
Eisenhower Avenue.

South of Eisenhower Avenue, Hooff's Run Drive
is vacated ond reploced by the extension of John
Carlyle Street southward, ferminating in South
Carlyle Square and connedting around the square
to a new roadway, Park Road — that generally runs
east and west—and paroliels a resource
protection area and new park, Dulany Street is
also extended from Eisenhower Avenue 1o the
park, and provides @ visuat exdension of Dulany
Gardens within the PTO complex to the new park
along Mill Run. Additional east-west and north-
south streets are created south of Eisenhower
Avenue fo esfablish circulation and access, as
well as, reasonable development blocks,

The land in the southeast comer of the
Eisenhower East Study Area is owned by five
private porties and the City. The City will
coordinate with the property owners o ensure
appropriata rights-of-way for the new roadwoy
patiem, The bocations of the new roads have been
esiablished to fodlifote equitable land trades thot
will create new rights-of-way fo occomplish the
new sfreet paitem {see Figure 4-4, Lond
Ownership and New Rights-of-Way.}

Aleaandrict, Virginia

Apri 2003

Eisenhower East Small Area Plan 4.5
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Land Use/Circulation Strategy

To accomplish the vision for Eisenhower Eost as o
dynomic urban community within the City of
Alexandria, the Eisenhower Fast Plon creates a ue
mixed-use neighborhood with  balance between
jobs and housing at @ density that will support and
be served by a multi-modal transit system.

Refail and service commerdal fadilifies are added o
the land-use mix fo ensure the presence of support
faglifies and to establish @ pedestrian-friendly
neighborhoad that is odtive and vital 16 hoursa day/
7 days perweek. Anintegroted system of pedestrian
streetscopes, squares, plazas, and open spoce/parks

. provide a neddace of green throughout the area and Ml $r ‘. ;
grezne “urban ieweIS:dfO enrichthe lives of the . Yurgm!i Pancrete :
" 15, . - , . :'
resicen “ ppers @ SélFSfmagr: i
Key also to creating a quality living and working D Hnof f- Fnolc'»nn )
environment is the need to reduce the amount of ) 5 . e PN
iraffic that potentially could be developed in the = o _m\ e : Iu

area given the existing zoning and the need o
accommodate unrelated through iraffic. A serdes

of traflic mitigation strotegies were analyzed, and it L__ _.__J N __-r T

was determined thot within the Eisenhower Fast @ 00T OO e e e
study areq, the Plan could reduce the negotive : s .
impacts of froffic and enhance the quality of life Finge4-4 Land Omership and Naw Rights-of Way

through seven key strategies: '

*  Createan urban grid of inferconnecied streets;
*  Concentrate the greatest development density
within 1500 feet of the Metro station;

4.4 Eisenhower East Small Area Plan April 2003 Alexandrie, Virginia
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*  Achieve a balance between jobs and housing
commensurate with the ability fo maintaining
appropriate revenues fo serve the needs of
the City and the neighborhood;

*  Provide o modest reduction in development
intensity;

»  Create o pedestrian-fiendly community with
refoil/commercial services and enferiinmentthat
obviates the need for short internal frips and
exends the adivity of the neighborhood overa
14 hour per day /seven day per week period;

+  Optimize the amount ofjoint use parking and
minimize the overall amount of parking; and

*  Maximize the use of the fronsit focilifies by
implementing o districtwide Transportation
Manoagement Program,

The following outlines how the Plan responds to
the seven strategies.

Urbon Roadway Grid Strategy

The urban grid, outlined above, creates the
framework of development blocks for the Jocation
of land uses within Eisenhawer East, The grid
substantially reduces traffic congestion by
providing alfemative routes and tuming options,
and in addifion, creates a sense of “openness”
throughout the neighborhood. The grid provides
connectivily and creates pedestrian opfions, and
provides opportunities for vistas, landmorks, ond
visuol corridors for important buildings. The new
block patten enhances the development potential
by providing "development ready” sites of a size

LAND U S E A

oppropriate for new urban development,
Lostly, the secondary streets provide for the
location of service entries and ingress and
egress from parking structures,

Land Use Locotion Strategy

The Eisenhower East Plan copitalizes upon the
public investment in the Eisenhower Avenue
Metro Stafion and the potentiol o create 6 transit
village ot o development intensity that would not
be able fo be attained within a community served
only by the automobile. A number of studies
have shown that office and residential uses within
a fight perimeter of major transit stations generate
significantincreases in transit use. The studies
show that a significont percentoge of the daily
office trips within 1500 feet of o major fronsit
station are by transit. The use of the automobile
is diminished, resulting in a reduction in the need
for street capacity and parking. Similor studies
have shown thot residential uses within the 1500-
foct radius - and indeed further - provide heavy
utilization of transit. Residential uses dosetoa
transit stotion are valued atleast 1 5% more thana
similor residential unitin & non-fransitlocation.
An added benelfit is that the residential uses near a
fransit stafion use the transitfor a longer period of
the day (as opposed to heavy use onlyin the
peak hour for office use) and during oll seven
doys of the week, The Eisenhower East Plan
locaies the highest office and residential dersities
withina 1500-foot radius of the Eisenhower Avenue
Metro Station. In fed, of oll of the plonned new
development, 73% of the office areo, 66% of the

N
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residential and 82% of the retail/
enferfainment uses are located within 1500

feat of the Metro,

Land Use Balance Strategy

To create @ dynomic day and nightfime community,
the Eisenhower East Plon calls for o balance of
office, residantial, hotel, and refail/enteriainment
uses, Troffic studies early in the planning process
indiccted thot the balance of residenfia! and office
use (somefimes known as the jobs/housing
bolance} has more effect upon traffic impacts than
other factors such as locofion of uses or reduction
in the infensity of the overall development. Based
upon these studies, the Eisenhower East Plan calls
for providing residential accommodations for
approximately one resident for every two jobs.
Assuming an averoge of 3.5 10 3.75 employees for
each 1,000 SF of office ond 1.8t0 2.0 residents
foreach 1,000 GSF of residential developmernt, an
equat balance between the area of ofics and
residential results in approximately fwo jobs for
every resident; therefore, the Plan colls for the
distribufion of the gross square feet of new
residenticl and office uses on a 50/50 basis. This
balance is consistent with the goal of reducing frip
generafion and ¥roffic, development economics and
economic benefitio the City.

Land Use Intensity

In addition to the requirements to balance the land
uses between office and residenfial, it wos
determined through the planning process that to
achieve the desired reduction in traffic impacts,

Alexondnia, Virginio
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some modest reduction in overall
development intensity (from existing
maximum zoning) should be incorporated
into the Plan,

Several altematives were considered. The most
straighforward and equitable approoach found was
1o base the allowable building floor areas on
gross square feet rather than net square feet. This
Plan requirement, in addition fo creafing a modest
reduction in allowoble crea and providing more
certointy in the actual size of buildings, will result
in better buildings bacause the incentive to
consiructoccupiable floor orea with ceilings
heights less than 76" would be eliminated.

Retoll/Commercial Strotegy

* The Eisenhower East Plan incorporates o regional

serving refoil/enterfoinment complexand a
neighborhood serving area to provide for the
needs of the worldorce and residents of
Eisenhower East. These facilities provide the
necessary refail, restaurant, entertainment, ond

C
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the use of transit and limit the number of
single occupancy vehicles on the street,
Transit Strotegy

The Plan includes the formation of a district-
wide Transportation Management Program
(TMP} to ensure a coordinated program of
policies and Incentives to maximize the
utilization of the existing ond proposed
transit infrastructure in the area.

Impact of the Seven Traffic-

Reducing Strategies

Each of the seven key strolegies are carefully
integrated info the land use and circulotion
ospects of the Plan. The synergy gained through
infegrating the seven sirategies info one plan
results in substantiof improvements in the froffic
performance. n January of 2003, Wilbur Smith
compared the AM and PM peaks froffic flows on
Eisenhower Avenue under the Eisenhower East
Plan with their eorlier study thot had determined
the traffic flows for maximum development under
the current zoning.

The results of this analysis indicated thot the
Eisenhower East Plan will have 25% fewer
trips in the PM peok hour than the build out
scenario under the current 2oning 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. Below is the projected level
of 2020 Build-out Peak Hour Levels of
Service at major intersections locoted within the
Eisenhowar East study orea. (See Table 4-1.)

The comprehensive raffic analysis alse showed
improvement o the level of performance for
infersecfions lkocated outside of the study area,
induding:

AM Peak Hour:

* ' Duke Street & Taylor Run Porkway: Level Clo B

*  Duke Street & Diogonal Road:* Level F to
E R

s Duke Street & Holland Lane:* Level F to £

service facilities fo lessen the need for trips

between Eisenhower East and other areas of the AM Peak | PM Peak

City to fulfill daily needs. A variety of restauronts

and services will result in office workers remaining Eisenhower and Mill Road LevelB | LevelC

within the neighborhood during the workday. Eisenhower and Stovall Street LevelD | LevelC

Parking Strotegy Eisenhower and Swamp Fox Road LevelB | LevelD

The Eisenhower East Plon porking sirotegy {see

discussion below) optimizes the parking foreach of ~ [Ciserhower and John Carlyle Street LevelB | LevelC | g 1) 4.1 Projected 2020 Build-out
the uses within the planning area ond establishes a Eisenhower and Holland Lane LevelA | LevelA Peak Hour Lavels of Service
limitation on the amount of parking to encourage

4.8 Eisenhower East Small Area Plan Apnl 2003 Alexandria, Virginia
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_J Residentiat

'_| Entertainment & Hotel

S - i:'i’

. | Office
T L rET
. '.:no":'; & ‘:'.‘\.‘,,",."{ ' ';!,?
Figwa 4.5 Lond Use

* Eisenhower Avenue and Mill Road
Extended:* Level F fo B

PM Peok Hour:

*  Duke Street & Taylor Run Parkway: Level
FloD

*  Eisenhower Avenue and Mill Rood Exended:*
Level Flo C

(*Without the Plon, these inlersactions are projected o

operole ct failing levels )

While traffic reductions resulting from the
Plan occurred at the other Duke Street
intersections, at Callahan Drive, John

Carlyle Strest, and Reinker’s Lone, these
interseclions continue fo operate at over-
capacily in the 2020 Buildou! Year.

The traffic analysis explored potential
impacts {using ADTs) 1o the local
neighborhoods north of Duke Street. This
evaluation included the six streets west of
Telegraph Rood (Taylor Run Parkway,
Cambridge Rood, Yale Drive, Quaker Lane,
Fort Williams Parkway, and Janneys Lone}
and two streets east of Telegraph (Russell
Road and Eisenhower Avenue). All showed
o reduction in the amount of traffic

D CIRCULATION

generated from Eisenhower East under the
Plon. Overall, projected traffic reductions
(in ADTs) of 17-18% ore anticipated along
these streets with the implementation of the
seven strotegies integrol to the Plan.

Land Use Concept

Lond Use ond Development Allocations

Figure 4-5, Lond Use, indicates the locofion of the
primory uses on each block. The Land Use Plan
and the following Development Controls (that wilt
beincorporated into the revised and new CDD
zones) indicate the intended primary land use of
the block, required location for ground level retoil,
the allowable gross building square footoge for
the block, the maximum height of the building
base, and the suggested locations and maximum
haight of tower buildings.

While the Land Use Plon indicates the *primary”
use for the block, the Plon encourages a mix of
uses on each block and includes provision for the
transter of the primory use from one block to
another within an individual CDD. The optimum
locotion of land uses was established following an
analysis of the proximity to the Melro, proximity to
maijor roadways, odjacency o parks and open
space, diskince from noise, and other
environmentol hazords.

The allowable gross development for each block
was determined following an analysis of the
maximum square footage allowed with all
incentives taken into consideration

Alexandrio, Virginia
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areas) under current zoning, a factor for
above grade parking, the ability of the site
to accommodate the development, the
distance to transit, the oppropriateness for
large or tall buildings ond the balance
between the lond uses. The Plan is predicaled
on modifying the King Street/Eisenhower
Avenue Metro Stafion Small Area Plan to incorporate
the provisions of the new Eisenhower Fast Plan.

The Plan recommends modificofion to the
boundaries of the existing CDD 1 and COD 2
2ones and the creafion of a new CDD 11 fo
incorporate the land south of Eisenhower Avenue
and east of Mill Road. Design Guidelines for each
block to achieve the vision of @ quality urban
neighborhood will be developed by the
Department of Planning ond Zoning and adopted
by the Plenning Commission.

Figure 4-6, Existing Zoning Boundaries, indicates
the location of the existing zoning in the planning
area ond Figure 4.7, Proposed COD Boundaries,

- indicates the properties to be induded within the

CDDs under the Plan, including the revisions to
CDD 2 and the location of the new CDD 11. The
zoning of the properdies located outside the
proposed CDD boundaries will retain their existing
zoning under the Plan, The Plan recommends the
location of the principal land use using a block-
by-block approach that is based on the
desired and oppropriate location to achieve
the vision and objectives for the Eisenhower
Eost community, |t is imporiant to maintain

rane

hls wyvy
y/ S,

Figure 4-6 bBdsfing Zoning Boundories
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Figure4-7 Proposad CDD Boundaries
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a balance of the new residential and office
useas 1o sustain the retail uses and the
overall livability of the neighborhood, in
addition to the traffic reductions that come
from a balanced distribution of the office
and residential uses. Maintenance of a
50% office/50% residential balance is
desirable.

However, market conditions will likely affect
the timing of new construction, and flexibility
is incorporated within the Plan to shift the
principal land use from one block to another.
Change in the primary use of the property
(e.g., from residential fo office or vice versa)
may be permitted during the development
opproval process, provided that the overall
50/50 balance is maintained, a receiving
site is defined and accepted, and the change
is consisfent with the principles and intent of
the Plan.

Achange of use that resulls inthe transfer of an
equal amount of square footoga from one parcel to
another may be done administratively, Achange
thatincreases the amountof building area ona
parcel shall be made as anamendment o the
Masler Plan,

Figure 4-8, BlockNumbers, indicates the block
designations used inthe Plan, Figures 4-9 and 4.
10, Development Controls for CDDs 2 ond 11,
outline the primary use, the allowable gross square
footage {AGSF), the maximum building
height, retail area, ond the other general

Alexandria, Virginia
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development controls for each of the
undeveloped or partially developed blocks
within each proposed CDD.

The allowable gross loor area for each block
indudes o factorfo accommodate the above-grode
parking that cannot be incorporated in wo levels of

underground parking. The methodology for
colculoting the AGSF is outlined in Parking

Strategy.

Retail Centers

The City commissioned a market study by a
notional real estale economist to assess the
potential for retail within the Eisenhower
East study area (see discussion above - Real
Estate Market Context}. The resulls of the
study indicate that, given the proposed
scale and development intensity of
Eisenhower East, the central location of the
Metro and the potential for a regional drow
with the existing ond potenfial entertainment
venues, there is o market for o regional serving
rejail/enterfainenent center focused on the Metro and
contained within the Hoffman Town Center,
os well as o neighborhood serving
convenience retoil center at the east end of
the study area south of Eisenhower Avenue
and locoted on the extension of John
Carlyle Street.
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Property Block | Net Devalopment | Principal Use| ABowable Gross | Buliding Helght | Maximum Tower | Ground Fioor
Name/Owner Site Area* Floor Ares {Stories) Height (in faet) Retait*
|Hoticay wn 1 179,11 Hote 11,000 1015 t
Hofman 2 168,400,  Office 454,457 10-18) - 210)
West Slde Gardens ' 34,800 Open Space
Hoffman 3 98, 700) Offica 290,367 10-18 10
Hoffrman 4 53, 700) Office 685,078 1015, 20| 36,950
Haffrnan 5 56,4000  Residential 329,841 10-15 220) 24,
North Square 10,900] Open Space 1
Hofteman s 195, 0| Office 1,036,000 10-15 1501 33,500
New Retail 6 4 Retall] 50, 12 240 50,000
MHoffman 7 105,800 peail] 25,000] 1-2 20-40] 25,000
Existing Clnerma 7 - Fetail 136,000 136,0000
Hoffman ] %, Office, 492,490 2 3,
Hoffman 9% £2,500 Hote 551,206 15 220 of
Hotfman o8 74,100] Offlce 563,142 20-25 250 30,0001
Elsenhower Station 98 21,200 OpenSpace
[Metro W 9,700 Rectal 5,000 1-2 20-40} 8,000
Hoffman 1" 68,600  fesidentiall 626,456 15.25 250{ 50,000
Hoffman 1 48,50 Residential 545,747 15.25, zﬂ 18,000
Mill Race 13 59,200  Residential 40,000 15.25 2 12,000
Hoftman 14 109, 400{ Retall 18,000 1.2 20-40] 18,
Aoproved Parking | 14 100]
Andrews 16 20,42 Hotel 127,000 10-15 150|
Mill Race T 77,540 Dffice 406,000 15.25 200 4,000
MLl Race 18 76,7000 Residential 525,000) 15-25 220 14,000|
A 19 57,000 Residertial 295,000 15.25 5
RPA Park 19 55,000 open Space
ATA 0 77,100} Office 585,000 10-15 200
Sivnpson, Phase § 3 40, 100{ Office 8,000{ 10-15) 200(
Slmpson, Phase 2 3 2,400 Office 304,000 10-15 200]

“The net development site ares does not mmmdﬂmﬂkundmmmmwm. This site aren may be adiusted n the actue] creation of
the block aress.
*Reflacts desioed location and amounts. ACCesory retall may be provided on sities net noted for retall.

Figure 4-9 Development Corfrols CDD 2

O N
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Figure 4-11 indicates the prima Net Developmant | Principal | Allawabie Gross| Buliding Height | Maximum Tower | Ground Floor

cc?ncenfrations of reiail/enﬁenair:yment Uses NamarOurer | Bock] e arest Use Floor Area (itortes) | Weight {inFeet) | _Retall

ond the genera! sireet frontages where Park el 116,000] Open Space

ground floor retoil must be located. Hoffman ” si0d Office 176,007 1015 200

The Plan envisions retail /entertainment uses as on Hoffman 4 48,2000 Residential T, 10-15 200

infegral part of the development of Eisenhower

East. Theintent s to create carehully planned éoa'r:e? 15,300/ Gpen Space

refail centers infegrated into the other uses fo Hoffman 254 60,400] Residentia 175,840 10-15 200/

create the desired vibrant mixed-use community, 7,000
Cartyte %8 66,8000  Office 204,000 10-15 200

Elﬁ}?ﬁ::ﬂg‘?omc::::: n“:;;‘“”"'c:me Cartyle Block P 26000 Office 411,000 10-13 wy 00

urban retoil environment, rather than just mﬁ';‘““’" 41,000 Residential 124,00 +8 100

accommodating retail in the ground floor of

buildings along street frontages. Several po- Cartyle Saquare Open Space

- quality retail environments have recently Mex Mini-Storage | 27 73,300 Residential 350,000 48 1

been constructed in the Woshington, DC I

Metro area, and Clarendon, Bethesda, and Virgina Concrate 61,600, Restdentlal 282,000 “’ 1

Silver Spring. These mpdels can serve as Mooff-Fagelsan 55,500{ Residential 170,000 .t 100

examples of quality planned retail

environments. {Hooff-Fagelson 114,000} Office* 512, 10-15 00

Hoffman Town Center Figwe 4-10 Development Corkols CDD 11

The Eisenhower East Plan includes a mojor refail *Public utifity use may be permited pursuart fo the

enferfainment center as an infegral part of the provisiors ofthe uﬂaiyingOCMﬂF)O)m,‘rfhe

Hoffman Town Center. To achieve the maximum Alexandria Saniaiton Authority acquires the properiy for

synergy between the entertainment and exponsion oftheirfocifies.

retail facilities ond the office ond residentiol

uses, the Plon envisions the City working

closely with the property owner to create o

detoiled plan and implementation strategy

for a retail center stretching from the Metro

stofion and Metro Square northward along

4.14 Eisenhower East Small Area Plon April 2003 Alexondrio, Virginia
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Figure 4-1 3 View North From Within “Eisenhower
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Swamp Fox Road past the AMC theater
complex and anchored on the north by a
quality new hotel.

The AMC theater complexis key to establishing a
retail/entertainment center that will not only serve
the residents of Eisenhower East and the City of
Alexandria, but will serve the entire region.

Studies conducted by the City indicate thot already
the AMC complex, without the support of
oddifional restaurants ond refoil, is a regional
draw. The theater has atiracted more than 1,128
million people in its first year of operation and
envisions altracting 1.4 million people in the
coming year. As indicated in the figure below,
Hoffman Town Center Retail Complex, the
Plan envisions that new retail, restourant
and enfertainment venues will build outward
from the theater complex.

New retail buildings wilt complete the semicirculor
drive already envisioned in earlier Hofiman
proposals, with the center of the semicircle
becoming an attractive urbon spoce with outdoor
dining and octivilies os iflustrated in Figure 4-12.

The market analysis indicates thot Hoffmon's
planned retail/entertainment center could be
developed ot a greater density than was
considered in the early planning. The torget
for new retail entertainment ot the Hoffman
Town Center should range from 300,000
to 400,000 gross square feet (GSF),

The retatl will extend northward o
Mandeville Lane, where new retail will be
located between the Hoffman One building
and the new street clignment. To the eos! of
Swamp Fox Road, new retail will be located
between the blonk north walls of the theater
and Mondeville Lane. This new retail
maiched by refail on the north side of
Mandeville Lane will create an active retail
frontage for guests who park in the
currently approved 2,800+ cor porking
structure fo be located to the north and east
of the theater complex. A new urban plaze
or small pork is located north of Mandeville
Lane and on oxis with Swamp Fox Road to
create a northern terminus 1o the retail. Key
also to the viability of the center is retail
extending from the theoters southword lo
the Metro stafion.

The Plan envisions o mojor retail component in
Block 8immediately south of the theaters and
fronting on Grist Mill Road, Swamp Fox Road,
ond Eisenhower Avenue. The refail will extend
eastward on the north and south sides of
Eisenhower Avenue, with refail space ot the ground
floor of the Mill Roce residentio! butdings {Blocks
13 & 18} and the new buildings on Block 12,

A new urban plaza, Eisenhower Station Square, in
the northeast comer of Block ¢ (shown illustroted
in Figure 4-13), is faced with retail on two sides
and open o the north to the Town Center. New
refoil is added between the south side of

Eisenhower East Small Ared Plon

Aprd 2003
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Eisenhower Avenue and the Metro station is
ravised fo facilitate the interfoce with other transit
while surrounding the station with retail,

John Corlyle South Retail Center

A neighborhood refail center is planned for the
foot of John Carlyle Street south of Eisenhower
Avenue as portof Blocks 258 & 26. Asopposed
o the Hoffman Town Center, which will focus on
enterfoinment, restourants, and regional serving
retail, the John Carlyle Center is thoughtto
provide for the retail and service needs of the
immediate residentiol neighborhood and

Eisenhower East in general.

PARKING STRATEGY

Parking is o significant lond use component of
any neighborhood and the parking for Eisenbower
East has been carefully considered in the Plan.
The key is fo provide sufficient parking 1o serve
the economic ond convenience needs of the
neighborhood, while limiting the parking
commensurate with a well-planned transit-oriented
neighborhood.

Most planning ordinances establish o minimum
parking requirement for each land use,
which can have the tendency to provide
parking in excess of what is necessary and
thus increasing the use of the privote
automobile as the primary mode of travel.
To encourage the use of transit the
Eisenhower East Plan limits the parking for
each land use based upon an analysis of

L AND U s E A

the existing parking in the area, the existing
parking program in Corlyle and parking
ratios employed in similar transit served
areas on the Metro system.

The following are the maximum parking standards
for structures located within 1500 feet of the Metro
siation:

¢ Ohee :
o Llong-term parking 1.66 cars per 1,000
gross square feet of office
o Short-term parking .34 cars per 1,000
gross square feet of office

¢ Residential
o 1.1 cars/1,000 gross square feet of
residential
*  Hoe

o 0.7 spaces/room, plus 1 spaca for every
eight seats for restaurant and conference

spoce

*  Retoil/Enteriainment
o 2.0cors/1,000 gross square feet of
refail/enteriinment

To ensure adequate parking during the
initial phases of the retail center
development, the moximum retail parking
rafic will be increased to 3.0 cors/ 1,000
GSF. This parking ratio will be in effect until
such time os 2,000,000 GSF of office {with

D CIRCULATION

its attendant parking) exists within 750 feet
of the infersection of Swamp Fox Road ond
Eisenhower Avenue fo ensure that adequole joint-
use parking is in place to serve the retail, At the
time that 2,000,000 GSF of officeis in place the
parking rofio will effectively be reduced t0 2.0
cors/1, 000 GSF,

The following are the maximum parking standards
for struciures located greater than 1500 feet from
tha Meiro siotion: .

»  Office
o Llong-ferm parking 2.25 cors per 1,000
gross square feet of office
o Short-term parking .25 cors per 1,000
gross squore feet of office

*  Residenticl
o 1.3cars/1,000 gross square feet of high
rise residential
o 2carsfiownhouse unit

*  Retail/Entertoinment
o 3.5cars/1,000 gross square feet of
refail/enferkinment

In the case of residential and refail uses, minimum
porking standards are suggested fo ensure
these uses remaln competitive and viable,
as follows:

* Residential - 1 space/unit
* Retail - 2 spaces/1000 gross sq. ft.

Alexandria, Virginia
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Te ensure adequate occess, the
implementation of the Plan’s parking ratios
will require an oggressive Transportation
Management Program fo reduce the
amount of single occupancy vehicle (SOV)
use. The Plan seeks to achieve a 43%
share in non-SOV office trips as a percent
of the total daily trips within 1500 feet of
the Metro station. 1t is believed that this
ratio can be ochieved for Eisenhower East
within the twenty-year full build out horizon
of the Plan os the Ballston/Rosslyn corridor
is currently achieving a non-SOV trip ratio
ot 44%. Under the residential parking
scenario, the residenfial non-SOV trip rotio
is targeted ot o 45% shore. The Plan

) recognizes that the current parking ratios in

* the area exceed the maximum standards
oullined in the Plan; however, the standards
closely follow those that were recently
proposed by experienced developers for the
Mill Race residentiol/office development and
approved by the City.

The Plan allows for a phasing in of the parking
stkandards fo accommodate exsfing development
ond leases, and to recognize that the area will be
urbanizing overtime. The following are specific
provisions for garages not cumrently approved:

»  New garages built to serve new facilities shall
meetthe maximum parking standards outlined
in the Eisenhower East Plan;

c
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« Existing on-grode parking may be
maintained on the balance of the
undeveloped land in excess of the
maximum parking stendards outlined in
the Plan.

+  Property owners/developers with existing on-
site porking, when submitting plans for
approval of the first building to be built under
the Eisenhower East Plon, shall submita
Parking Plan outfining a phased program o
transition from the interim stage (whare
total structures and on-grade parking
may exceed the maximums) to full
compliance with the provisions of the
Plan. In all cases the parking must be
brought into full complionce when 75%
of the allowable build-out of the parcels
in question occurs.

In addition fo the influence of the physical amount
of parking on the transperiation system, a mojor
concem in the planning of Eisenhower Eastis the
potential visual impact of parking struciures on the
urban environment. Preliminary applications
submitied o the Depariment of Planning and
Zoning prior to start of the Eisenhower Eost
plonning process showed parking structures that
were more than a block in length and twelve
stories in height with ten of the stories above
ground.

The mass and visual bulk of those proposed
parking structures along with the suburban

character of o freestanding building linked

directly o o free standing parking structure,
created a built environment contrary to the
expressed goals of the City for Eisenhower

East.

The Eisenhower East Plan analyzed several
opfions to reduce the visual impoct of the
parking, First, lowering the parking rafio o
encourage use of transit and mitigate the
traffic hos the posifive effect of olso
reducing the visual impact of parking.
Secondly, the opproach to parking at
Carlyle has resulted in o positive visual
urban environment. Carlyle encourages
underground parking ond requires above
ground parking fo be screened from major
streats by active uses,

The Eisenhower East Plan provides o strong
incentiva for incorporating ot least wo levels of
underground parking under the entire
development block. The Plan recagnizes that
there is o costfor underground parking above the
costofon-grade parking. Indeed, theretsa
premium above the costfor open, stand-alone
porking structures. However, itis believed that the
benefits to the community from changing the
physical approach fo parking outweigh the long-
term costs. The more urbanized

1 Gross Floor Area (GFA) Is defined as the sum of all gross
horizomial oreos under o roof or rooks, These areas are meosured
from the sxterior foces of walls or from the center-line of party
walls. Elwvator ond stair bulkheads, multi-story atriums and
similar volumaetric construction, not involving floor space are
extluded.
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communities clong the Metro corridors
provide prototypes for Eisenhower East.
The new development in these areos
emphasizes the use of underground
porking.

The Plan includes, within the Allowable Gross
Floor Area {AGFA)' on each block, an allotmant
for above grode structured parking, as an increase
in the allowable floor orea otherwise allowed. The
above grade parking allotment assumes
that two floors of underground porking
have been built; the remainder of the
parking for the block, calculated by the
following formula, has been added to the
non-porking active use floor area for the
block, to result in the AGFA.

The area of the site is multiplied by a foctor of .9
{ossumes thot 90 percent of the site can be
utilized for underground parking); the resulting
number is then multiplied by o factor of 2 to
account for the two levels of underground
parking. The undengreund parking areais then
divided by 375 5F/car fo determine the number of
cors that con be theoretically accommodated in the
two levels of underground parking. This number
of cars is then subtracted from the maximum
number of cars to be parked for the active uses in
the block to determine the number of cars that
may be porked above grade, The number of cars
allowed 1o be parked above grade is en mulfiplied
by 350 SF/car to determine the number of
SF to be added to the AGFA,

LANTD U s E A

A hierarchy of sireets within the Eisenhower
East Plan hos been identified and each
street is designated as either an “A,” "B,” or
°C” streets for the purpose of the Urban
Design Guidelines. As indicated in the
guidelines, each of the streef types requires
the above-grade parking to be screened to
a different degree. The screening ranges
from the “A” Yype street where active uses
are required io screen the parking from the street
to a “C* type street where appropriately dasigned
parking strucures may abut the street fagade and
may be located on the ground floor. (See Urbon
Design chapter) In all cases, itis expected that
oll exposed garage faces will have special
architectural irectment fo ensure that the garage
design, materials and scale ore infegrated ond
compatible with the primary building.

Under the provisions of the Plan, there is strong
incenttve for localing at least iwo levels of the
porking under the building block. If the
developer/property owner intends fo indlude the
maximum amount of aclive use {as identified in
the Plan) on the block, the design generally must
indude two levels of underground parking.
However, the Plan offers the incentive for the
developer/property owner to build more than two
levels underground and utilize the full AGFA
for active uses.

However, if the developer proposes a lower
parking ralio, the additional AGFA may be
used for active use. Conversely, if the

D CIRCULATI ON
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Rgure4-14 CDD 11 Perking Fletbibly

developar/owner would prefer, more
parking could be located above grade
(assuming it meets the screening criteria for
the street category), but the additional area
of the parking would consume floor area
originally conceived for active use. In no
case shall the amount of parking on the
block exceed the maximum parking ratio as
designated in the Plan,

The Plan provides for flaxibility to the parking
program in limited locations and under strict
condifions;

in certain areas with the opproval of the Director of
Planning & Zoning, the Department will consider
the option of parking located one-half level below
grade or on-grade if the parking is
completely concealed by the active use, and
the resulting building volume is not deemed
to be too large for the site. This approoch
may be appropriate for high density
residentiat in the new CDD 11 area, where
sites ore constroined. With the approval of
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the Director, the AGFA would be limited to
the allowable active use area -~ parking
dareg would then not be included in the
AGFA. (See Figure 4-14, CDD 11 Parking
Flexibility.)

Due to its limited visibility and the location of the
exisfing Courthouse parking structure, an above
grade parking structure may be constructed on the
northeast comer of Block 23 abutting the
courthouse properly where it can be integrated
into the slope between the courthouse and the
subject property. In the inferim, surface parking
displaced by this structure may be replaced in the
new parking garage, in order to maintain the

 current parking rafio for the two office buildings

on the property. The structure must be
architecturally designed with special attenfion fo
the Elizabeth Lane fagade and construcied of
quality matericls. The structure should be no more
than five levels above grode or exceed the height
of 45" to the upper paropet as measured from the
sidewalk in the northeast comer of the property
adjoining Elizabeth Lane, Lighting shall be
controlled so that the light source is not directly
visible from the street. With the approval of the
Director, the area for this parking structure would
not be counted toward the AGFA, provided that
the visible porfions of the parking structure are
architecturally freated in a manner acceptable fo
the Director of Planning and Zoning.

In Blocks 2 & 3, because of theiriocation olong
the westem perimeter of Eisenhower Eost and

Il RCULATI ON

abutting Telegraph Road, the parking for office
uses in these two blocks maoy be located above

* grade, if the structures are integrated into the

slope odjocent fo Telegraph Road, architecturally
designed with quality materials, and generally
screened from Stovall Street by the office
buildings. In no case sholl the structure
have more than five levels above grade or
exceed the height of 45 to the upper
porapet. Lighting shall be controlled so as
the light source is not directly visible from
the street. Provided that the visible portions
of the parking structures are architecturally
treated in o manner acceptable fo the
Director of Planning and Zoning, the AGFA
would be limited to the ailowable active use
area and the parking area would not be
counted toward the AGFA.

OPeN Space BLEMENT
Open Space Concept

The Eisenhower East Plon includes o
comprehensive system of infegrated conservation
areos and passive and active parks ond urban
squares to meet the needs of the residents and
visitors to the area. A major goal of the open
space conceptis fo provide connectivity of green
spaces within the Eisenhower East area and with
the rest of the City.

Early onin the planning process it was
determined that the open spoce and parks within

the planning orea should be plonned
holisticatly, rather than having each
development parcel provide a nominal
amount of public open space. The Plan
establishes a coordinated plan of open
space and parks along with an
implementation strategy to be undericken
by the City’s Department of Recreation,
Parks and Cuttural Activities,

Under the implementafion progrom, each
development proposal within the Eisenhower Eost
Plan orea would pay a foir share of the costof the
acquisition and development of open spoce and
parks serving the Eisenhower East areo.

Types of Parks and Open Spaces
The Plan includes four fypes of open space and
parks: .

Parks/Resource Protection Area

Parks and Resource Protection Areas within
Eisenhower East are the largest public spoces and
are related in form and location to nafuro!
amenifies such as stream valleys, watersheds, and
resource protection areas. Parks are generally at
the edges of a neighborhood and offer lorge
expanses of open space forformal and informal
recreational aciivifies. Communly amenities such
as nature trails, bike frails, and recreational fitness
trails are located in parks (See Figure 4-15).

Parks/Resource Protection Areas: Eisenhower
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Park, The Meadow, Community Park (RPA}
Neighborhood Squares

The neighborhood square is generally o
green space with grass at ifs center and
trees defining the edge of the space. The
neighborhood square is the center of a
smaller neighborhood unit and provides
formal green space for adjacent
development. The pork can be used for
informal and formol acivities, such os
concerts, efc. but is primarily a green oosis
in the urban fabric {See Figure 4-16).

Neighborhood Squares: West Side Gardens,
South Dulany Gardens Square, South Carlyle
Square

Urban Squares

The urban square is a centrally located space
sumounded by active uses and covered by a hard
paving maternial such as brick or stone. Trees
moark the confines of the plazo and provide shade
atthe edge of the space. The utbansquare is the
locmiion of activiies such as concerts, outdoor
marke’s, ond areas for exterior restaurant and café

seating (See Figure 4-14).

Urban Spaces: Eisenhower Station, Hoffrman Town
Center Square, North Squore

Boulevard Park Space

The central spine of Eisenhower Boulevard is fo
be developed as a linear park with double rows of
trees, pathways, seafing areas, ample crosswalks,

Alexandria, Virginia Apnl 2003
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and distinctive lighting. This linear park
extends the eastern length of the boulevard
and helps to unify development on both

sides of Eisenhower Avenue {See Figure 4- "West Side

15). Gardens” "North Square’

4=1"\

The Parks and Open Space of

Eisenhower East Town Center”.

Parks and Resource Protection Areas within TR : "!The Circle”

Eisenhower - . T o |

Key 1o the open space program is the restoration P Y .

of the RPA lands from Eisenhower Avenue A o N
ion” - ! : -~ "South Dulary

eastward to the southeast comer of the plan area Station . T ‘SQGardeﬂ; y i

where it meets up with Hooff's Run. Much of this S /

area has historically been neglected or paved over T : .

by inappropriate development. The restoration of . . .

the RPA into the Communily Pork will open up a S Sogth__ Car__ly le

cultural resource, as much of this area was part of . SQuare

onimportantwatershed and the outfall of the ‘

historic Mill Run, , 1 (. P

The north side of the RPA is expunded and _ " .
enhanced o creale a new active/passive pork— Figure 4-16 Urbonand Neighborhood Squores

The Meadow. A City requirement identified during
the planning process was fo create a securily
radius northward from the police focility and joi.
The neor curb of the roadway focing the RPA and
the park is located to meet the setback
requirernent, This new meadow area creates a
usable green recreational open space for use of
the neighborhood residents and the Ciy. The
RPA park will include a recreational frail running
generally east-west for pedestrians and bicycles.
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Neighborhood Squares

Two smaller neighborbood squares, South Carlyle
Square ond South Dulany Gordens (see
Figure 4-17 for an illustrative view of South
Dulany Gardens), are located south of
Eisenhower Avenue ai the foot of John
Corlyle Street and at the southern extension
of Dulany Gardens.

Eoch of these parks provides open space for the
residents of the southeast porfion of the planning
area, and, with their position fronfing the larger
Meadow, will assist in tronsitioning fo the
Community Park and opening up glimpses of the
enhanced RPA from Eisenhower Avenue. Al the
west end of the planning area, West Side Gardens

- 3'.. g i‘ﬁ ‘ nff ‘ '._:i,. i will provide a natural green open spoace on the
L T AT S N, easterly edge of Blocks 2 & 3. The park will
provide a green foreground to new office

buildings and natural sethack—and perhops a
security setback—from the major troffic carrer,
Stovall Sireet (See Figure 4-16).

4 - N - -.‘ ;
I s S NG R Urban Squares
o AT e gt Lt e ' eyl Included within the Hoffman Town Center is an
Figure4-17 View Northinko "South Dulony Gordens” from the Community Park enhanced iransit plazo that will sumound the

Metro stafion and provida the interface between
the transit skation and the bus transit loading and
unfooding zones., Amajor plozo, Eisenhower
Station Square, is located olong the south side of
Eisenhower Avenue ko the west of the Metro tracks
on axis with Swamp Fox Rood. This siation ploza
will provide a major gathering and sodial space
along Eisenhower and anchor the southern

Alexandrio, Virginia April 2003 ' Eisenhower East Small Area Plon 4-23



L AND U s E A N D

end of the Swamp Fox Road, the major
north south shopping street and the route
to the entertainment complex.

Further north on Swamp Fox is Town Center
Square, the heart of the entertainment
district with restauronts and sidewalk cafes
ringing the crescent shoped square (See
Figure 4-16). The square will be the major
gathering place for doy and nighttime
activities associated with the shopping,
dining, and enterfainment venues. This
area will include fountains and facilities that
will accommodate street musicians,
enfertainers, and small concerts.
Terminating the visual oxis of Swamp Fox
Road is North Square, which will provide o
foreground for the residential building that
will anchor the northern end of the Hoffman
Town Center retait complex,

Boulevard Parks

Eisenhower Avenue, with its wide landscaped
brick paved sidewalks, will be o major pedesirion
route. The street will be visually narowed by the
very large landscaped center median. There will
be o variely of activifies and things to see clong
the Avenue as one passes by the enhanced
resource protection park, the Meiro siation, the
refail and gathering space at the Eisenhower
Siation Square, as well as the Patent ond
Trademark Museum housed in the grond afrium of
the PTO building complex.

C
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AFFORDABLE HOUSING

The provision of affordable housing within
Eisenhower Eastis an integral part of meefing the
City's goals and needs for housing that
meets the income levels of a broader
segmenit of the community. Alexandria’s
Affordable Housing Policy was adopted in
1993 to address o number of key
concerns: the high cost of housing in the
City, the loss of previously affordable market rate
housing, insufficient federal expenditures for
housing, potential losses of federally-assisted
housing, & need for rental housing appropriately
sized for fomilies, the increasing demand for
affordable housing in conneclion with projected
employment growth, and transporiation/iroffic

concems.

The policy calls for developers of new residentiol
or commerciol development fo provide a
contribution to the City’s Housing Trust Fund
{currently in the amount of $1.00 per gross
square foof}, or to provide on-site affordable
units. The City subsequently adopted a
prefarence for on-site affordable units, in lieu of a
monetary confribution, whenever feasible.

While the City of Alaxandria has established this
preferance for on-site offordable units, the subsidy
cost of providing those units must also be taken
info consideration. The City encourages
developers to provide to City. staff a
preliminary calculotion of the number of

affordable units that can be provided on-
site, assuming discounts equal to the
formula contribution. The City wili
determine on o case-by-case bosis whether

_the number of units that can be made

affordable using the formula contribution is
reasonable for the amount of subsidy
required. A cash contribution will be
preferred if the subsidy amount does not
yield a meeningful number of affordable
units at o reasonable subsidy cost per unit.

Affordable sales units should be targeted to
households who are income-eligible for the City's
homeownership programs {current mexdmum
incomes are $48,700 for households of one o
two persons and $79,500 for three or more
persons) and should be sold at prices not
exceeding the limits prescribed by the City for
these programs. Currenfly the maximum sales
price limitis $225,000, with a preference forlower
prices {preferably not fo exceed $173,200) for
one-bedroom units. These income and sales
price limits will be adjusted periodically.

For rental units, rents (adjusted to fake into
account any tenant-paid utilities) should not
exceed rent levels published by the Virginia
Housing Developmant Authority, under the Low
Income Housing Tax Credit Progrom, for
households with incomes ot or below 60% of the
area median income. |t is anticipated that
some of these unifs can also serve as o
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housing resource for hoyseholds with
Section 8 vouchers, although these rent
levels may require households to pay slightly
more than the 30% of income normally
required under the Section 8 program.

COORDINATED DEVELOPMENT DisTRICT
ZONE AND DEevelOPMENT GUIDELINES

The proposed CDD zones ore struchured fo ollow
limited levels of development as a matter of right,
using corventional zones and fo allow greater
levels of development for projets thatundergo o
discrefionary review process, The main
considerations for development opproval under the
CDD procadures ore corformancz with the Eisenhower
Eost Small Area Plan and conformance with the use
and design guidelines estoblished herein.
Eisenhower Avenue Metro
Coordinated Development District

(CDD 2)

Development Without a Special Use Permit
Within the Eisenhower Avenue Metro CDD areo,
the OC Office Commercial zoning reguiaiions shall
apply provided that the maximum Floor Arec Rafio
withouta Special Use Permit{SUP) shall be 1.25.
The maximum Floor Area Rotio with an
Architectural SUP shali be 2.0. The maximum
height without a special use permitfor property
within the Eisenhower Avenue Metro CDD shall
not exceed 100 feet, except on the property
known as the Hoftman Trocl, where the
maximum height shall not exceed 150 feet.

LAND U5 E A

Any project proposed for development
under the QC Office Commercial zoning
shall conform to the Design Guidelines
outlined in the Eisenhower East Plon,
Development is prohibited on any portion of
the properly delineated in the Plon as public
open space or roodways. This provision is not
intended 1o affect the amount of total
development on the parcel.

Development With a CDD Special Use Permit
Coordinated Development sholl occur subject fo
the following guidelines:

Land Use and Development Controls

There shall be o mix of uses in the areg indluding
office, residentiol, hotel and retoil in the location
and amount provided within this Plan,

The development controls for each development
block indude allowable gross floor area (AGFA),
maximum building height, the size of public open
spaces, the principal use of the property ond the
desired amount of ground-leve! retail space and
ore defineated in Figure 4-9.

Change in the principal use of the properly may
be permitted within the CDD during the
development approval process, provided that the
overll 50/50 bokance {counfing both CDD 2 and
CDD 11} of residential and offics usa is
maintoined, a receiving site is defined and
accepted, and the change is consistent with
the principles and intent of the Plan. A

D CIRCULATI ON

change resulting in the transfer of an equal
amount of square footage from one parcel
to another may be done as part of the
development approval process. A change
that increases the amount of building orea
on a parcel shall be made os on
amendmentio the Master Plan, The development
figures outlined in Figure 4-% reflect the transfer of
density for original underying porcel(s) foa
smaller net development area. Developmentis
prohibited on any portion of the property delineated
in the Plon for public open space orroadways.

Design Guidelines

The area shall indude a variety of architecture and
building heights that are in generol conformance
with the height guidelines and architectural
principles outlined in this Plan. All above-grade
parking struciures shall be screened by either
acfive uses or architectural ireaiment, depending
on the type of sireet on which they are located
and visible, os ouflined in the urban design
sedion of this Plan. New developmant projects
shall comply with any detailed design guidelines
subsequently adopted pursuant fo this Plan.

Transportotion and Parking Mancogement

All new development projects shall parficipate in
any established Transporiation Management
District for the Eisenhower Eastorea.

The amount of parking provided with new
development projects shall not exceed the
maximum amount outlined in the Plan,
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Where parking is currently provided ot o
higher ratio for existing uses, the properly
owner shall submit a Parking Plan for
approval by the City outlining the proposed
strategy o stage a reduction in the amount
of parking provided to the maximum ratio
by the time 75% of the allowable
development on the property subject to
common ownership or control is
constructed,

Street, Open Spoce and Other Public
Improvements

All new development in the District shall
participate in any program odopted by the City
Council for the equitable distribufion of costs
associated with the implernentation of street,
sireatscape, open space, parks and other public

. improvements necessary to support development
* inthe Eisenhower East area.

SoutH Carilvte CoorDINATED DEeVELOPMENT
Districr (CDD 11)

Development Without a Speciol Use Permit
Within the South Carlyle COD areo, the OCM
(100} Office Commarcial Medium zoning
regulations shall opply provided that the
maximum Floor Area Retio without o Special Use
Permit sholl be 1.0. The maximum height without
a spacial use permit for oll property within the
South Carlyle CDD shall not exceed 100 feet,
Any project proposad for development under the
OCM (100) Office Commercial Medium zoning
shall conform to the Architectural Principles and
Design Guidelines outlined in the Eisenhower East
Plon.

C
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properly delineated in the Plan as public open space or
roadways. This provision is not intended to offadt
the amount of total development on the parcel,
Developmant With a CDD Special Use
Permit ‘
Coordinated Development shall occur subject o
the following guidalines:

Land Use and Development Conirols

There shall be a mix of uses in the orea including
office, residential, and retail in the location end
amount provided within this Plan.

The development controls for anch development
block, including allowable gross floor area,
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 this Plan.

Change in the principal use of the property may
be permittad within the CDD during the
devalopment approvol process, provided that the
overall 50/50 bolonce (counting both CDD 2 and
COD 11) of residential and office use is
mainiained, a recelving site is defined and
accepted, and the change is consistent with the
principles and intent of the Plon. A change
resuliing in the transfer of an equal amount of
square footage from one parcel to another may
be done as part of the development approval
process. A change that incraoses the amount of
building oreo on a poarcel shall be mode os an

amendment to the Master Plan.

The development figures outlined in Figure 4-10
reflact the transfer of density for original

area. Davelopment is prohibited on any portion
of the property delineated in the Plan for public
open space or roadways,

Design Guidelines

The area shall include o variety of architecture
and building heights that are in general
conformance with the height guidelines and
architectural principles outlined in this Plan. All
abova-grade parking structures shall be screened
by either aclive usas or architectural treatment,
depending on the type of stréet on which they are
located ond visible, as outlined in the urban
dasign section of this Plan. New development
projects shall comply with any detoiled design
guidelines subsequently adopted pursuant to this
Plan, :

Transportation and Porking Management Plans
All new development project shall
patticipate in any established Transportation
Management District for the Eisenhower
Eost areq. The amount of parking provided
with new development projects shall not
exceed the maximum amount outlined in
the Plon,

Sireet, Open Space and Other Public
Improvements ’

All new development in the District shall
paorticipate in any program adopted by the
City Council for the equitable distribution of
cosls associated with the implementation of
street, sireeiscape, open space, parks, and
other public improvements necessary o
support development in the Eisenhower
East areq.
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TRANSPORTATI!LION

Early inthe process of developing the Eisenhower
East Plan, the Planhing Commission and City
Council realized the imporance of fransporiation
in the future developmentof this area, both in
terms oftha amount and type of development and
the future character ofthe area. The desire of
policymakers fo see Eisenhower East developas @
lively, mixad-use environmentwith office, retail
and residential uses, supported by open space,
recreation, entertainment, and cutturol activities,
implied that the transporiation plan elements must
provide adequate capacity while minimizing the
impacis of raffic.

2001, faced with muliiple planning applications
totaling several millions of square feei of
development, the City undertook atraffic study fo
determine the frafficimpads related fo the
Eisenhower East area if it was 1o be developed at
the maximum densities under the current zoning.
This study indicated that major intersections along
Eisenhower Avenve failed or required
unacceploble numbers of multiple turning lanes to

improve the pedormance of the roadway system.

S

TRANSPORTATION
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The tailure of the cument transportation
infrastructure fo support the zoning-driven land
uses ond the physical and gesthetic concems
aboutthe development proposals was a major
impetus forthe Cily fo prepare the Eisenhower
East Plan. A plan for developmentthat protecis
and enhances the charadter of the City implies
transporiation plantha! supports ransit useto the
meximum extentachievable, with pedestrian-
friendly sireats,

wr
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TRANSPORTATION ORIECTIVES

Given the vision for Eisenhower East, the
following key objectives forthe transporation
elements of the plan were established:

*  Development shouk! be coordinated with
available transporation capacily;

*  Accass should be improved fo and from the
Copital Beliway and Duke Street;

*  Improvemenis should be made fo enhance
the existing fransitfacilities;

*  Single-Occupant Vehicles (SOVs) should be
reduced;

+  Sale, convenient pedestrian and bicycle
opfions should be provided;

*  Pedesirian friendly straets should be
provided;

+  Public frans#t modes should be linked within
and without the neighborhood; and

*  ADistrict Transit Management Program
should be established.
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Transit and Supportive Design

Principles ‘

The land use strategies, physioal loyout, and
urban design characleristics are freated in grecter
detail elsewhere inthe Plan, but itis imperiant o
note the fransporiation impads of these principles.

Most of the land area of EisenhowerEast is within
a 1,500-foot radius of a Metro station (either the
Eisanhower Avanua station or the King Sfreet
station). Ahigh level of transit use will be needed
to minimize froffic impacis and support the lavels
of davelopment thet are anticipated. Transit trips
almost always involve a pedestrian tipatone or
both ends of the fransit portion ofthe frip; thus,
making the pedestrian trip atractive has a major
impoct onthe increasing the use of ransit.
Pedestrian supportive design principles induded
intha Plan involve:

*»  Eslablishing aninterconnected grid of sireets
thot results in short blocks;

= Ensuring o higher intensity of land use atthe
Metro station areq;

»  Credling a mix of uses overalland atthe
Metro stotion areas, so there is pedestrian
adivity atall imes of day, not just peak

+  Developing parking srategies that minimize
the impact of parking structures, and

*  Cragting an utbon boulevard along
Eisenhower Avenue fo provide a pedesirian-
friendly link to the Meiro siation areq,

Given the desire to minimize troffic impact, any
and alisteps that con be kaken to make using
fransit attractive should be implemented, The
proposed sireet grid, street widths, mix of uses,
and Eisenhower Avenue urban design elements all
address the needs of pedestrians, and are infegral
to the developmeant of the overall transportation

plan,

These elements are developed and Hllustrated in
the urban design sedlion in greater detail, where
the sireet systems relationship to the overall vision
and #s consistency with the character of
Alaxandria are discussed. The kay pointis that
making the pedestrian part of avery frip attractive,
direct and safe also supports the desired
fransporation syslem.

THe OveraLL TRANSPORTATION PLAN

Consistent with the Land Use/Circulation Stralegy

TRANSPORTATION

1. An urban network of streets and regional
highway access;

2. Aland use sirategy fo locate uses close o the
Metho;

3. Alond use strategy fo create a balance of jobs
and housing;

4, A pedestian friendly community;

5. Aredudtion in developrnent imensity;

6. Adishictwide transporiation monagement
program; and

7. An optimized parking program policy.

Streets And Regional Access

The planning process incdluded a confinuing effort
fo ensure that the combination of highway access,
local streets, and transit services would be
adequate to supportthe potential development.
This process is on ilerative process, involving
analysis of potertial land use scenarios within the
context of existing and planned regional
fransporation improvements, followed by
assessment of options forthe planning orea, and
then adjustments in the planned leve! of
development and mix of uses.

This effort was then followed by additional
assessment of the emount of ireffficto ensure that
the proposed sireet network and regional access

hours; outlined earlieg the averal fransporidtion plan uate—give
* Providing aclive llBkli' uses on the simet developed in response o the goals and objectives :ﬁbloﬁ;edeqmml for :;::gr\',us:f ;;HU‘O:
facodes; forthe areainvolves seven kay strategies which workers and residents in the orea.
*  Designing streets of minimum widths and/or are mutually supportive, and have been developed
pedestrian islands, where appropriate, fo in concert. They include establishing:
facilitate pedestrians crossing the sireef;
Aprit2003 Eisenhower East Small Area Plan 5-3
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Priorto beginning the Eisenhower East planning
process, the Cily coniracted with Wilbur Smith
Associates (WSA) to perform traffic studies related
to the planning area. Initially, the East
Eisenhower Valley Truffic Study developed trip
generation estimates for both the nearterm and
forthe maimum potential development scenarios,
based on the existing zoning.

That effort included assumplions regarding the
potentiol fortip reduclion based on transit usage,
ridesharing, use of allernative modes, and
increased infamal trips due fo mixing of uses.
These trip reduction factors were based on the ITE
Trip Generation Handbook, and reported
exparience in Arlington, Bethesda, Silver Spring

- and elsawhere,

However, when the 2020 maxdmum build-out
generated rips were converlad info peak hour
volumas and distributed to the network forthe
level of service analysis, this study revedled that
the cross section of Eisenhower Avenua would
needto be increased, with o basic six-lane
configuration and up to three awdliary tum lanes
at key infersections, and that Mill Road, Jamieson
Avenue, Holland Lane and Stavall Street would
require four-lane cross-sections with ausdticry left-
tum lanes.

In addifion, significant extemal capacity issues
irto and out of the land bay were identified,
including the capacily limitations associcted with

aceass jo Duke Street, and caopacily issues atthe
Capital Belfway ramp fo Stovall Street,

Some spacific madway improvemerts were
identified by WilburSmith Associates, and the
study team recommendad severo! policies and
strategies fo mitigate the traffic impacts. These
recommendations included: a mixed-use bolance
between housing and office to reduce the number
of auto trips, o raduction in the infensiy of
development, a grid of urban streets, a district
wide Transporation Management Program (TMP),
a limited supply of parking, improved local transit
alteratives, animproved pedestrian circulation
system, an expansion of the Metro plaiform to the
north side of Eisenhower Avenue. All of these
recommendctions are included in the final plan.

Analysis of Alternative Access Concepts
Significant raffic pressures are created with the
cutrent proposal forthe State fo connectthe
Capital Belwery express ramps diractly fo Mill
Road. The concems generated aboutthe
intersection of Mill Road with Eisenhower Avenue
lad to further analysis of howto accommodats the
highway access info the planning area.

The team studied several allematives and the Pion
recommaends the construction of @ new Southern
Street exdending from the Capital Beliway ramps
westward on the southem side of the study area
and then under Eisenhower Avenue o provide

access fo Block 2. Another roadway providing

further distribution options connects Mill Read,
south of Eisenhower Avenue to Elizabsth Lane.
This roadway crosses a Resource Protection Area
and will require a sensitive design that minimizes
any environmental impacs.

The Southem Street requires modification of
approved YDOT plans forthe runoutareas atthe
foot ofthe Capital Beltway ramps and will require
coordination with WMATA because of the
proximity to the Metro station; however, this
roadway provides several key benefits. This road
will alleviate significant congestion on Eisenhower
Avenue, provide addiional Metro access, and
raduce tuming volumes on Eisenhower Avenue.
Atthe Eisenhower Avenue/Mill Road infersection
the leftium lanes could be reduced from two to
one, and the right-tumn lanes eliminated,
significantly reducing the cross-section and
enhoncing pedestrian access,

Impact on Trip Generation ond Peak Hour
Volumas

Parking policies are included that impose
maximum parking provisions by use, The Mill
Race project that recently received City approval
with & comprehensive TMP offers a model for
future development, '

The City asked Wilbur Smith Associates o revise
the frip gensration estimates fo reflect potential
increases in the frip reductions due fo the parking
restrictions, the district TMP concept, and the
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otherland use strategies included inthe Plan.
WSA analyzed the strategies included inthe Plan
and updated information based on recent data
fromihe Ballston-Clarendon comidorin Adington
to calculate new trip generotion and auto fraffic
volume estimates.

The resulting overall vehidle tip redudtion facor
was 43 percent; meaning that 43 percent of the
traffic generated bythe proposed development

would use modes otherthan SOVs,

This is a significant improvement over the 32-
percent frip reduction fadorfound in the
assessment of the maximum potential land use
scenario inthe original Eisenhower East study.

Amajorreason is that the proposed land usa
scenario has much more of a bakainced mix of
office and residential than the original scenario,
which was lamgaly office (causing a mass entering
and exifing of the study area during the peak
periods).

Other elemeants of the transporition plan are all
focused on achieving ot least this level of non-
SOV usage, including managing the porking
supply, improved fransit, Transporiation
Management Plans, and bicyde/pedestrian
supportive requirements,

Parking Policy

Given the goal of reducing vehicle rips,
particvlarly inthe peak hours, the Plan’s parking
strategyy provides for adequette parking forthe level
of SOV use identified in the troffic plan, but
provides incentives forboth employees and
residents fo use transit or other altematives to the
maximum exent possible.

The basic philosophy is that transit access fo the
study ared or fidesharing should be the preferred
mode forthose who would park all day if they
drove {office employees, ypically), and forthose
who live in the area as they leave o goto other
employment destinations. There mustbe
odequate short-term parkingfor office visttors, and
refail and restaurant uses must have a relatively
high supply of short-term spacas to be viable,

The Plan’s parking requirements are ouflined in
the Land Use and Circulation section {abova).
The parking facilities are 1o be operated to
rmaximize sharing of parking resources, so that the
overall supply needed can be reduced by having
muliiple users ot differenttimes ofthe day, and
includes provision for pricing long-term office
parking for SOV commuters at markst rades.

On.Street Parking:

» Al on-streat parking should be maximized for
short-lerm dayfime parking through tha use of
mefers, signage, and enforcement of
maximum fime restriclions (fo minimize meter-

TRANSPORTATI ON

feeding). Pricing should encourage short-
tarm use, with on-street parking {during the
day) priced higherthan garage parking.

+  Eisenhower Avenue wesi of Mill Road wilt
have on-sireet parking in the rightlane 24
hours a day until the traffic reaches the
volume that would require removal in the
peak iraffic periods.

+ Eisenhower Avenue eastof Mill Road will
have short-term on-street parking except
during the AM/PM peck fraffic periods on
Monday thru Friday,

Implications of the Parking Strategy

The Plan’s maoximum parking requirernerts will
affect the new developmentwithin CDD2 and COD
11. Forthe new office uses, there are
approximately 6,600 spaces to serve a projected
daily attendance of 11,100 {at 3.5 employees per
1,000 gross square feat, including a 10 percent
absentee factor).

Within 1,500 fest of the Metro stalions, this
implies that 43 parcent of the woskers will have fo
be non-SCV;i.e., will arrive on transit, foot,
bicydle, car, orvanpool, Outside the 1,500-foct
areq, the non-SOVYmode share will haveto be 19
percent, and overall the combined mode share
required by these parking requirements is 37
percent.

Alexandria, Virginia
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The office requirements for Eisanhower East also
include an addifionat 1,200 short-derm visitor
spaces, which allows for accass by those who are
not daily commuters. i should be noted that the
proposed EisenhowerEast requirements are
comparablato the maxdmums also contained in
the Ratent and Trademark Offica Transporation
Management Plan, which averages 1,725 spaces
per 1,000 square feet of offica area, and is
consistent with the TMP approved forthe Mill
Race project.

The 37 parcent non-SOV mode share implied by
the office parking maximums is slightly less than
the overall #ip reduction factor (non-SOV irip
percantage) estimated separately by WSA forthe
same potential mix and amount of kend uses,
which is predicted o be 41 percent.

The WSA shudy olso used data from an Adington
County parking supply inventory, which found
parking ratios of 1.7 spaces per 1,000 square feet
inthe compamble Courthouse area of Adington.
(Adington Courty had previously required 1.72
per 1,000 square feet as @ minimum in that area
butis now moving fowards a 1.0 spaces/1,000
standard). Ardington County had also survayed
employees in that area, and found a 55 percent
SOVmode sham inthatarea, witha comblned 45
percent non-SOV mode share,

Given this data from the trip generation study
performed by W3A, the non-SOVmode share

required by the Eisenhowesr Eost parking strategy
is achlevable, given comparable TMP afforts.

In addition, itshould be noted that it oppears that
the parking requirements for Eisenhower East offer
a bit of @ safety margin, in thatthe parking
requiremends needed fo achieve a 37 percert non-
SOV maode share; however, the inaffic study
forecasts a 41 percent non.SOV shara {irip
redudiion},

The residential parking requirements are also
maximums, ond they also imply high transit mode
shares: 45 percent near Metro, and 35 percent
beyond 1,500 feet, foran overall share of 40
percent non-SOV, This also is comparable to the
41 percentoverall #rip reduction factor,ond is
expected to be achievable based on Alexandria’s
priorexperisnce with King Street and Carlyle.
Residential visttor parking is not explicifly
included, as shared parking with nearby parking
for offices should caterto ovemight visitors, and
on-street parking will also be available. The City
has estimated that the proposed grid street
networkwould provide approximately 1,200
spaces, which should be short-ferm during the
day butdllow extended parking in the evening and
at night.

Retail parking rafios are set with the assumption
that there will be shared parking with office uses,
and that shori-ferm on-sireet parking will also be
available forretail users. ltis recognized that

successful retail and restaurard uses require an
adequata parking supply, as transit useforthese
trip purposes is likely to be low.

Although this parking sirategy will in itself create
incentives for commuters and residents fo use
modes atherthan SOV, successful implementation
will also require the full implementation of a
Transpotiation Management Plan, if the non-SOV
mode share isto be achieved.

Transit

The Eisenhower Eastarec is curently well served
by high-capacity transit that links the area with the
region. This includes Metro servics on the Blue
and Yellow Lines at King Street Station {much of
the planning arec is within 1500 feet of the
station), and Metro servica on the Yellow Line at
Eisanhower Avenue Stafion. Virginia Railway
Exprass (VRE) service from both the
Fredericksburg and Manassas lines stops at King
Street Siafion, as doas Amirak.

Existing bus service in the study area is more
fimited. Alexandria DASH route AT7 Londmark
Mall to King Streef) sarves the Eisenhower Avenue
Metro Stafion and is the basic bus service in the
study area. DASH AT2 links the Braddock Road
Station with the Van Dom StreeiSiuﬂon via
Seminary Road.
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On weekends and in the rush hours, the route is
extended from Van Dom Street fo Eisenhower
Avenue Stafion, via Eisenhower Avenue.
Metrobus routes N11 and N13 servathe
Eisenhower Avenve Siation, linking the study area
with the Branch Avenue Metro station in Prince
George's County, Mawyland.

The long-range plansforthe Metro system

include the expansion of the Yellow line fo
connectthe Branch Avenue Metro Station with the
Huntington Metro Station in Fairfax County.
Huntinglon Station is the ferminus of the Yellow
Line to the south of the Eisenhower Avenue
Station.

The consiruction of this connection, should it
come fofruition, would greatly enhance the fransit
opporunities for commuters and shoppers into
and out of Eisenhower Eost.

The transit elernents in the Plan build uponthe
availability of fransit, encouraging a very high
leval of use through transit incentives such as
employes fransit subsidies, improved information,
efc., and through auto use disincentives, such as
the porking policies described in the TMP and
parking sections. The primary new fransit service
that is proposed is the development of a shuttle
sarving the distict, and the majortransit capital
investment of a new entrance 1o the Eisanhower
Avenue Meiro siation.

Alexandria, Virginia
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Eisenhower Shutle

Research ontransit use among people with trip
origins or destinations at different distances from
rail transit confirms that very high levels of transit
mode shares can be expecied within 1,500 feet of
transit slations.

In addition, high-qualily shutle services can
extend the high usage “shed” around fransit
stations, raising transit ridership. Inthe
Eisenhower East planning area, such a shuttle is
proposed fo oparate between the two Metro
siations (King Stree! and Eisenhower Avenue) fo
provide a connection from the areas beyond 1500
feet of the stations to either of the stations. The
areas are primarily the southeast comer of the
planning areq, including part of the PTO complex.
In order to ensure residents, amployees and
shoppers inthis area have a reason o use transit,
the Plan calls for the development of a shuttle that
combines these characleristics:

»  Distinctive, atiractive vehicles such os low-
floor buses in special pairt schemes, rubber-
tired trolleys—to differentiate itfromthe
conventional transit services.

*  free fothe user, with no percelved fare.

*  High frequency of service

* Distinclive, well-marked stops, with shelters at
key points, and real-tirme arival datobased on
automatic vehicle location {AVL) technology.
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Exampies of such Meto-extending services can
be found elsewhere in the region, such as the
ARTS buses in the Crystal City areq, the Bethesda
8 in Bethesda, and the VanGo in downtown Silver
Spring. Anctherexample of a successiul shuttle
is the “blue bus” operated beiween Dupont Circle
Meiro, Georgetown and Rosslyn Metro, and olong
K Street in the District of Columbia. This privately-
owned shuttle is operated by @ contractor for the
Georgetown Parinership, the Business
Improvement District for that area. Ridership has
been well above expedations, with curent
ridership at 4,000 persons perday on 10 buses,
The service was onginally planned for 800
boardings per day on six buses.

While the exact routing will need to be determined
with Plan implementation, a conceplual shutle
route with a high level of coverage is presented in
Figure 5-2 High Coverage Shuitle Route.

Amore direct route altemative may be preferred,
bacause usage will be low # potential users
perceive thatwolking is faster; a more direc!
alfemative concept is presented in Figure 5-3 Low
Coveroge Shutle Route. The exadi route may well
need to be defined based on the site plans forthe

southeast comer ofthe planning area.

Arelated transitservice option involves exension
of the shultte conceptto provide additional links
fo other neighborhoods in Alexandria. Extending
the shuttle past King Street Station to Old Town

Alexandria, Virginia
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would address the Metro connedtion link in that
areat, as well gs fie fogetherthese three activity
centers. Similarly, future plans forthe Eisenhower
West planning areq may well consider an
axension ofthe Eisenhower shulfle to the Van
Dorm Station or beyond. This may involve
restructuring DASH routesto provide higher
frequencies in this comidor, and include the link to
Old Town. Adeiciled approach should be
explored further as part of the distict-wide
Transportation Management Program,

New Entrance to the Eisenhower Avenus
Metro Station

The other majortransit access improvement
included in the plan is a new enfrance for the
Eisenhower Avenue Metro Station on the north
side of Eisenhower Avenue. Currently the only
stafion entrance is on the south sida. The fraffic
study called forthe new entrance, and the Mill
Race Special Use Permit now includes an
easement for pedestrion access fo a north side
station enfrance, and easements for construction
of an extendad platform and enfrance. With the
opening of the north side entrance, a small Kiss-
N-Ride area could be located on Grist Mill Road,
justio the north of the new station entrance,

In the intarim, before the extension and new
entrance are construcied, the developer will
provide and maintain the space infended for this
shation as open space. Ris across the street from
the main siation entry area and bus inferchange
point. Aconceptual design forthis new entrance
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has been prepared by WMATA. Iis construction
is desirable {os a midterm improvement -2010-
2015) in orderio accommeodate the growing
transit needs as the area develops.

Bus Access

The cument Eisenhowar Avenue Metro Station
design provides for buses fo pull off Eisenhower
Avenue into a dedicated lane that provides
dedicated bus stops located effectively underthe
station, with a short, direct and visible connection
to the slafion entrance and the escalators up to the
platform level. The Plan calls for buses to
approach the eastside of the Metro station either
through a right fun from Eisenhower Avenue from
the west oralefttum through a dedicoted left tum
harborfromthe east, (See Figure 5-4 -
Eisenhower Avenue Metro Station,} The Plan
includes a direct drop-offto a landscaped ploza
on the eastside of the stetion. Buses will then
exitto the south with movements to the east and
west viathe Southem Road.

Transportation Management Plans (TMPs)

As indicated above, the high non-SOV mode
shares sought by the Eisenhower East Plan will
require an aggressive Transportation Management
Plan (TMP} fo inform residents and employees of
the options, to provide incentives/disincentives for
altematives fo auto use, and fo confinually
promote the options to SOV usage. The
Eisenhower East Plan recommends the following
elements as the basis for individual project TMPs,
which will then form the framework for an area-

wide Transit Management District (TMD} as
development proceeds. The general TMP elemants
indude:

*  Programs and policies o promote
Ridesharing

*  Programs and policies to promote the use of
transit, and

*  Programs and policies fo support other
inifitives such as alemative work hours and
telecommuting, and

*  Transporition Management Coondinators fo
implement all of these fransportation
management strategy elements.

These slements are discussed in the following
sections. Parking management and bicycle
program elements are presented separctely, it
should be noted that these dre not individual,
mutually exclusive program elements, but that
they must be combined with the parking supply
policies and the transit sarvice improvements
alraady discussed fo achieve the desired mode
shares,

Ridesharing Informertion and Incentives
In orderio achieve the overall non-SOV mode

share, g significant number of employees will
needfo carpaol or vanpool towork in the
Eisenhower Eastarea. This will require that all
employees receive information about these
opfions, their banefits, and how 1o find riders ora
ride.

TRANSPORTATION

Maiching of riders and divers will be coordinated
with the regional program, butthere is also a need
fora local matching program within each
employer/development and Eisenhower Eastin
general. The parking management strategy should
also include incentives for rideshare users, such
us free parking and dedicated “front-door”
parking spaces.

Another element of this program that also
supports fransit use is the City's Guaranteed Ride
Home program so thattransi iders and others
can get home if required fo leave midday or after
peak hours. All persons in the study areq, who
rideshare or use fransit should be registered in the
regional Guaranieed Ride Home Program,
operated through the Commuter Connection
program of the Washington Regional Council of
Govemmenis.

The City's ridesharing program can be used to
register participants in the regional program, and
a proadiive effortto register all study area
participants should be included inthe overall TMFP
Underthis program registered fransitand
rideshare participants are provided with up fo four
free frips home perysar by faxi or other means.
This removes concems about nat having a car
available during the day for emergencies, making
transitand ridesharing more atiractive fo the
potential user
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Transit Incentives

Transitsubsldies for amployees and residents are
an imporiant part of the overall Transporiation
Management Plan. Employees should be
provided with discounted transit fore media.
Federal tax provisions atlow up o $100 permonth
infransit benefits fo be fe-free and deductible as
a business expense by the employer (as of the
wrifing of this reporf}.

Federal employeas in the Washingion areq are
provided with this full amount of subsidy, and itis
anficipeted thertthe federal policy will help increase
the ransit mode share for PTO and other federal
employees in the study area, Comparabla fare

_ discounts will need o be Included inthe TMPs for
* other offica developments that are not oriented fo

federcl employees,

This subsidy can be provided most effectively
through Metrochek or similar programs, and can
be accomplished by requiring fenants o provide
benefits as o condition of theirfease, or by the
developerthrough rent collections.

Itis anficipated that this incentive is needed fo
raise the fransit mode share above that typically
found atMetro siation areas, and that if the
desired moda shara is reached approximately 25-
30 percent of employees will usethe banefit.

Provision of discounted fare mediato residents of
the planning area may also be ¢ potenfial element

of the transporiation management strategy. The
purpose would ba the same, to encourage fransit
usa. While this is not widely done, iraffic
mifigation requirements are beginningto affect
residential develo pment, and this is onatechnique
that can be implemenfed through lease offices and
homeowner assodfions,

Initially the focus should be mulfi-farnily
residenticl development furtherfrom the Mefro
stafiong, where an addifional incentive may be
needed fo get residents o fravel further to access
the Metro.

Requiring promation of shor-ferm car rentals
{e.g., Flexcaror Zipcar} fo allow transi users the
flexibility of making trips during the day fo
locations that are not transit accessible would also
encourage fransitusage. A racant innovation by
WMATA is o confract with providers of short-tarm
car renial at Metro stations (Flexcaris the
providsr), allowing fransitusers fo travel to
locations without local bus service, orto camry
things that are difficult on fransit, These short-term
rental cors can allowtransit users fo avoid owning
a second car.

The TMP calls for the provision of parking spaces
in close proximity fo the Metro station for Flexcar
vehides, and armangements with Metro and
Flexcarfor usage of these short-lerm remtal cars
by employees and residents, Typically individual
users must be registered with the car rental

company. Inthis case, the TMP Coordinator
would be able fo provide neaded information fo
potential users as part of the transit allematives
package, Flexcarmequires a onefime lifetime
membership fee of $25 foreach user; the
developerwould be asked fo pay this fea.
Cumanflythere are two cars available atKing Street
Metro, initially two spaces will be needed at the
Eisenhower Avenue Siafion, with a likely increase
as users realize the benefits of combining a transit
pass with the availabifity of a short-term rental car
for access to places not served by transit,

Other |nitifives

Traffic volumes info and out of the study arec will
be highest during the peak moming and evening
hours, Tothe extent that these peaks can be
flattened by spreading this volume overa longer
period, the congestion can be reduced.

One wayio address this is fo encourage
employers to offer alemative work hours,as an
elernent of the Transporiation Mariagement Plan.
Staggered work hours allow employees to travel at
fimes otherthan the worstwithin the peak period.
Allemative workweek schedules, such as fourten-
hour days, move trips outside the peak periods
and efimincte one round-rrip perweek. Such
policies will be promoted to employers.

Reducing the total number of commutertrips is
akso o potential method of managing
fransportation demand. Technology now allows

5-12 Eisenhowear East Small Area Plan

Aprl2003

Alexandria, Virginia



05

many employees to work from home, or from
telework centars—employers and employees need
information aboutimplementation of elecommute
programs, availahility of telework cenfers, and
there is a potential for incantives with equipment
and communication expenses.

M™P i

ATMP Coordinatoris needed forimplemerting
these fransporation management programs and
policies, whose responsibiliies should include:

*  Promoting transit, ridesharing, stoggered
work hours, parking restrictions and the other
program slements fo prospedlive fenants and
fo employers and theiremployees, and to
residents in the residential buildings;

« Displaying and distributing cument
information about all fransit, idesharing, and
other TMP alements fo residents, employers,
and employees—including transitschedules,
rideshare applications and information,
incentive information, parking information,
ofc. Awebsite with this information and
appropriate links fo transit providers is
provided;

*  Promofing and administering a ridesharing
progrom that includes not only participation
in the regional Metropolitan Washingion
Coundl of Govemments Commuter
Connacfions Program, but also site-specific
matching effors;

*  Promoting the Guaranieed Ride Home
program as part of the ridesharing and transit
markefing efforks;

+  Administering on-site sales/distribution of
wansitfare medic;

*  Working with employers to assist in the
implementation of fransitfare subsidies and
the development of appropriate parking
policies for employees fo discourage SOV
commuiing;

»  Conducting annual surveys and reports of
smployees and residents regarding mode

choices; and .

* Implementing the parking management plon,
including restrictions and incantives such as
the free spacss for ridesharers, limits on
monthly SOV poarking, sharing of parking
among uses, elc.

Overiime, coordination will be necassary among
the TMP aclivities required in the Hoffman Town
Cener and Carlyle PTO TMPs, as well as with the
Alexandria Rideshare program and ather
commuter programs. 1t is anticipated that these
funcfions can be consolidated in an Eisenhower
East Transportation Management Districtin the
future as build-out continues.

TRANSPORTATION

Atthattime the requirement forindividual TMPs
will be replaced by a developer confribution based
on the square focloge of the development, the
amourt setio meet the budgetary requirements of
the program, induding staffing, marketing
expenses, shuttle operdiion, general and
administrative costs, efc,

Overall, the approach s to provide disincentives
fo the use of the single-occupantauto for
commuting into Eisenhower East, while making
fransit and otheroptions as cheap and easy as
possible, Given this strudiure, all elements may
not be appropriate foreach project, varying with
the land use typa, proximity to Metro, efc.
However, a number of them are designed to
address the enfire area. Individual projects could
be required fo provida contributions toward any or
all of the programs.

The overull strategy for Eisenhower East is likely to
include the developmentof a Transportation
Management Districtthat would draw on the
resources of each project for supportin
implementing an area-wide set of actions
encompassing the elements listed above,

Atthistime the mechanism is not fully
delermined, butthe concept is that at some point
inthe near future individual TMPs will merge info
o Tansporiafion Manogement District o
implemant these policies and programs
throughoutthe Eisenhower East planning area,

Alexandria, Virginia
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The district has not yst been defined, but would
likely involve a shift of project feesto the support
of the area-wide program. '

Parking Management

Aparking management plan includes the elemants
described above, as well as implementation of the
general provisions of the parking strategy as
follows:

*  Sharing of office and retail spaces with
residential visitors;

¢ Shor-term parking for visitors and retail,
including appropriate pricing/collection
methods lo avoid use for all-day parking;

*  Market rate parking for office employees,
restricted to the number of spaces outlined in
the Plon; and

s Free priotity location dedicated parking for
rideshare vehicles, including carpools and
vanpools,

The parking supply requirements are predicated
on making the most use ofthe parking supply,
and the parking management strategy will
combine policies on pricing and shared parking
to address this goal.

Individual commerdial projects will be permitted to
include a substantial amount of short-lerm
porking, ond the availoble long-term parking may
be underused evenings and weekends. However,
residential vistors, relail, restaurant, hotel and

enleriainment uses will all create a demand for
parking duringthese periods, and the owners and
operators of the parking supply will have fo
manage the supply to allow these additional users
access to the parking supply, ratherthan simply
closing off garages afterwork hours.

In the Courthouse area, there is already a
subsiantial shortage of shor-tamm parking, due to
the restriction on use of the Courthouse parking fo
employees only. The problem is currently being
alleviated in the short-term through the lease of
surface parking on the Hoffman end Simpsen
parcels.

Ongoing evaluation of this issue will be necsssary
s new developmanttakes place. Inthe long run,
a possible solufion may be the development of o
public parking lacility that would facilitete shared
parking between the daytime uses of the
Courthouse {all-day and shor-term) and nearby
relail, enteroinment and restaurant uses.

The sharing of parking, ond preserving a sufficient
supply of shortterm parking, can be
accomplished through a combination of pricing
and permitfing strrtegies, implemented in garages
and on the strest, On-street parking will be
mefered [during the day) for short-term use, ond

a dedicated potfion of the garages will need fo be
houtly, Overall demand for all-dey parking can be
addressed by requiring that employees pay market
raes for parking permits. Finally, ridesharing can

be encouraged by reserving parking for
ridesharers in prime locations, and making it free
or substantially discounted.

Bicycle Program

Another goal of the fransporation program is to
sncourage the use of bicycles fortransporfation
as well as recreation, Recreational facilities aimed
at cyclists and pedestrians are discussed
slsawhere, butthe bicycle is included here as an
altemative access mode fo the Metro, fo work
destinations in the study area and nearby parts of
Alexandria, and for shopping and enands.

5-14 Eisenhower East Smal! Area Plan
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TRANSPORTATION

N The study area is relatively flat, and infemal

! distances (as well as distances to Cld Town, King
Sireet, ofc.) are relatively short, which should help
make cycla commuting an attraciive atemndtive.
Following consuliation with the biking community,
it wos decided that dedicated bicycle lanes would
notbe incorporated info the streels; rather the
*commuter” cyclists will move with the autos
within the normal fravel lanes. (See Figure 5-4
forthe location of bike routes.) Where the bike
roule is provided on-streel, particularly along Mill
Road and Jamieson Avenue, signage should be
provided delineating the on-sireet route.

An off-road recrectional bike troil is provided to
conned the bike trail atthe Eisenhower Avenue
Bridge over Telegraph Road to Hoof’s Run. The
trail is provided as o componentwithin the
sidewalk design on the south side of Eisenhower
o K Ly . Avenue between Stovall Street and the point where
o R ' o~ oo it can enter the RPA area just to the west of Mill

. R Road. Atthat point, it will become a recreational

” : trail within the RPA/Communily Park, connecting

1o Hooff's Run and an off-road trail running north
to Jamieson Avenue.

Figure 5-5 Bike Paths

Alexandria, Virginia Apnil 2003 Eisenhower East Smoail Area Plan 5-15
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Bicycle plan elements include:

*  Bicycle lockers at Eisenhower Avenue and
King Stre el Metro Stations,

*  Offica TMP requirernents forthe provision of
secured parking for commuters and visitors
using bicycles,

*  Office TMP requirements for the provision of
changing areas, showers and clothes lockers
foruse by cyclists, and

*  Retail TMP requirements forusable, secure
bicycle racks for use by customers.

Examples elsewhere also suggest that quality
bicycle facilities will atract commuters and
shoppars. The plan also callsfor linkages to
other bicycle paths in the region, fo allow
commufers into the area a safe route,

N

SUMMARY

The implementation of a comprehensive program
of transporiation improvements infegrated with the
lond use concepts is crifical fo the Eisenhower
East Plan’s successful implementation. New
construction associated with the current Woodrow
Wiison Bridge and Capital Beltway improvements
will provide new access to and through the
Eisenhower East area.

To achieve an occeptable level of troffic within
Eisenhower East and the surounding
neighborhoods will require enhanced transit
utilization couplad with roadway and pedestrian
improvemenis. The Plan incorporates a range of
strategies o increasa fransit use and
accommodate the projecied increase in traffic.
These strategies include: creating a urban grid of
streets; enhancing the pedesirian experience;
concentrating development at the Metro;
balancing jobs and housing; reducing
development intenstly; minimizing local trips;
limiting off-straet parking; and maximizing the use
of transit through a district fransportation
management program. An analysis of the Plan’s
projected raffic indicates that the incorporation of
these strategies within the Plan results ina
reduction of traffic impacts fromthe zoning in
place priorfo the Plan's adoption, while
enhancing the aesthetic and social qualities of the
commesnity,
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URB AN DESI G N

The urban design concept for the Eisenhower East
Plan is on exciting vision for growth and
development for the next 20 years. The Plan
guides future development o produce a vibrant,
mied-usa neighborhood where Alexandria
residents may live, work, shop, or simply enjoy
green parks and other public ploces.

The urban design elements consists of:

*  Anurban sireet network

* Asystem of parks, plazas and open
SpOCes

*  Adleor organizetion of building heights
and massing -

¢ Architedura! design principles

*  Street Design guidelines

STREETS AND STREET NETWORK

The new Plan is an inferconnected network of
streets of various types woven together with a
voriely of public spaces. These new streets offera
sense of spafial enclosure ond participate with the
archilectural choradter of the area to make new
public places. Unlike suburban areas where
buildings float in o “sea” of asphalt, buildings in
Eisenhower East define the “sireet wall” by their
placement along lot *bwild-to” lines and add
definifion and activity fo the sireas.

An inierﬁonneded framework of parks and squares
ave ol joined fogether by a network of free-lined

Alexandria, Virginio
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Flgure 6-1 EisenhowerAvenue os \'he Spme ofthe
New Street Network ‘

streefs in a hierarchy of street types, defined by
use and size. This sireet network provides the
flexibility of movement for pedestrians and
automobiles alike while defining locations for new
development within the plan.

The street systam is based upon the historic 66-
foot-wide right-of-way of Old Town Alexandria with
provisions for Eisenhower Avenue to be developed
into a larger urban boulevard, Street design
principles are:

¢+ Eisenhower Avenue is the spine of the new
district, running from the gateway ot Holland
Lane westward along the southem edge of the
Carlyle development and through the
Eisenhower Avenue Metro stafion fo the west.
Eost of the Metro station, Eisenhower Avenue

1 !
JIimAaRl  laa Aitel
LR iTavel Lave ] Pach edisn | Tavel Lane ;. e
» | w | 2w | o n !
B el L iy
135 - 146 f

Figure 6-2 Eisenhower Avenue Streat Section
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will transform from a back service streetto o
tree-lined boulevard. A 30-to 36-foot-wide
tree-lined center median organizes the eastem
end of the avenue while atthe westem side
the street namows to pass underthe Metro
platform and provide a namower sireet section
aotthe newtown certer. Threetravel lanes are
accommedated in each direction with the curb
lane dedicated o parking in off peak hours.
{See Figures 6-2 and 6-3.)

*  Rekil development will be located along
Eisenhower Avenue at the Metro skation area
and will complement the enferiainment center
at the Hoffrman Town Center.

*  Streettrees spaced at approximate 25-foot
intervals in a six-foot-wide planting strip run
the length of Eisenhower from east o west.
Thesa trees not only help define the grand
boulevard of Eisenhower Avenue, but they will
also help 1o provide shade in the hotsummer
months as well as protection forthe
pedestrian from adiacent irafhic.

*  Inretoil amas, tnees are planted in free wells
with the majority of the area dedioated fo

. ! : ' ' adtive sidewalk use. Along Eisenhower
0 20 | l1 351 46 [ Avenue, the tree wel! is six feet wide with the
Figure 6-3 Eisenhower Avenue with Park Median bolance dedicated 1o & 16-foot wide sidewalk.
On sida streets with ground level retail is
six-foot wida tree well with an eight-foot wide
sidewolk.
Aexandria, Virginia Apri 2003 Eisenhower East Small Area Plan 6-3
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*+  On streets without adlive retail ot the ground
level, there is a confinuous six-foot wide
planting strip.

»  Fisenhower Avenue pedestrian zone will also

accommodate a bike lane. Future bike lane
condifions will require City Council opproval.

- __, by _.‘.:_4..
o,

g

Figure §-5 Eisenhower Avenue
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Figure 6-7 Typical Street

URB AN DESI G N

Eisenhower Avenue is the moin spine through
the district and the widest sireet. Other streets
offer a different character and experience, from
such neighborhood streets as John Corlyle
Street with its mixed-uses to Pork Drive in the
Carlyle South neighborhood. The typical 66-
foot-wide public right-of-way for streets
consists of two 11 foot travel lanes ond an
eight-foot-wide parking lane on each side.

- Aguin, each of these streets is comprised of o

six-foot-wide well or strip for frees and o
sidewalk zone of eight feet that can be
adjusted for increased planting areas per
location.

At the eastern end of the Plan in the South
Carlyle areq, the Pork Drive defines the edge of
the built area and offers sweeping views of
new parkland to the south, This streetis olso
atthe raditional 66-foot width, alihough the
park borders one side.

Alexandria, Virginio
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*  Ahierarchy of streats has been developed to
myintain a high-qualily sireet environment and
offer o variety of sireets—from the most
important o those sireets serving garages ond
porking gccess,

(o}

“A” Streets are primary streets and the
main streefs of the neighborhood. They
set the fone for the character of the
community and are most restrictive in
ferms of use and appearance. This
category includes streets such as
Eisenhower Avenue and Swamp Fox
Lane. {See Figure 6-8 for “A” Streets.)

Key Guidelines:

Buildings shall front the street;
Active uses sholl be locoted on qf|
streetfrorage;

Parking shall be screened with active
uses to at leost 30 feetin depth;
The highest quality of architectural
facade treaiment shall be used;

No curb cuts or service alleys shall
be in view;

Main building entries shall be
locoted along frontage.

N ‘A" Street Fronlages
R “p" Slreel Frontages
FENE "C" Street Frontagos

Figura 6-8 “A.B, ond C" Streets

Mok gp

7“0.'1.9:,;-: "
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park median

o “B" Streets are the secondory streets of
the neighborhood. They serve both the
pedestian and the autornobile by
providing options of access through the
neighborhood. While not as restrictive as
“A” streets, they resirict some uses.
Streets in the category include Mill Road
John Carlyle, and Holland Lone. (See
Figure 6-8 for “B” Streets.)

Key Guidelines:
*  Buildings shall front the street;
*  Acfive uses shall be located on all

adjacentto a higher-category street;
¢+ Parking may come o the building
focade above the ground floor;

+  Parking structures shall be
architecturally treated to be in
hormony with the overoll building
design;

»  Ahigh quality of architectural fagade
treatment shall be used.

o "C”Sireets provide o means of access fo
service entries and parking structures as

well as occess through the neighborhood.

They are the least public in nature of the
streets and less restrictive in intert, “C"
streets include parts of Mill Road and
Southem Street. {See Figure 6-81or "C*
Streets.)

Key Guidelines:

+*  Parking may come fo the building
focade and be located on the ground
floor;

*»  Porking structures facades shall be
architecturally freated to be in
harmony with the overall building
design;

U R B AN DESI G N

Pusuic PLaces

Public spaces are varied and occur throughout the
new Eisenhower East Plan. The mostimportant
public ploces are the beautiful and voried streets
that unify the Plan from north to south and from
east Yo wesl, and the system of public porks and
plazus located throughout the plan.

Many of the new parks and plazas in the Plan
could also serve as locations to recall the history
of the site with markers based on local themes,
helping the city o remember its past.

The plon encourages incorporating inferpretations
of early history in the detailed design of park and
plaza spoces.

The centerpiece of the whole plan is the new
Community Park, centered on the stream vailley or

street frontage; . .
¢ Onecurbcutper bl9ck shall notbe S:gg’:&?;?:g:&ﬁ%%?gﬁ
exceeded on both sides of the sireet; cireels.
*  Mgin building entries shall be
located along frontage unless AT Tk ) 5
An exomple of an aclive public open space
April 2003 Eisenhower East Small Area Plan 4-9
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RPA and extending from one block east of the
Metro stafion, across Mill Road to oreas east, ond
tuming north, parallel to Holland Drive. The park,
alitle more than 20 acres, combines a naturalisfic
sefling for the recovered stream valley with lorge
exponses of play fields, serving both acfive and
passive uses.

This park and ifs central space, The Meadow,
provides the city with mych needed new parkland
and includes paths, open spaces, ond a new
recreational bike trail connected fo the existing bke
trai dlong Eisenhower Avenue fo the west.

Other public ploces include (See Figures 4-15 and

4-16 forthe spedific locations.):

*  The new Eisenhower Stafion Square is the
heartof the new neighborhood atthe stafion
areqa. The ploza aligns visually with Swamp
Fox Road and terminates the view from the
north with a new fountain and the relocated
stotue of Generul Eisenhower, ftisa .
“hordscape” plaza with paved surfoces
throughout, serving the high volume of
pedestrian activily. To the west of the station
is the pedaestrian side of the plaza, facing the
location of outdoor restaurants, stores, and
aclivities such as lunchlime concerts. To the
east are loading and waifing areas for DASH
buses as well os waiting areas for kaxis and
vanpool vehicles. Eisenhower Station plaza is
alse convenient o extensive parking
resources within a block or two.

[

-

e R
Y N
iR oy

Figure 4-10 Winler View across *the Maodow” fowards Neighborhood Public Squares in South Carlyle
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Just north of Eisenhower Stafion Square
along Swamp Fox Rood is Hoffmon Town
Centerand the multipiextheater complex and
associated retoil development. Further north
is North Square, @ smolf green park serving
as a front door for the new residential
building, terminating the view.

To the west is West Side Gardens, developed
as along linear green park, providinga
setting for office building development ond o
sense of entry fo Eisenhower East from the
west, This square is a long green pork that
provides relief to the westem side of the town
center and a secure sethack for office

development with special security needs.

In South Corlyle, small-scale neighborhood
porks, of approximaotely one-third and two-
thirds of an acre, organize the neighborhood
ond terminate streets exdending south from the
Carlyle development, South Dulany Gardens
and South Corlyle Square. South Carlyle
Square is located ot the end of John Corlyle
Street, the new spine of the South Carlyle
neighborhood. South Dulany Gardens
provides o green link between the Carlyle
development and the Community Pork, and
fromes a view of the new Patent and Trademark
Office atrium.

Alexondrio,v.rgirﬁa ' April 2003
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t with activity spilling onlo the sidewalk

Retail

Retail frantages in the Eisenhower East Plan are
organized along designated retail streets.
Guidefines for retail development are based upon
successh retail streets in Alexandria and other
locales, Wide storsfronts will be keptfo a
minimum so that frequent changes in storefronts
and their content will guarantee a lively variety of
refail experiences and opportunities (See Figure 4-
9 for Retail Locations.)

* TheHoffman Town Cenfer refail centeris
focused ot the Fisenhower Avenue Meira
Station area along Eisenhower Avenue, Swamp
Fox Road, and Mandeville Lane. Conceived to
supportthe successes already In place o the
Hoflman Town Canter, the new project will
expond the desiinafion-enterkinment characler
of the stofion anea. Restauranis, hotels and
other complementory dévelopmentwill provide
retail opportunities for residents and visitors
alike whether one is just visifing o see @
movie, or lives in the area.

To the east, John Carlyle Street serves tha
South Carlyle neighborhoad with
neighborhood service or convenience refail,
and becornes the neighborhood main sireet
connecting South John Carlyle Square via
John Carlyle to Duke Street. John Carlyle
Street is designed to be infimate in scale and
will serve new residents and office workers
olike.

Buiomng HeiGHTs AND Desicit
STANDARDS

The buildings in Eisenhower East define the streets
and parks by building to the edge of the street
property line and developing street level uses that
enhance pedestian octivily and movement. The
Plan requires that streets and urban spaces creaie
o confinvous base building of the street front,

* The bose building heights for Eisenhower
shall range from five to eight stories. All other
streets are encouroged to have a five-story
base.

»  Thatbase is required fo be developed at the
edge of the right-of-way o define the spoce of
the odjacent street,

»  Setback requirements above the base level will
establish the size and location of the building
wall and control the bulk of the building so
that a more ariculate, modeled massingis
developed above street level.

The Plan defines severol zones for fower building
heights that change according to specific urban
conditions in Eisenhower East. Overall, the entire
district will offer o varied and distinctive skyline,
unique to the region yet establishing o
harmaenious experience for the pedestrian. Towers
rise from boses filled out to the street wall, defining
the padestrion reolm ot sireet level, Above the

Eisenhower East Small Areq Plan
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U g il base, setbacks establish the mass of the street wall
. oL and permit light and air fo circulate to the street

o ) . . +  Taller buildings shall be located around the
AR Metro station area and along Eisenhower
Avenve,

*  Building heights will peak at the station area,
with the follest buildings approaching 250 feet
high at the fransit site, Heights will siope
downward fo the westioarange of 1010 15
stories, while fo the east will slope to four fo
eight stories in the Corlyle South

Cod neighborhood. {See Figure 6-11 for Building
o Heights.)

15-25 S;a riesy

10-15 Storics
CE Building fagades are required to provide depth and
D -8 Stortes 0 rich shadow orficulation through a variation of
s ' ' : ' 4. surface depth, shape, and materials, overall fogode
oo I ' organization ond percentoge of glass on the fagade

Lo 2 . s . surlace. Like historic Old Town, the architecture of
_ o - " the newdistrict estoblishes a character that
Figue 6-11 Building Heights supports the making of the public environment

and lines the streel wall with facades that offer a
rich visual experience fo the eye. Individual
buildings, while distind, refain elements 1o ensure
that the overoll character of the district is

Architectural principles that establish a fromework
for design character for individuol building fogades
are oullined in a separate section on design
guidelines.

Alexandria, Virginia Apnl 2003 Eisenhower East Small Area Plon 6-13
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Architectural Principles

The following are general architechurol principles
thet will guide the design of new buildings within
the Eisenhower East neighborhood. A complete
set of design standards and guidelines will be
prepared by the Depariment of Planning and
Zoning ond adopted by the Planning Commission
fo supplement this plan and the zoning cantrols.
The architectyral principles and the guidelines will
outline the design expectations for the property
awners, developers, and their architects. The
design principles set slandards for the design by
the opplicant and for review of proposals by the
staff and the Design Review Boord.

1 Building Base. The Eisenhower East
neighborhood should be defined
architecturally by buildings that create a
strong and continuous urban street wall. The
street wall should be common to all buildings
in the distriet and form the “building bose”
that will visually support taller buildings,

o The base buildings should crecte o sense
of enclosure for the sfreet through o
regular and consistent frontage along the
length of the street. The Plan establishes
a required build-to line {typically the
properly line at the streef) ond all
buildings must be constructed upto the
build-to lines. This patiem of urban
development is similar fo that of Old Town
Alexandrio,

o Thebose buildings should actin concert
1o create the “walls” of public urban sireet
space and urban spaces such os sireefs
and squares. Exceptforimportantfocal
elements, buildings should not be
“obiects” surrounded by open space.

o Thebase buildings should generclly be
of a consistent height of five stories, or
roughly 60 1o 65 feet—axcept for
buildings olong Eisenhower Avenue,
where the building base maybe up to
eight stories ko recognize the addifional
sireet width. Where buildings are faller
than fiva slories, the porfion of the
building above five stories should be set
bock from the lower porfion of the base
and/or differenfiated with an expression
line or change in architecture, material,
and/or color.

An example of an approximotely 5-stoty base building

6-14
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The buildings should be designedwitha
conemporary orchitectural expression that
reflects the context of clossical buildings
in Alexandria. Generally, buildings
should incorporate a tripartite
composition of an expressed base,
middle, and fop. {See Figure 6-12.)

The bose buildings should be arficulated
utilizing changes in plane, material, ond
detail fo replicate the diversity ond variety
found in a typical Old Town commercial
block. While one owner generally
conirols the blocks, the building should
have architeciural elements that emulate
the rhythm of the subdivision of lots
found in well-functiening cifies and Old
Town.

The base buildings should incorporate a
strong base component of one to two
stories, generally reflecting the location of
retoil spaces or spaces of interest fo the
pedestian,

The ground floor of the base building
focing the street should be visually open
to provide pedestrian inferest. Retail
along the street provides the best
opponunity for creating visual inferest,
along with entrywoys ot regular intervals,
show windows, and transparency fo the
inferior of the buildings.

Ground floor reteil should have a
minimum 18-foot floor-fo-floor height o
occommeodale quality refoil space and
mojor tenands, The refail space should
have on average depth of 75 feet, and
where the Plon calls for retail on the
ground floor, the refoil should extend
more thon 75 percent of the street
frontoge. (See Figure 6-13.)

The base should be copped with a sirong
horizontal expression element or comice.

Main entries o the building should
generally be locoted on the largest or
mostimporiant sireet fronted by the
building. By contrast, service entries and
loading should be located on the smallest
or leastimporiant sireet fronted by the
building consistent with the Plan's street
type designations. Parking ingress and
egress and service access may not be
located on the major traffic-canying
streeds,

Parking gorage exhaust vents should not
open onto pedestrian ways or sidewatks
along o sireet. Intokes for garage
venfikition may be placed along exterior
walls adjacent to sidewalks but they must
be infegrated into the design of the fagade
and must not negatively impact the

URB AN D ESI G
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Figure 6-14 Section showing oclive use on sireet

frortage; parking garage is not visible

from the sireet
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o Where ihe Plan permits above-grade

parking screened from the street by active
uses, the acfive use mus? be a minimum
of 30 feet deep. The active use should
present a fagade thatis typical for the

use. Functional windows presenting doy
and nighlfime aciivity, as well as funcional
balconies, are strongly encournged.

Where the Plan permits parking 1o be

the design of the primary building.
Openings should be well proportioned
with headers and sills. Architechyral
grilles ore encouraged fo screen openings.

Lighting within parking garages should
be designed so that the light sources are
fully screened from all public ways.

2  TowerElements. The taller “lower elements”

of the Eisenhower East buildings should be
designed to the following principles that will
govem their massing. {See Figure 6-15.)

constructed 1o the sireet frontage, the
fagade should be architecturally designed
to emulate the proportions and scale of

L9

the primary use. Materials should be the
some as the building or similar quality.
The parking should be on integral part of

0

In general, the taller high-rise building
elements should be designed to create a
varied skyline and fo assure air and light
between the towers at the street level. The
placement of tlower elements is infended

7 Cotngrm Sy
Artfeulation - L0

urface —7 2N et
feglation. 7S

Figure 6-15 Massing of Tower Elemerts

to avoid the appearance of canyon-ike

streefs lined with undifferentiated masses .

of buildings. An exomple of a building with an articulated roofline
o The composition of the tallerbuildings o Themassing of the fower elements should

should consist of deorly arficulated base be developed both horizontally and

(described above), middle, and top verfically with changes of plane,

elements with each of the elements having stepbacks or setbacks, regular

an infegral relationship fo the others.
Therafore, the fower elements should be
integrated with the design of the base and
avoid the impressionof an unreloted
building element ploced on the top of 0
plinth-like base.

segmentotion, ond occent elements. The
butlding arficulotion should avoid large,
unrefieved planes and simple slob-like
massing. In generol, the fower elements
should step back from the base; however,
it may be desiroble fo set portions of the
tower flush with the build-to line.

Eisenhower East Small Area Plon
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Anexomple of a residential fagade using high quality

3 Exterior Detoils and Materials. The buildings
in Eisenhower East should be constructed of
high-qualily moterials and exterior reatments
that draw upon and contribute 1o the exsting
context of Carlyle and the west end of Old
Town,

o The exerior skin of the buildings should
be arficuloted with durable materiols and
be constructed predominanily of masonry
(including stone, brick, file, and precast
concrete), Metal panels or curiain wail
elements may be used as an accent but
are not permitted as a primary dadding
material. Synthetic matenals such as
plostic ponels or exterior insulafion finish
system (EIFS) are not permitted. The
building masses should be perceived as
predominantly masonry and should avoid
karge areas of glozing. No more thon 49
percent of the building's exterior should
be glezed,

URB AN

DESI G N

X Buildings defining the sireetwall made of high qualily
mataricls materials with “heavie’” material ot the base
o Highestquality moterials should be used

at the base of the building fo enhance the

o Therooflines should contribute 1o an

active skyline in the Eisenhower East
district, Tower fops should be arficulated
ta meet the sky gracefully and maintain a
closelyintegrated relafionship fo the mass
otthe building. Mechanical penthouses
should be integrated into the design, to
create an articulated building top and fo
avoid the appearance of a small box on
top of a much larger volume,

pedestrion experience of the district,
ensure durability, and contribute o the
public realm.

Masonry should extend from the top of
the building to the base with materials
such as stone, cast stone, or precast
concrele providing architectural accents,

expression lines, or comice fines. The
floor slab lines should not be expressed
in the exterior focade with exposed slab
ends or with contrasting materials.

The treatment of windows in the fogade
should typically be punched openings
and vertically-oriented instead of

Alesandria, Virginia
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horizonfal window openings. Windows
should have a relotionship fo the
functions they enclose: residential
buildings may have voriously sized
windows, some of which are operable;
office buildings may have uniform fixed
windows; hotels may have uniform
windows with an operable porfion; efc.

Windows should be glezed with clear
glass to promote ironsparency, Darkly
finted or reflective glass should notbe
used, :

Balconies should be enclosed by flanking
walls with railings substantial enough fo
screen stored items from view, Floor
slabs may not extend substanfially
beyond the surface of the fagade or the
enclosing walls,

The exteriors of the buildings should be
developed with details such os window
sills and retumns, expression lines,
comices, entrance featuras, or bay
windows thot giva modeling and scale to
the building and minimize use of flat
surfoces with no depth or visual inferest.

These guidelines are infended to ensure high
qualily and establish character without preseribing

an exact architectural expression orform.
Thoughthul solufions fo design problems are
encouraged in the spirit of creating the best

possible public environment for Eisenhower East,

4-18
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IMPLEMENTATION

I MPLEMENTATI ON

Adoption of his Plan is an important first step in
outlining the future of EisenhowerEast, as the
Plan provides a vision that reflects the aspirations
of the City, the broader community and the
immediate skakeholders. However, the mere
presence of a planning document and the
existence of a significant market opportunity for
the development of commercial and residential
space of Eisenhower East do not by themselves
guarantee that the program will be successfully

Recent history overwhelmingly reflacts the fact that
urban development s an exiremely complex
process, and one thatis confinuously buffeted by
risk and uncetointy brought aboutin large part by
a dynamic economy that is changing atan ever-
accaleroling rate of speed. Thesa issues are
magnified here as well by the scale of the
proposed development - its sheer scale raises
planning conoems thatwould not otherwise
surface with a smadiler project, and the likely
length of absorption virually guaranees that there
will be a need fo make numerous adjustments fo
the Plan before it is completed.

Given the scale of the undertaking and the
dynamics of the marketplace, successful
implementation of the Eisenhower East Plan will
almost certainly require the continuous and
axtensive involvement of the City of Alexandria in
orderto maintain the infegrity ofthe longerterm
vision that has been established, and exarcise the

Aaxandria, Virginia
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necessary leadership o ensurethat both private
and public actions taken ramain consistent with
the broadar goals and objectives forthe
neighborhood.

Moreover, if recent experienca in comparable
development contaxts is any guide, this leadership,
of necessity, will have fo be proadiive in nature
ratherthan the more passive rolethat would limit
involvernent to regulatory and adminisirafive
procedures. Tothis end, identified below are a
numberofelements that need fo be considerad in
the forrmulaion of o detailed approach fo
implermenting the Eisanhower East Plan.

With tha length of time involved in toking o project
from inifial conceptualization te aclual complstion,
it is absolutely paramount that the development
process be fair, reasonable and completely
understandable. Developars need to know the
rules of the game and the accepiable development
parameters. Such communication shodensthe
processing fime, reduces risk and helps
developars obtain necessary financing.

Moreovar, fo the degree thatthe plan and plan-
approval process are stable, there is greater
certainty for both sides ahout land values,
development rafas ond future financiel retums for
both the public and private sectors, faclors that
are kay to finandal planning.

design and execution of larger mixed use
developments—particularly mulii-phase projeds,
where there will be an extensive time lapse
between inifial plonningand zoning and adual
execution, In such contexts, the developer needs
the flexibility fo respond fo changing market
condifions, provided that overdll goals and
obijectives for the Eisenhawer East planning
district are realized.

PROACTIVE LEADERSHIP

Giventhe number of stakeholders, the range and
maghitude oftheir concams, and the likely length
of the build-out of Eisenhower East, it is
recommended thatthe Cily take a proactive rols in
directing and implemanting the Eisenhower East
Plan. This involvement can be structured ina
number of different ways, including:

»  Utilize an existing City Deporiment as the
primary point of contactand management
entity, with designated stoff focused primarily
onthe Plan implementation;

»  Supportthe rola of the Cify with assistance
from exdsting organizations, such as the
Eisenhower Parinership, bullding their
capacily fo take on a more active leadership
role; and/or

represeniatives ond properly owners, lo
provide on-going leadership atthe local level.

Whetherworking withinthe extsfing Citystruclure,
with existing onganizafions, through o public/
privette parinership, orcombination therecf, the
City needs o fake a stirong role particularly during
the transition period from plonto implementation.

ltis importantthat a leader orlead agencybe
designated—one who has experience in,
understanding of, ond appreciation for urban
centers, This individual/agency could
*champion” EisenhowerEast und effectively
manage tha many facets of a quality urban
development.

The public/ private parinership approach isone
way fo bring fogether all of the stakehoiders with
infarest in the successful implementation of the
Plan. An example of such an organization Is the
Ballston Parinership that was formed to assist in
the implementation of new development around
the Ballston fransit station in Arlington County.

The Ballsion Parinership represents an alliance of
developers, businesses, residents and local
officials that advocaie and market the Bollston
area, The model that may be considered forsuch
an organization in Alexandria may be thatof o
special tax district; which in this region, Ardington
is establishing in Rosslyn, and has olready been

I is increasingly recognized that rigid zoning . ¢ Establish apublic/private parnership, esiablished in Mardand and Washington, DC,
ordinances are offen detriments o the successful including Cily officials, community
7-2 Eisenhower EastSmall Area Plan Apnl 2003 Alexandria, Virginia
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implementation Efforts

Raclizing the successfulimplementation of the
Eisenhower East Plan will require proadtive efforks
inthe following:

*  Praparing a block-by-block development plan
with specific guidelinas o ensure new
construction that reflects the vision of this
Plon;

*  Modifying the cument zoning to reflect o
Bexible performance-based approach fo

1

*  Eskblishing o sirategy to coordinate and
phase developmentio ensura appropriate
development phasing overfime;

*  Working in concert with the private secior on
a coordinated refail sircdegy to ensure the
development and marketing of @ successful
refail center, with a desirable synergy of use
and activities;

*  Adopting defailed design guidelines for new
construction that reflact the stated architectural
principles;

»  Establishing a design review board with
members of the design profession fo review
new development projecis in accordance with
the design guidelines;

»  Fadilitaing the adjustments in property
boundaries fo redlize the sireet network ond
block development areas outlined in the Plan;

*  Struciuring a comprehensive approach forthe
funding of the improvements that benefit the
districtas a whole;

*  Coordinating andimplementing the roadway
networkand atherinfrastructure and services,
including the development of pro-rata shares
for specific portions of the improvements;

*»  Coondinating the development of detailed
designs for the public open spaces, and
implementetion of the parks and open space
program including the methodology for
funding the program through development
assassments;

*  implementing a fair-share Affordable Housing
Program;

+ Working with the City’s Capital Improvement
Program and daveloping other funding
sources forthe implementation of the
“public” improvements in Eisenhower East;

od

*  Developing and managing the district-wide
Transportation Management Program,

iMPLEMENTATI ON

As many of the benefits of public investmentin
Eisenhower Eastors to be localin nature,
consideration should be given fo creating a
funding mechanism thatequitably shares the cost
of providing the nacessary infrastructura among
the various benefictaries. The City may wantto
consider an organization that is self-funding and
has the abilily to raise funds, Thistype of
progrom covld fund the required infrastruciure
and amenities through some form of financing that
shares the burden between the Cily, Eisenhower
East properly owners, developers, residents and
businesses. A common form of financing public
improvements that should be considered is
through locally devised Special Terx Districis.

Special Tax District Funding

in orderto fund the necessary public infrastruciure
thatwillenabla the creation ofa viable, quality
urban environmentwith iransit oriented
development in the Eisenhower East ared, the
creation of a special distict fo raise funds o
financa infrastructure improvements may be the
best way forthe Cilys vision of this area to be
fully achieved.

Itis clear that the costs of the desired
infrastruciure, when compored fo that able o be
provided direclly by new development, or by the
City’s Capital Improvement Program, will leave o
significantfunding gap. A specialtox district
offers fools to help namow the funding gop.

Alexandria, Virginia
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In additian, because of diverse land ownership,
developmentdoes not abways occurina
coordinated fashion. A special dishictcan also
provide a mechanism 1o fund needed infrasinuclure
befwaen two nearby butnon-adiccentdevelopment
projedts,

The Eisenhower East area will require an impraved
gtid shreot system, additional and enhanced
streafscape, an extension of the Matro platform to
the north side of Eisenhower Avenue, new public
parking structures, as well as the acquisition and
development of addifional open space. In
addifion, enhanced public services [above and
beyond those nommally provided by the City}
could be funded, such as transit shutle services
and other enhancements that are fypically
provided by many busingss improverment districts
in the United States.

While the boundaries of such a district will need
to be determined, the core of adistrictwould likely
be defined bythosa projects that would
significantly benefit from the planned infrastructure
improvements such as the Mill Race project; the
U.S. Ratentand Trademark Office project; as well
as the araa bounded by Holland Lane, Telegrph
Road, Duks Streef, and the Capital Beltway.

i should be noted that the approval of the Mill
Race projactincluded a provision for a special tax
dlistrict,

N

Figure 7-1 Froposed Zoning Changes
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Development Controls

The implementction of the Eisenhower East Plan
necessitates the following changes o the CDD
zoning text and mapping {See Figure 7.1,
Proposed Zoning Changes):

CDD2: :
Amend mapping fo include Blocks 16,20 and 23
and to delete Blocks 22, 24 and 25A

NewCDD11:
Create a new CDD 11 to include the mapping of
Blocks 24,25A,26,27,28,29 and 30

POS;
Amend mapping fo include all of Blocks 22 and
31 as publicopen space {(POS)

Both CDD2 and CDD 11:

Zoning fext o indude the development controls
foreach development block, as delineaiad in
Figure 4.8, asfollows:

+  Allowabla gross floorarea {(AGFA}

*  Building heights, fo include maximum height
of the building base and the suggested
locations and maximum height of tower
buildings

*  Size of public open spaces

Spadific provision o be included in the fextto
nofe that development figures reflect the transfer of
density forthe entire site to a smaller net
developrnant area, prohibifing developmenton
any portion of the property delineated in the Plan
for public open space or roadways.

Design Guidelines

Develop defailed block-by-block design
guidelines fo ensure the implementation of the
desired urban form, rekil streetscape and building
arficulation compatible with the orchitectural
principles outlined in the Plan. These design
guidelines should then be adopted by the
Planning Commission and used in the design
review of individual building projects,

Design Review Board

Establish a Design Review Board 1o review and
approve the construction of all new private
development in the araas outside the approved
Carlyle CDD areq, in accordance with the design
guidelines ofthis Plan or adopted pursuantto this
Plan.

The Design Review Bourd should consistof the
following members:

I M PLEMENTATI!I ON

s Ciiizen with demonstruted experfise in design
and archifeciural issues
. Oher

Retail Strategy

The development of Eisanhower East envisions the
creation of a vibrant, successful refail/
enferiainment cenferas an infegral partof the new
community, To ensura success reflective of the
Plan, it is imperative that the Cily work ina
cooperdtive, coordinated mannerwith the private
seciorand the property owners fo develop a
strategy and bring the envisioned retail centerfo
realily,

The relocation of Mandeville Lane, approximataly
B0 feetio the north, and the infroduction of retail
along the face of Hoffman Building Oneisan
imporant element o balance the stand-off securily
needs of the Departiment of Defensa fenants with
the creation of a fively rekail/enterfainment canter

Lond Adjustments

Cily needs fo toke a leadership position and
focilitcte the following adjustments in land
ownership in order fo faciliiate the development as
proposed in the Eisenhower East Plan:

+  Principal use *  Local Architect »  Boundary between the American Trucking
: ; : *  City Planning and Zoning Director Associdation (Blocks 19 and 20) and Hoffman
. N | .
Required looqhor nforground-level refuil use + " Non-resident Archfoc/Urban designer oroparties Blocks 11 and 12)
Apri 2003 Eisenhower EastSmall Area Plon 7-5
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*  Alexandria Sanitafion Authority land - split
incorporation info the block primarily owned
by Carlyle Development (Block P Carlyle} and
land owned by Virginia Concrete (Blocks 26
and 28)

+  Ulimates vacation of Hooff’s Run Road — split
between the property owned by Caryle
Developrment and thatowned by Hoffman
(Blocks 25A and 258)

*  Disposttion of land associated with
reconfiguration of the cirdle at Eisanhower
Avenus and Holland Lane

+  Rights fromJPlto extend Elizabeth Lane over
the RPA1o connect into the JPl enirance at
Mill Rood (Block 21)

»  Acquisition of right-of-way from ATAfor
Southem Street (Block 20)

-+ Workwith WMATA on land adjustments o

implement development around Metro stofion

Roadway System

The development ofthe major strest infrastructure
will require defermining the equitabla orfairshare
funding of the improvements. This
implemerdation element of the Plan has identified
the following roadways as streets that effectively
serve all properties within Eisenhower Eost:

» EisenhowerAvenua
+  Southem Street
+  Mill Roed

John Carlyle Street (south of Eisenhower

Avenue to the public square)

+  Hizabath Lane Exdension {Mill Road fo
Eisenhower Avenue)

*  ParkRoad

¢ Metro Station Road on the east side of the
Metro Station

»  Reconfigurafion of the traffic circle ot Holland

Lone

The above roads should be implemented by the
City and funded by both the public and the private
seclor with a defermination of the appropricte fair-
share contribution of each of the property owners
ordevelopers. These improvements will need to
be further prioritized and coordinated with the
implementation of planned private development.

The following sireets hove been identified as
serving more than one development project or
properly ownarship within Eisenhower East:

*  Holland Lane {extension south of Eisenhower
Avenue)
*  Road around John Carlyle Square

The above roads should be implemented by the
City and funded at a defined ratio by the private
sector with a determination of the fair-share
contribution of each of the abutting property
owners or developers benefifing from the

roadways,

All other shreats and the cllandant sireetscapes
generally serve and benefit one developmentand
the cost of implementafion of the improvements
should be bome by the adjoining or
encompassing properly ownet/developer.

Development Phasing

The succass of Eisenhower East is predicaled on o
mix of land uses constructed over a period of time
fo meetthe market absorplion fo create a dynamic
neighborhood, sncourage the use of ransit, and
mifigate the potertfial negative fraffic impacts, The
private secior must build in a coordinated,
planned mannerio ensure a general balance of
uses. The development phasing should not be
left merely o the whims of the current market or
available financing. The Plan identifies a primary
usa and the allowable masimum amount of

developmentforeach block.

The infent is fo provide some degree of flexibility
in the location of primary uses (office and
residertial) within each CDD zone. Working with
the City Department of Planning and Zoning is
imporiantin orderto monitorthe emerging
development patfem and make prudert shifis in
land use looations as needed, including the
exploration of oppropriate measures o be
underiaken ifthe desired balance is not being
achieved,

In addtion, the street and utility infrastruciure
must be coordinated fo setve the private
development and the general needs ofthe Cily,
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The following street and sireetscaps, open space,
and fransitimprovement phusing has been
established for initial planning purposes.
However, the City should work closely to refine the
phasing as the construction of private sector
development proceeds.

Short Term Improvements (2005 - 2010)
*  Strests and Streetscapes
o EisenhowerAvenue (completion of the
improvements fo be coordinated with the
completion of the new Mill Road romps
1o the Capital Beliway) and conversion of
the fraffic circle to a “T” intersection
o Milt Road {south of Eisenhower Avenue}
o JohnCarlyle Street Extanded (between
Eisenhower Avenue and the public
square]
*  Parks and OpenSpoce
o Poricn ofthe park along Eisenhower
Avenue, westof Mill Rood

Mid-Term Improvements (2010 -2015)
*  Sireats and Streefscapes
o Road around Carlyls Square South
o Metro Station Road
o HollandLane Btended
*  Parksand OpenSpace
o Publicsquares adjoining development
projects

*  Tonsit
o Exension of thea Metro Stafion platform
and consfruction of north entrance
o Reconfiguration of Bus facilities at Meto
Station

Long Term lmprovements 2015 - 2020
»  Streets and Streefscapes

o Southem Sireat

o Elizobeth Lane Btended

o ParkRoad

»  Parks and Open Spaca
o RPAand adjoining Cily park area

Infrastructure Improverents

As new development and road construction is
underiuken, it may be necessary to improve some
of the area’s infrastruciure systems and facilitias.
The area indudes maijor storm waterand saniiary
sewer focilities that serve not only the Eisanhowar
Eastarea but also major segments of the City.

The City's Capital Improvement Program includes
funds for sorme of the major infrastructure;
however, significant funding will clearfy be
required, through an equitable orfair-share
funding of the improvements, o accommodate the
yses anticipeted within Eisenhower East orthe
narouting and upgrading fo accommodate a new
development patiem.

I MPLEMENTATION

Parks & Recreation

The Eisanhower East parks and open space
program is predicated upon a comprehensive
systom of urban spaces, parks, and conservation
areas that ore adequately sizad and properly
located o sarve the neighborhood andthe Cily.
Explict in this approach is forthe City to create an
implementaiion programio develop detailed
designs forthe public spaces, acquire fhe land for
public use and develop the parks.

In calculating the allowable gross floorarea for the
development of each properly, the amount of
allowabla building spaca was iansferred from the
gross sile area fo the netsite area, essentially
concenirating all of the land value into the smaller
net development site areq so thatthe open space
has liflle monetary value, except as open space,

In the acquisiion and development of the majority
of the open spacas, the property owners are the
immediate beneficiaries as value-addedto their
project and must, thersfore, provide the majorily
of the funding.

Developrment of the public parks and open space
within Eisenhower East will need to be further
priorifized and coordinated with the
implementation of planned private development.
The implamentation progremshould indude the
determingtion of the appropriate fair-shore
contribution of aach of the property owners or
developers.

Aexndria, Virginio
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Capital Improvements Program (CIP)
The Cily of Alexandria has a six-yearCIP that is
updated annually and which seeks fo establish the
City's copital priortties within available financial
resources. Tha CIP includes such elements as:

Transitfacilities;

Land for public buildings and fadilities; -
Parke/open space/pkans;

Streets and sidewalks; and

Cther infrastructure.

Through #s annual aflocation process, the CIP
considers the phasing schedule issues for large
capital improvement projects, such as the public
elements of Eisenhower East. Coordindtion ofthe
private sector development with the public
infrastructure is an important component in the
development of the phasing schedule.

Transportation Management District
Tha Eisenhower East Plan calis forthe creation of
a district-wide Transporiofion Management
Program. The management programwould
includa annexation of existing individual TMPs
info the district program, the collection of fees,
coordinafion and funding of shutife fransit
programs through the Cily's transit system,
monitoring of the shorttemn parking, managemant
ofthe fransitincentive programs and management
and monitoring of the bicycle program.

The Eisenhower East Plan requires continuous
monitoring of ifs transpotation systems and
parking in orderio ensure ifs capability to provide
foralarge dayfime population of employees and
weekend population of a comparable mogniude at
o majortown centet. The setvices of alocal
fransportation coordinator {likely ity skaff) should
be engagad o provide an integreted approach fo
the publiciransit systems, Mefro and parking, to
ensure public access and convenience.

Of particular significance to the long-term success
of Eisenhower Eastis the provision and
management of parking. The pure allocation of
requirad spaces by developers on a project-by-
project basis has often proved inadequate and
cost-ineffective in urban centers of comparable
scale. Inthis regard, consideration should be
given fo a program of centrally-managed parking
structures fo ensure that they are properly located,
have common hours and pricing, and are
convenientfo the short-term needs of the areq,
Properly conceived and managed shared parking
within mixed-use areas can reduce the maximum
number of parking spaces required by faking full
advantage of joint use opporfunifies.
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RESOLUTION NO. MPA 2006-0002

WHEREAS, under the Provisions of Section 9.05 of the City Charter, 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, an application for amendment to the Eisecnhower East Small Area Plan
chapter of the 1992 Master Plan was filed with the Department of Planning and Zoning for
revisions to the text and the figures of the Plan; and

WHEREAS, the Department of Planning and Zoning has analyzed the proposed revision
and presented its recommendations to the Planning Commission; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on
June 6, 2006, with all public testimony and written comment considered; and

WHEREAS, the Planning Commission finds that:

1. The proposed amendment is generally consistent with the overall goals and objectives of
the 1992 Master Plan and with the specific goals and objectives set forth in the Eisenhower East
Small Area Plan chapter of the 1992 Master Plan; and

2. The proposed amendment reflects 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 amendment to the Eisenhower East Small Area Plan chapter
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;

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

1. The following amendment is hereby adopted in its entirety as an amendment to
the Eisenhower East Small Area Plan chapter of 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:

Revisions to the text and figures of the Plan.

2. This resolution shall be signed by the Chairman of the Planning Commission and
attested by its secretary, and a true copy of this resolution forwarded and certified



to the City Council.

ADOPTED the 6th day of June, 2006.

Eric R. Wagner, Clairodan

Alexandria Planning Commission

ATTEST: &Q""\ ‘6{%—#?.53‘

Eileen P. Fogarty,dse’cre@
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If property owner or applicant is being represented by an authorized agent such as an attorney, a
realtor, or other person for which there is some form of compensation, does this agent or the business
in which they are employed have a business license to operate in Alexandria, VA:

[} yes: I yes, provide proof of current City business license.

[} no: If no, said agent shall obtain a business license prior to filing application.

THE UNDERSIGNED certifies that the information supplied for this application is complete and accurate, and, pursuant

to Section 11-301B of the Zoning Ordinance, hereby grants permission to the City of Alexandria, Virginia, to post placard
notice on the property which is the subject of this application.

TN Ciru! Yioxandna

Print Nawe of Applicant or Agent Signature
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FOR CITY STAFF USE ONLY:

Date application received: Fee Paid: §

Date application complete: Staff Reviewer:
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ACTION - CITY COUNCIL: 6/17/06 - CC approved the PC recommendation 6-0
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ORDINANCE NO. 4462

AN ORDINANCE to amend and reordain the 1992 Master Plan (1998 ed.) of the City of
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore
approved by city council to such master plan as Master Plan Amendment No. 2006-0002 and
no other amendments, and to repeal all provisions of the said master plan as may be
inconsistent with such amendment.

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

1. In Master Plan Amendment No. 2006-0002, an application has been made to
amend the Eisenhower East Small Area Plan Chapter of the 1992 Master Plan (1998 ed.) of the
City of Alexandria, as variously described infra.

2. The said amendment has heretofore been approved by the planning commission
and city council after full opportunity for comment and public hearing.

3. All requirements of law precedent to the adoption of this ordinance have been
complied with; now, therefore,

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the Eisenhower East Small Area Plan Chapter of the 1992 Master
Plan (1998 ed.) of the City of Alexandria, be, and the same hereby is, amended as described in
the staff report and exhibits from the June 17, 2006 public hearing meeting of City Council,
attached hereto and incorporated fully herein by reference.

Section 2. That the director of planning and zoning be, and hereby is, directed to
record the foregoing amendments, as the Eisenhower East Small Area Plan Chapter of 1992
Master Plan (1998 ed.) of the City of Alexandria, Virginia.

Section 3. That all provisions of the of the 1992 Master Plan (1998 ed.) of the City
of Alexandria, Virginia, as may be inconsistent with the provisions of this ordinance be, and
same hereby are, repealed.

Section 4. That the 1992 Master Plan {1998 ed.) of the City of Alexandria, as
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (1998
ed.) of the City of Alexandria, Virginia.

Section 5. That the city clerk shall transmit a duly certified copy of this ordinance to
the Clerk of the Circuit Court of the City of Alexandria, Virginia, and that the said Clerk of the
Circuit Court shal} file same among the court records.



Section 6. That this ordinance shall become effective upon the date and at the time
of its final passage.

WILLIAM D. EUILLE
Mayor

Attachment

Final Passage: September 16, 2006



EXHIBIT D “Lm \LV
/Q;-/l 2-06~
Docket Item #11-A

MASTER PLAN AMENDMENT #2006-0002

Planning Commission Meeting
June 6, 2006

ISSUE: Consideration of a series of amendments to the Eisenhower East Small Area
Plan related to specific blacks, including increases to floor area, density,
height, site area, principal use, ground floor retail, labels on various blocks
and urban squares, street layout, and changes to make the plan consistent with

" the Eisenhower East Design Guidelines, the approved Hoffman CDD
Concept Plan #2005-0002, and various density bonus and transfer provisions.

LOCATION: Area within the boundaries of the Eisenhower East Small Area Plan, bounded
generally by Duke Strect, Holland Lane, Telegraph Road, and the southern
boundary of the city.

STAFF: Department of Planning and Zoning

PLANNING COMMISSION ACTION, JUNE 6, 2006: On a motion by Ms. Fossum, seconded

by Mr. Komoroske, the Planning Commission voted to recommend approval and gdopt the resolution
for MPA 2006-0002, subject to compliance with all applicable codes, ordinances and staff
recommendations. The motion carried on a vote of 6 to 0; Mr, Dunn was absent,

Reason: The Planning Commission agreed with the staff analysis.
Speakers:

Mr. Jonathan Rak, representing the Alexandria Sanitation Authority, remarked that the Authority had
no objection to deleting & footnote from Figure 4-10 of the Small Area Plan as earlier requested by
a property owner. However, Mr. Rak noted that the Authority continues to have a need to expand
its facilities.

Ms. Ellen Pickering spoke concerning the open space formula (Docket Item #11B) and the Master
Plan Amendment. In regard to the Master Plan Amendment, Ms. Pickering stated that Hooffs Run
Dr. should not be classified as a ‘C” street as indicated on the Carlyle Block P special use permit.

STAFF RECOMMENDATION: Staff recommends that the Planning Commission adopt the
following amendments to the Eisenhower East Small Area Plan.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

L SUMMARY

The Eisenhower East Small Area Plan (EESAP or Plan) was adopted by City Council in April, 2003
as a new chapter 10 the 1992 Master Plan. The area covered by the EESAP, bounded generally by
Duke Street, Holland Lane, Telegraph Road, and the City's southern boundary, includes three
Coordinated Development Districts {CDDs) ~ CDD#1 (Duke Streer), CDD#2 (Eisenhower Avenue
Metro), and CDD#11 (South Carlyle). The Plan, along with the CDDs and subsequent Eisenhower
East Design Guidelines (Design Guidelines), seeks to encourage the development of a new transit-
oriented urban neighborhood that includes a balance of jobs, housing, and retail activity, as well as
a substantial variety of open space.

The Plan has created a shared vision among the community, property owners and the City concerning
the future direction of this neighborhood. The Eisenhower East planning effort is now well into the
implementation stage, where the Plan's overall vision is being realized. The certainty and assurance
of the Plan, coupled with the
pace of development throughout  Eisenhower East DeveIOpment Plpellne
greater Washington has meant comrem -

that the neighbothood’s build-out [IEESES
is occurring faster than JEB
anticipated. = The EESAP i
anticipated ultimate build-out
through 2020; tndav there is |

process at cither the preliminary,
concept, or final stages within =
the Eisenhower East/ Carlyle I
CDDs. This figure includes the
6.68 million square feet of development approved for the Hoffman Concept Plan, which may take
10 to 15 years to achicve full development.

The primary purpose of this amendment is to ensure that the Eisenhower East Small Area Pian
conforms to the Design Guidelines as approved by Planning Commission. In addition to the Design
Guidelines amendments, there are amendments related to the Hoffman Concept Plan and the ATA
and Marriott proposals.

Specifically, during the course of planning process since the adoption of the Plan, and the review of
the concept plans, DSUPs and related submission in that process, some changes have occurred which
are addressed in this amendment. However, those changes recommended and adopted, as well as
those undergoing cutrent review, have remained consistent with the spirit, intent and goals

2



MPA #2006-0002
EISENHOWER EAST SMAILL AREA PLAN - AMENDMENT

contemplated in the Plan. Most important, the underlying balance of uses and their location, the
provisions for substantial open space in the form of parks and RPA, neighborhood and urban
squares, and the inclusion of a broad median in Eisenhower Avenue, has been maintained or
improved upon through the planning process and this proposed amendment. This update to the
EESAP will ensure that the Plan remains current and relevant.

The specific items to be amended fall into four categories:

1) Eisenhower East Design Guidelines: Guiding principles of development for the area as approved
by the Planning Commission.

2) Hoffinan Concept Plan: Plan submitied by the Hoffman Company govemning the development of
the Company’s land holdings within the Eisenhower East area.

3) ATA Density Bonus: Proposed development on Blocks 19 and 20 that includes the request for a
boaus increase of height as incentive for the provision of affordable housing.

) gy nent Areg: Proposed development on Block 16 that includes a
u-ansfcrofdevelopmemamaﬁ'om Block 17.

5) Technical Amendments: Technical and/or minor changes to the Plan and/or Design Guidelines.
The above matters, as well as the other projects currently in the development pipeline, are beneficial
to the Eisenhower East arca and in keeping with the tenets of the Small Area Plan;

1.  PROPOSED MASTER PLAN AMENDMENT

As discussed in the Summary above, the proposed master plan amendment will revise several items

(both text and figures) within the Eisenhower East Small Area Plan to bring the Plan into conformity.
It will also bring the Plan up-to-date in light of recent DSUP approvals.

The Design Guidelines for the Eisenhower East Small Area Plan were approved by Planning
Commission on March 9, 2006, and serve as the guiding principles for the design of the buildings,
streets, and public areas of Eisenhower East. In the course of review, revision and adoption of the
approved Hoffman Concept Plan, certain details of the Design Guidelines were modified over the
preliminary details in the Plan to reflect the actual field conditions brought out during the review of
the Hoffiman proposals, most notably along at the Hoffiman properties fronting Eisenhower Avenue,

3



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

The following provisions are proposed to bring the Plan into conformity with approved Guidelines
regarding sireet section measurements:

Page 6-2: (Figure 6-2: Eisenhower Avenue Street Section) Reconfigure street section measurements
(east of Mil! Rd.) to conform to measurements shown on page 31 of the approved Design Guidelines.
This modifies the travel lanes® width from 33 feet to 32 feet and the park median’s width from 30'-
36'to 27'-38".

Page 6-3: (Figure 6-3: Eisenhower Avenue with Park Median) Reconfigure street section
measurements (cast of Mill Rd.) to conform to measurements shown on page 31 of the approved
Eisenhower East Design Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet
and the park median’s width from 30°-36' to 27-38".

In third paragraph, change the interval of street tree spacing from 30 feet to 25 feet to conform to the
measurement on page 32 of the approved Design Guidelines.

Page 6-4: (Figure 6-4: Eisenhower Avenue Street Section) Reconfigure street section measurcments
{west of Mill Rd.) to conform to measurements shown on page 30 of the approved Design
Guidelines. Thiz modifies the travel lanes’ width from 33 feet to 32 foct and the median®s width
from 12'-14' to 17-26". The bike lane and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit madmum flexibility for the future configuration of this space.

Page 6-5: (Figure 6-3: Eisenhower Avenue with Bike Lanes) Reconfigure strest section
measyrements to conform to measurements (west of Mill Rd.) shown on page 30 of the approved
Design Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet and the median's
width from 12'-14'to 1 7-26' The bike lanc and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit maximum flexibility for the future configuration of this space.

Change wording in second paragraph to read: Eisenhower Avenue pedestrian zone will also
accommodate a bike lane. Future bike lane conditions will require City Council approval.

Page 6-7: (Figure 6-7: Typical Street) Delete note pertaining to bike path.

Page 6-8: (Figure 6-8: “A, B, and C" Streets) Reconfigure street layouts and designations to
conform to the illustration shown on page 15 of the approved Design Guidelines.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

2. Revisiony Pertaining to Hoffman Concept Plan

As the Commission is well aware, the Commisgion recommended and the City Council approved
five Stage 1 DSUPs (DSUP #'s #2005-0031 through 0035) in Febrmary, 2006. These
recommendations and approvals culminaied 15 months of review and revision to the Hoffinan
concept plan, numerous meetings with the Applicant, work sessions before the Planning Commission
and the City Council, and the revised Hoffman Concept Plan, whick accounts for the majority of
revisions within this proposed amendment,

The Concept Plan and Stage 1 DSUPs “includes the same general layout of blocks, approximately
the same amount and mix of uses, parking and building heights as envisioned by the EESAP.” This
approved development plan conforms to the established vision for the area, and the balance of uses
within the area remains consistent with that as approved in the Plan.

The Concept Plan achieves overall consistency with the tenets of the Eisenhower East Small Area
Plan, including a similar mix of uses. Some proposed uses for specific blocks have been transferred
among some of the development blocks, as permitted in the Plan, but the general mix and balance
of uses remains as contemplated in the Plan, As noted at the January work session, the principal
changes between the Small Area Plan and the Hoffman Concept Plan are a transfer of some office
and residential locations, a shifting of the hotel location, the extension of Swamp Fox Road south
of Eisenhower Avenue, and new “internal”™ streets.

The Hoffiman properties in Eisenhower East account for approximately 50% of the total propetties
in the Eiscnhower East area. For the EESAP to remain the primary long-range planning document
for this section of the City, it is important for it to reflect the approved changes contained within the
approved Hoffman Concept Plan. This proposed amendment updates the Plan to reflect these
approved changes.

‘The text and graphic revisions pertaining to the Hoffinan Concept Plan arc as follows:

Page 4-9: (Figure 4-3: Land Use) Update land uses to reflect the Hoffman Concept Plan and
approved Development Special Use Permit #’s #2005-0031 through 0038, including:

- Change certain uses in Block 5 from Hotel to Residential.
- Change certain uscs in Block 8 from Residential to Office.
- Change certain uses in Block 9A from Residential to Hotel.
- Change certain uses in Block 11 from Office to Residential.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Net Site Development Area,
Principal Use and Allowable Gross Floor Area figures to conform to the approved Concept Plan and
Stage 1 DSUPs as follows:



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

- Allowable Gross Floor Area - Blocks 2, 3, 4, 5, 8, 9A, 9B, 11 and 12.
- Principal Use - Blocks 5, 8, 9A and 11.

- Ground Floor Retail - Blocks 4, 5, 8, 9A, 9B 11 and 12.

- Net Development Site Area - Eisenhower Station open space.

- Building Height - Block 11.

- Maximum Tower Height - Block 11.

Page 4-14: (Figure 4-10: Development Controls CDD 11) Revise Principal Use and Allowable
Gross Floor Area figures to conform to the approved Concept Plan and Stage 1 DSUPs for the
following blocks:

- Allowable Gross Floor Area - Blocks 24 and 25A..
- Principal Usc - Block 25A

- Building Height - Blocks 24 and 25A.

- Maximum Tower Height - Blocks 24 and 25A

Page 5-10: (Figure 5-4: Eisenhower Avenue Metro Station) Reconfigure Metro Station area to
reflect extension of Swamp Fox Road south of Eisenhower Avenue, as per the approved Hoffiman
Concept Plan.

Page 6-8: (Figure 6-8: “A, B. and C” Streets) Reconfigure street layout to reflect extension of
Swamp Fox Road south of Eisenhower Avenue and reconfigured streets in Block 9A and 9B, as per
the approved Hoffman Concept Plan.

3. Revisions Pertaining to ATA Hejght Bonus

The proposed development at the American Trucking Association (ATA) properties (Blocks 19 and
20) include the request for a bonus increase of height as incentive for the provision of affordable
housing, as per § 7-700 of the Zoning Ordinance. In order to facilitate the provision of affordable
housing, this amendment sceks to increase the Building Height and Maximum Tower Height for
Block 19.

The revisions pertaining this height bonus include:

Page4-13: (Figure 4-9: Development Conirols CDD 2) Block 19: Modify Building Height from 10-
15 stories to 15-25 stories and modify Maximum Tower Height from 220 feet to 250 feet.

Page 6-13: (Figure 6-11: Building Heights) Modify Building Height shown for Block 19 from 10-15
stories to 15-25 stories.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

P rriott o v

The proposed Development Special Use Permit #2005-0011 (Marriott) includes a transfer of
devclopment area to Block 16 (Marriott) from Block 17 (Mill Race). The revision pertaining to this
transfer of development arca include:

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Figure 4-9 in order to reflect the
transfer of development arca to Block 16 (Marriott) from Block 17 (Mill Race). This revision brings
these figures into agreement with the transfer. This transfer will only be effective if Development
Special Use Permit #2005-0011 (Marriott) is approved by City Council.

5. ‘Technieal” Revisions

The fina! component of this master plan amendment is the inclusion of several textual and graphic
revisions made in the interest of greater accuracy in order to better reflect existing conditions
regardiog Jand ownership, CDD boundaries, and administrative processes. This ‘technical
amendments are aimed at ensuring that the Plan remains accurate and current.

The text and graphic revisions pertaining this general maintenance include:

Page 4-6: (Figure 4-4: Land Ownership and New Rights-of-Way) Change label from “City Land”
to “City Right-of-Way /ASA” to more accurately reflect current ownership.

Page 4-9: (Figure 4-5: Land Use) Change northeast section of Block 26A. {Carlyle Block P) from
Residential to Office to reflect a proposed Development Special Use Permit (#2006-0042) if this
Permit is approved by Planning Commission.

Page 4-11: Change wording to reflect that when & primary land use is shifted from one block to

another within the limits of the EESAP, it is not required that both blocks be located within the same
CBbD.

Page 4-11: (Figure 4-7: Proposed CDD Boundaries) Change Blocks 25B and 26A [Carlyle Block
P] from CDD #11 to CDD #1 to reflect Rezoning #2003-0001 as approved by City Council on
March 15, 2003.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Re-label Hotel Square to North Square.

Page 4-14: (Figure 4-10: Development Controls CDD 11) Change owner of Block 26 from “City
of Alex” to “Alex. Sanitation Authority” to more accurately reflect cutrent ownership.

0.
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Page 4-21: Re-label Hotel Square to North Square to reflect the relocation of the Hotet from Block
5 to Block 9.

Page 4-22: (Figure 4-16: Urban and Neighborhood Squares) Re-label Hotel Square to North
Square.

Page 4-24: Re-label Hotel Square to North Square and change references in text to a hotel.
Page 6-11: Re-label Hote! Square to North Square and change references in text to a hotel.

Page 7-4: (Figure 7-1: Proposed Zoning Changes) Change Blocks 25B and 26A [Carlyle Block P}
from CDD#11 to CDD #1 to reflect Rezoning #2003-0001 as approved by City Council on March
15, 2003.

II. STAFF ANALYSIS

Staff recommends approval of this proposed master plan amendment for the Eisenhower East Small
Area Plan. The Plan’s intent of enabling Alexandria to create a “city within a city” in the
Eisenhower Valley depends on solidly maintaining the intent of the Eisenhower East Small Area
Plan’s overall framework. This amendment remains true to that intent.

This master plan amendment amends the details of several graphics and text items within the Plan
in order to achieve greater accuracy and currency, and to conform the Plan to the recently adopted
Design Guidelines, to approved plans, plans pending approval, and other actions pertaining to the
development of Eisenhower East area properties according to the tenets of the Plan.

The overall development guidance within the Plan remains unaltered — the intent is to ensure high
quality development, public improvements, and development framework through a mix and
proportion of uses that will best serve the existing and emerging neighborhood. This proposed
amendment will help continue to achieve a balanced mix of comunercial, residential, and retail uses,
consistent with the Master Plan, in order to create a cohesive, pedestrian-friendly, transit-oriented
environment for Eisenhower East.

STAFF: Eileen Fogarty, Director, Department of Planning and Zoning;
Jeffrey Farner, Chief, Development;
Eric Forman, Urban Planner.

Attachments:;

1 — Eisenhower East Small Area Plan, including all text and graphic revisions.
2 — Resolution.
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LAND U s E A ND

considerad a suburb of the urban areas of
Alexandria, especially Old Town. The development
pofemn consisted of large, suburban-style
buikdings surrounded by parking or parking
provided in lorge free-standing porking garoges—
atypicol development patiermn found in suburban
Americo,

The vision for Eisenhower East is for a dynomic
urbon mixed-use community within the Cily of
Aexandria. The intentis fo create o Yus *urban
village,” which focuses on encouraging
alematives to the automobils Yo creale a qualty
Alaxandria neighborhood inconporating fiving,
working, shopping, ond enferiainment. The key to
creating a vibrant urban center is maximizing the
potentiol of the axisting Eisenhower Avenue Metro
stofion. The Eisenhower Eost Plon calls for the'
extersion of the existing Metro stotion platform
northward over Bisenhower Avenue 1o provide o
direct pedestrian connection from the existing
station locution to the north sida of Eisenhower
Avenue, .

The Plon maximizes the usa of the siafion ond the
Metro system by enhancing the pedestrian occess
1o the stafion, providing coordinated shuitfe fransit
service, facititating connections to Metro with tha
city-wide DASH wansil system, providing o mixof
land uses 1o exiend the aclive hours ond days of

CIRCULATI!I ON

4.2 Eisenhower East Smalt Area Plan

Aprl 2003

Alexondria, Virginia
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use, and encouraging greater ridership through
incentives provided by o transporkation
monogemen disiic,

EtseNHOWER AVBNUE

The Eisenhower East Plan colls for Eisenhower
Avenue 1o bscome a major urbon boulevard,

The vision is for a proud, landscaped udon
boulevordwith wide lundscoped sidewalks and a
thinly-foot-wide landscaped median. {SeeFigure
4-3, View West Along Eisenhower Avenue on the
following page.) The rood section will
accommodaie three fanes of iroffic ineach
direction with the curb lanes accommodating
pardilel parking. (See the Transporiation chapler
for further discussion of on-street parking.)

Single lefi-turm harbors and pedestrion arossings
with speciol paving are provided ot each break in
the madian; however, sufficient width exists in the
maedian to provide iwo left fum lanes from
Eisenhower Avenue fo Mill Rood and the Capita!
Beliway rarmps i the allamative Elizobeth Lane
exengion is not consiructed (see later
discussion). The intent is 10 create a beaukful
urban boulevard whera the pedeskian will feel
aqually ot home with the vehicles.

Eisanhower Avanue (See Figure 4.2, New Street
Poftemn) accommodaies both lecol and through-
cilywaffic. The new boulevard will disiribute
through-city fraffic from the Capiial Beltway via

Aexsndria, Viginia Aprl 2003

Eisanhower East Small Area Plan 4.3
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L ANTD U s E A N D CIRCULATI ORN

new express ramps. These naw ramyps, which
land on the extension of Mill Rood, will provide
ingress and agress from the express lanes that
serve Moryland and Washingion, DC origins and
destinafions on the east sida of the river, A future
ramp is also projected at Stovall Street from the
Capital Beltway 1o serve Alexondria and the
Eisenhower Valley orso.

THE Ursan Streer Grio

The Eisenhower East Plan extends the urban street
grid concept of roodwoys and sidewalks
established in Carlyle through the balance of the
area (Ses Figure 4-2). The urban roadwoy grid
estoblishes development blacks opproximating the
size of those found in the original plan for Carlyle
ond Old Town. Earlyin the planning process,

many concems were roised obout the ability for N ] ‘ '-j 8 Ngiatrs: “"{""'”""I" S,

o e e B

Eisenhower Avenue to corry the projected through
and local traffic 03 a stand olone arterial.

Strategies were explored for reducing the number
of vehicle frips and focilitafing the movement of
vehicles. Esiablishing on interconnected urban
grid of streets wos considersd poramount for
mifigating pofenfial impocts and monaging troffic
in Eisenhower East.

The blocks created with the grid network establish
the framework for a quolily sireet environment,
which in fum creates o handsome landscaped
pedestrign sireafscope wilth relail frontoge whers

4.4 Eisanhower East Small Area Plan Apnil 2003 Alexandria, Virginio
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appropriate. The intent is fo pattem the
strestscape after the primory sireets in Old Town.
Tha streets will have generous sidewalks paved
with brick, pedestrian scaled straet fumiture, ond
classic sireet lighting.

The grid pattem of siree’s establishes east-west
ond north-south dirculation. The edst-west sirests
within the grid supplement Eisenhower Avenusin
peck hours when grealer capacilyis needed. The
sireet grid provides allemative routes ond provides
supplemental loacions k accommadae fuming
movements that stow traffic flow in peak hour

The Grid Pottern West of Mill Rood
The Eisenhower East Plan calls for three primary
eqs!-west streets in tha westem porfion of the
study area, Mill Road from its inlersaction with
Jomieson Street urmns westword ond foflows olong

LAND UuseE A

under the Stovall ramps) and then ums
northward and passes under Eisenhower Avenue
where itis known as Taylor Drive whichends in o
cul-de-sac.

Akey component of the grid is the northward
exdarsion of Swarnp Fox Read which lies belween
the Hoffman One office buliding and the AMC
theater building. This street is cumently closad to
through vehiculor iraffic fo meet Department of
Defense (DOD) security requirements that requirs
vehicle "siand-off” distancas from DOD-occupied
buildings.

The intent of the Plan is io "harden” the acst end
of the Hofiman Gne buitding, which would cbviate
the need for a standoff sefback along Swamp Fox
Rood. Swamp Foxwould then be extendad
northward, around a smalt park that visually
ferminates Swomp Fox, 1o meetMil Rood ot he
north end of the Hoffman properties. Also key to

N

D CIRCULATION

eskablished by the roodway patiem of Carlyle. An
edension of Elizabeth Lane southward to Mill
Road is proposed Yo add capadiy for lefthand
tums from Eisanhower Avenue fo Mill Road, ond
conversely, righttums from Mill Road fo

Eisenhowar Avenve,

South of Eisenhower Avanue, Hooff's Run Drive
is vacaied ond replocad by the exlension of John
Corlyle Street southword, lerminating in South
Corlyle Square and connading around the square
10 @ new roadway, Park Rood — that ganerally runs
ecst and west—and poroliels a resource
protection area and new park. Dulany Street is
also axtended from Elsenhower Avenue 1o the
pork, and provides ¢ visual exdension of Dulany
Gardens within the PTCO complex o the new park
along Mifl Run. Addifional east-west and north-
south sireets are created south of Eisenhower
Avenue 1o establish circulafion and access, os
wed 0, reosonable development blocks,

the nexthern boundory of the Hoffman propery complefing the grid is Mandeville Lane thet lies on

and under Telegraph Road, with aflemative the north side of the Hoffman One Building.

connections back lo Eisanhower Avenue ond 1o The land in the southeast comer of the

Telegraph Rood, Tha existing private Grist Mill To provide security setbocks for the Hoffmon One Eisenhower East Shudy Area is owned by five

Road thot exists on the south side of the AMC building, the existing roadway is offset 1o the private parties and the City. The City will

theater complex is axtendad sastword under the north, providing the required stondoff dislanca coordinate with the property owners o ensure

Metra sracks ond through the racently approved from the roadway to the building. The sireetis oppropricte righis-of-way for the new roadwoy

Ml Race development o Mill Rood. then exdendad eastward fo intersectwith Mifl Road. patern. The beations of the new roods have been
The space created by the standoff distancae is in- esiohlished to fociliiale aquitable land frodes that

On the south edge of the Holfman paresl, o new filled by redail o street level, will cracrte new rights-of-way 1o accomplish the

southem boundary road connacis frough the new sireet patiem (see Figure 4-4, Lond

ATA property o Mill Rood on the eastond extends ~~ The Grrid Pattern East of Mill Road Ownership and New Rights-of-Way.)

1o the west across Stovall Sireel {orin the future North of Eisenhower Avenue the grid is

Alemndria, Virginia Apri 2003 Eisenhower East Small Area Flan 4.5
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Lanp Use Etemenr

Land Use/Circulation Strategy

To accomplish the vision for Eisenhower Eost s o
dynomic urban community within the City of
Alevandria, the Eisenhower East Plan creotes o vue
miked-use neighborhood with @ balance beiween
iobs and housing at o density that will support and
be served by a multi-modal iransit systsm.

Retodl and service commercial bocitties are odded to
the land-use mix ko ensure the prasenca of support
fadilifes and 1o establish & pedesirion-friendly
neighbarhood that is oclive ond vitol 16 hours o day/
7 days parweek. Anintegroted system of pedestrion
streetsonpes, squorss, plazos, ond open spoce/parks

- provide a neddocs of green throughout the oma and

green “urban jewels” o enrich the lives of the
resicars, workers and shoppers.

Key also lo creating a qualily living and working
environment is the need to raduce the amount of
wraffic that potentially could be developed in the
oreq given the exisfing zoning and the need to
accommodate unreloted through iraffic. Aserias
of traffic mitigation strotegies were analyzed, and it
was determinad that within the Eisenhower East
study areq, the Plan could reduce the negative
impacts of raflic ond enhance the qualily of life
through saven key strategies:
*  Crea¥aan urban grid of inferconnecied sireels;
*  Concentrate the graciest development densily
within 1500 feet of the Metro stafion;

CtRCULATI ON

0 000 490t el
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-

Figum 44 Land Ownership and New Rights-of Woy
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»  Achieve o balance beiween jobs and housing
commensurote with the abiliy fo maintaining
oppropricia revenues o serve the needs of
the Cityand the neighborhood;

*  Provide o modast reduction in development
infensity;

+  Create o padeskion-fendy communilywith
refoil/ commarcial services and erdericinment that
obviates the need for shortinlemal rips and
edends the acivity of the neighborhood overa
16 hour per day /seven day per week period;

+  Opfimize the amount of jeint use parking ond
minimize the overall omount of parking; and

*  Maximize the use of the fransit facilities by
implamenting ¢ dishict wide Transportation
Management Frogram,

The following oufines how the Plan responds fo
the seven siralegies,

Urbon Roudway Grid Strategy

The urbon grid, outlined above, creaies the
fromework of development blodks for the locofion
of land uses within Eisenhower East, The grid
substantially recducas iraffic congestion by
providing altemative routes and tuming options,
and in addition, cractes o serse of “openness”
throughout the neighborhoad. The grid provides
connaciivily and creales pedestrian opfions, and
provides opporiunities for vistas, landmorks, ond
visuol cormidors forimporiant buildings. The new
block patiern anhances the devalopment potential
by providing "developtmant ready” sites of o siza

LAND U s E A

oppropriate for new urban development,
Lostly, the secondary siraets provide for the
location of service entries and ingrass and
egress from parking structures.

Land Use Location Strategy

The Eisenbower East Plan copilalizes upon the
public invesiment in tha Eisenhowar Avenue
Meiro Siafion and the polential o create a ronsit
villoge ot a development inlerisity that would not
be able fo ba atizined within o community servad
only by the automobile. A number of shadies
heve shown that office and residential uses within
a fight perimeter of major transit siations generate
significant increcses in transit use. The studias
show that a significont percentage of the daily
office trips within 1500 feet of o maojor fransit
station are by ronsit. The use of the automobile
is diminished, resulting in a reduction in the need
for sirest copacity and parking, Similar shudies
have shown that residential uses within the 1500.
foot radius — and indeed further — provide heavy
ulilization of transil. Residentiol uses doseio o
transit sofion ore volued af least 1 5% more fhan o
similor residential unitin a non-transitlocation.
An added benefit is that the residentiol uses neara
#ronsit stafion use the fransitfor a fonger pariod of
the doy (s opposed to hsavy use only in the
pack hour for office use) and during all seven
doys of the week, The Eisenhower East Plon
locotes the highast office and residential dersities
within a 1500-foct rodius of the Eisenhower Avenue
Metro Station. [n foct, of ol of the plonned new
development, 73% of the office area, 66% of the

N D CIRCULATION

residential and 82% of the retail/
snterfainment uses are located within 1500

foet of tha Matro,

Lond Usa Balance Strategy

To create @ dynomic day and nightime communiy,
the Eisenhower East Plan calls for o balance of
office, residertial, hotel, and reloil/arderiainment
uses. Troffic studies eorly in the planning process
indicoted thotthe baloncs of resicential ond office
uss {somefimes known as the jobs/housing
bolancs) has mone effect upon treffic impods than
other foclors such as loadtion of uses or reduction
intha infensity of the overall developrnent. Based
vpon these studies, the Eisenhower East Plan calls
for providing residential accommodufions for
opprosimately one resident for every twojjobs.
Assuming on averoge of 3.510 3.75 employees for
sach 1,000 SF of office ond 1.8 10 2.0 residents
foreach 1,000 GSF of residential developmert, on
equal balance between the area of offics and
residentiol results in opprosdmaiely two jobs for
every resident; therefore, the Plan colls for the
distribufion of the gross square feet of new
residenticl and office uses on a 50/50 basis. This
bakonce is consislentwith the gool of reduding ip
genergtion and rofic, development sconomics and
aconamic beneftio the Qty.

Land Use Intensity

In addifion fo the requirements o balance the land
uses between office ond residentiol, it wos
determined through the planning process that 1o
achieve the desired reduction in roffic impodss,

Aleondsia, Vieginia

Apdl 2003
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some modes? reduction in overall
developmant intensity (from axisting
maximum zoning) should be incorporaied
into tha Plan,

Several allematives were considared. The mast
straightforward and equitable approoch found was
fo base the allowable building floor areas on
gross square fest rather than net square feet. This
Plon requirement, in addition lo araafing o modast
reduchion in clowoble area and providing more
cariginty in the actual size of buildings, will resuit
in better buildings bacause the incantive o
consfruct occupiable floor orea with cellings
haights lass than 76" would be eliminated.

Retall/Commercial Strotegy

" The Eisenhower East Plan incorporates o mgional

serving refoil/enterioinment complex and a
neighborhood serving anea to provide for the
needs of the workiorce and residents of
Eisanhower Eost. Thasa facilifies provide the
necassary reiail, resiaurant, enteriainment, ond

CIRCULATIEON

the use of tronsit and limit the number of
single occupancy vehicles on the sireet.
Transit Sirctegy

The Plon includes the formation of o diskrict-
wide Transportation Manaogement Program
(TMP} fo ensure a coordinated program of
policies and Incenfives to moximize the
ufilization of the existing and proposed
transit infrastructura in the areo.

Impact of the Seven Troffic-

Reducing Strategies

Each of the seven key shategies are canehully
infegrated into the land use and dreulation
ospads of the Plan. The synergy gained through
infegrating the seven sirategies info one plan
results in substanfiol improvements in the froffic
performance. In Januory of 2003, Wilbur Smith
compared the AM and PM peaks traffic fows on
Eisenhower Avenue under the Eisenhower Eost
Plan with their earlier study thot had defermined
the trarffic flows for maxdmum development under
the current zoning.

The results of this analysis indicated thot the
Eisenhower East Plan will have 25% fewer
irips in the PM peak hour than the build out
scanario under the current zoning and 29%
fewer trips in the AM peak hour. The overall
reduction in averoge dally troffic (ADT) was
17%. Perhaps of more imporiance is that
the projected performance of the mojor
intersections under the Plan performed
extremaly well. Below is the projected level
of 2020 Build-out Paak Hour Levals of
Service ot major Intersactions locoted within the
Eissnhower East sfudy arsa. (See Table 4-1.)

The comprehensive rafic analysis also showed
improvement fo the level of pedormancs for
intersactions kecoted cutside of the study area,
induding:

AM Peck Hour:

» * Duke Street & Taylor Run Porkwary: Level C1o B

+  Dyke Street & Diogonal Road:* Level F to
E .

s Duke Strset & Hollond Lane:* Leve! F to £

service facilities ko lessen the need for rips

balwaan Eisanhower Eustond other oreas of the AMPeak | PMPeak

Cityto fuliill daily needs. Avariely of restauronts

and services will resultin office workers remoining Elsenhower and Kill Roed Leveld | Levell

within the neighborhood during the workday. [Esserhower and Stovali Sreet LevelD | LevelC

Parking Strategy {Etsenhiower and Swamp Fox Road LevelB | LevelD

The Eisenhower Eost Plon parking sirategy {see

discussion below) optimizes the porking for eoch of Eisenhower and John Carlyle Street LevelB | LevelC |y 4. Projectsd 2020 Bulld-out
the uses within the plunning area ond estublishes g Eisenhower and Holland Lane LevelA | LevelA Peak Haur Lavels of Service
fimitation on the amount of parking o encourage

4.8 Eisenhower Eost Small Area Plon Apiil 2003
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| | Entertatment & Hote!

: | Office
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Figue 4.5 Londlse

* Eisenhower Avenue and Mill Road
Exiended:* Level Fio B

PM Peak Hour:

* Duke Street & Taylor Run Parkway: Level
FtoD

*»  Eisanhower Avenue and Mill Rood Exended: *
Level Flo C

{*Withou! the Plon, these inerseclions ara projected to

operie ot foling levals)

While traffic reductions resulling from the
Ptan occurred ot the other Duke Streed

intersections, ot Callohan Drive, John

Corlyle Strest, and Reinker's Lane, these
intersections continus to operate ol over-
capocily in the 2020 Buildou! Year.

The Yraffic analysis explored pofential
impocts (using ADTs) Jo the focal
neighborhoods norih of Duke Street. This
evaluation included the six sireets west of
Telegroph Road (Toytor Run Parkway,
Cambridge Rood, Yele Drive, Quaker Lone,
Fort Williams Parkway, ond Janneys Lone}
and two streets aast of Telegraph (Russell
Road and Eisenhower Avenue). All showed
a reduction in the amount of iraffic

N D CIRCULATI ON

generoted from Eisenhower East under the
Plan, Overall, projectad traffic reductions
(in ADTs) of 17-18% ore anticipated along
thess strests with the implementotion of the
seven strotegies integrol 1o the Plan.

Land Use Concept

lond Use and Development Allocotions
Figure 4-5, Lond Use, indicates the locotion of the
primory uses on each block. The Land Use Plan
and the following Development Controls {that will
be incorporated into the revised and new CDD
zones) indicate the infended primary land use of
the block, required location for ground level refo,
the oflowable gross building square fookage for
the black, the maximuen height of the building
besa, ond the suggesied locotions and maimum
height of tower buildings.

While the Lond Usa Plan indicates the “primary”
use for the block, the Plan encourages o mix of
uses on eoch block and includes provision for the
transter of the primoary usa from one block 1o
ancther within an indvidual COD. The opfimum
locotion of land uses was estoblished foliowing an
analysis of the prosamily 1o the Melro, proximity to
maijor roadwaoys, adjpcency Yo parks and open
space, diskence from noise, and other
environmentiol hazords.

The llowable gross development for ench blodk
was determined following an onalysis of tha
moximum square footage ollowad with all
incentives token inlo considerofion

Mexandrio, Vingink
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areas) under current zoning, g foctor for
above grade parking, the obility of the site
lo accommodats the development, the
distance to Ironsif, the appropriateness for
large or toll buildings ond the balance
between the lond uses. The Plan is pradicated
on modifying tha Xing Streat/Eisenhower
Avenue Metro Stoion Small Ansa Plan fo incorporate
the provisions of the naw Eisenhower East Plan,

The Plan recommends modificotion to the
boundaries of the exisfing CDD 1 and CDD 2
zones and the crecfion of a newCDD 11 1o
incorporute the land south of Eisenhower Avenue
ond east of Mill Road. Design Guidelines for each
block 1o achieve the vision of o quatity urban
reighborhood will be developed by the
Department of Planning and Zoning and adopled
by the Planning Commission.

Figure 4.6, Existing Zoning Boundaries, indicates
the locarlion of he existing zoning in the planning
area and Figura 4.7, Proposed COD Boundaries,

- indicates the properies to be induded within the

CDD0s under the Plan, including the revisions to
CD0 2 ond the location of the new CDD 11. The
zoning of the properfies located outside the
proposed COD boundaries will retain their existing
zoning under the Plon, The Plan recommends the
location of tha principal lond use using o block-
by-block opproach that is based on the
desired ond oppropriate location to achieve
the vision and objectives for the Eisenhower
Eost communify, [t Is important to maintain

C
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Figure 4-6 Exisfing Zoning Boundaries
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a balance of the new residential ond office
usas o sustain the retail uses and the
overall livability of the neighborhood, in
addition to the iraffic reductions that come
from a balanced distribution of the office
and residentinl uses. Maintenance of a
50% offico/50% residential balanca is
desirable,

However, market conditions will likely affect
the timing of new construction, and flexibility
is incorporated within the Plan to shift the
principal land use from one block fo another.
Change in the primaty use of the property
(e.g., from residential to office or vice verso)
may be permitted during the devalopment
opproval process, provided that the overall
50/50 balance is mainfained, a raceiving
sita is defined and accepted, und the change
is consistent with the principles and intent of
the Plan.

Achange of use that results inthe trarsfer of an
equal amount of square footage fromone parcel 1o
another may be done odminishatively, Achange
that increases the amaunt of buikding orea ona
parcel shallbe made o1 anamendmentio the
MasierPlan,

Figure 4-8, Block Numbers, indicates the block
designations usad in the Plen, Figures 4-9 and 4.
10, Development Controls forCDDs 2 and 11,
culling the primary usa, tha allowable gross square
footage {AGSF}, the maximum building
height, retail orea, ond the other genenal

Aexandria, Vinginia
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development controls for each of the
undevelaped or partially developed blocks
within each proposed COD.

The allowable gross foor oren for each block
indudes @ fador fo occommadate the cbove-grode
parking that cannot be incorporated in wo fevels of

underground porking. The methodology for
colcvloting the AGSF is ouflined in Parking

Srategy.

Retoil Centers

The City commissioned o market study by o
nofional real estale economist to assess the
patential for retail within the Eissnhower
Eost study area (see discussion obove - Real
Estate Morket Context}. The resulls of the
study indicote that, given the proposed
scale and development infensity of
Eisenhower Eost, the central focalion of the
Metro and the potential for a regional draw
with the existing ond poleniiol enterioinment
verwes, there is a marketfor o regionol serving
redail/enteriginment center focused on the Melro and
contained within the Hoffman Town Center,
as well as o neighborhood serving
convenisnce retoil canter of the sast end of
the study areq south of Eisenhower Avenue
ond locoted on the exlension of John
Carlyle Street,

c

4.12 Eisenhower East Srall Area Plan
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Figure 4-11 indicates the primary NametOw Biock| et Development | Principal [ Alawabie Gross] Suilding Height | Saximum Yow er | Ground Floor
concentrations of retail/entertainment uses AT |7tk swearest Use | FioorAcs | (Stortes) | Helght (inFeet) | Retall
ond the genera! sireet fronlages whers Park z 116,000 Open Space|
ground floor retail must be located. ot Y o, “;r ml 0 015 zwl
Tha Plan envisions refail/enteriainment uses as on Hoftman ] d,hl* Residential 24, 10-1§
infegrail port of the development of Eisenhower %
Eost. Theintent is fo cranle carafully plonned Gx::n” 15,0 cpen Space
retail cenders infagrated inlo the other uses Hoftman LTy 60,400 Mesidentini] 175,30 10-19)
create the desired vibrant mixed -use communtty, B.000
ICariyle 1 66,000 Office mmul w14 m’
The ratcil and enferiainment uses mustbe e orivie Slock P o P 015 P M
corefully planned 1o create o modem, cohesive e e - o
urban retoil environment, rather thon just mw"" % 41,000 Residential] 124, 4y 100
aecommodating relail in the ground foor of
buildings along street frontages. Several - Cortpe Saaee Open Souce
- quality retail environmaents have recanly Alex Mini-Storage | 27 73,200 Rasidentiat 350,000 +4 1
been constructed in the Washington, DC [ ™
Metro aren, and Clarendon, Bethesda, ond Virgien Concrate | 2 “"ml Resi 2a2,000 “}
Silver Spring. Thesa mpdels can serve as HooMf-Fageison » ,5.”4 Residentin® 173,000 « 100
exomples of quality planned retail
environments. Hooff-Fagelson k] 114.# Office” Sii,q 101 00
Hoffman Town Cenfer Figum4-10 Development Corkab CDO 11
The Eisenhower East Plan includes o mojor refail “Public ity use may be permited pursuant o the
enterfainment center as an infegrol part of the provisions of the underying OCM(! 00) 20e, fhe
Hofiman Town Canter. To achieve the maximum wmmwm’“hwh
synergy between the entertainment and exponsion e
retail facilities ond tha office ond residential
uses, the Plon envisions the City working
closely with the property owner fo creats o
delailed plan ond implementation sirategy
for a retail center streiching from the Metro
station and Metro Square northward along
Eiserhower East Small Area Plan April 2003 Alexandrio, Virginia
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Swamp Fox Rood past the AMC theater
complex and anchored on the north by a
quality new hotel.

The AMC theater complex is key lo establishing a
refail/enjertainment cenler that will not only serve
the residents of Eisanhower East ond the City of
Alexandria, but will serve the entire region.

Studies conducted by the Cily indicarte that already
fhe AMC complex, without the support of
addifional restaurants ond retol, is a ragional
draw. The theater has offracted mom than 1,128
million people in its first year of operation ond
anvisions attrocting 1.4 million peoplein the
coming year. As indicated in the figure balow,
Holfiman Town Center Retail Complex, the
Plan envisions thot new retail, restourant
and entertainment venues will build ovtward
from the theater complex.

New retoil buildings wilf complete the semicirculor
drive already anvisioned in earlier Hoflman
proposols, with the center of the semicircle
becoming an aftroctive urban spoce with outdoor
dining and oclivilies os illustrated in Figure 4-12,

The market anglysis indicates that Hoffman's
planned retail/enteriainment center could be
developed al a greater density thon was
considered in the sarly planning. The torget
for new refail entertainment at the Hoffman
Town Center should range from 300,000
to 400,000 gross square feet (GSF),

The ratail will extend northward fo
Mandevilla Lane, where new relail will ba
located batween the Hoffman One building
and the new street alignment. To the eos! of
Swomp Fox Road, new retail will be locoted
between the blonk north walls of the theater
and Mondeville Lane, This new refail
malched by retail on the north side of
Mandeville Lane wil! craate an active retail
frontage for guests who park in the
currently approved 2,800+ car parking
struciure to be located to the north and east
of the theater complex, A new urban plozo
or small park is located north of Mandeville
Lane ond on oxis with Swamp Fox Read fo
create a northern terminus to the retail. Key
also fo the viabilily of the center is ratoil
extending from the theaters southword o
the Melro station.

The Plan envisions @ major retail eomponent in
Block 8 immediciely south of the theaters and
fronfing on GristMilt Road, Swamp Fox Rood,
ond Eiserhower Avenue. The retil will extend
eoshward on the north and south sides of
Eisanhower Avenue, with refail space at the ground
floor of the Milt Roce residenticl buildings (Blocks
13 & 18) ond the new buildings on Block 12.

Anew urbon ploza, Eisenhower Siation Square, in
the northeast comer of Block 9 {shown illustrated
in Figure 4.13), is foced with retail on two sides
and apen o the north fo the Town Center. New
refoil is odded between the south side of

Eisenhower East Small Arsg Plan

Alexandrio, Virginia
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Eisenhower Avenue and the Metro stotion is
revised fo focilitale the interfoce with cther transit
while surrounding the stofion with refoll,

John Corlyle South Retail Center

A neighborhood retoil center is planned for the
foot of John Corlyla Street south of Eisenhower
Avenue as part of Blocks 25B & 26. Asopposed
o the Hoffman Town Cenler, which will focus on
enferfainment, resiourants, and regional serving
retaif, the John Carlyle Center is thought o
provide for the refoll and service neads of the
immediate residenfial neighborbood and
Eisenhower East in general.

PARKING STRATEGY

Parking is o significant land use component of
any neighborhood and the parking for Eisanhower
East hos been carefully considerad in the Plan.
The key is fo provide sufficisnt parking to serve
the economic and convenience needs of the
neighborhood, while imiting the parking
commensurate with g well-planned ransit-oriented

Mast planning ordinances establish a minimum
porking requirement for each lond uses,
which can have the tendency to provide
parking in excess of what is necessory and
thus increasing the use of the privata
automobile as the primary mode of travel.
To encourage the use of transit the
Eisenhower East Pian limits the parking for
each land use based upon an analysis of

L AND UuseE A

the existing parking in the orea, the existing
parking program in Corlyle and parking
rafios employed in simifar tronsit served
areos on the Metro system.

The following are the maximum parking siondards
for structures locotad within 1500 feet of the Metro
skation;

v Cke :
o Llong-term parking 1.66 cars per 1,000
groas square feet of office
o Short-termn parking .34 cors per 1,000
gross square feat of offica

*  Rasidential
o 1.1 ¢ors/1,000 gross square feet of
residervial

»  Haod
o 0.7 spaces/room, plus 1 space for every
aight saats for resiourant ond conferance

spoce

»  Refoil/Erterioinment
o 2.0cors/1,000 gross square feet of
redail/entaricinment

To ensure adequate parking during the
initiol phases of the retail center
devalopment, the maximum retail parking
ratio will be increased 1o 3.0 cors/ 1,000
GSF. This parking ratio will be in effect until
such time as 2,000,000 GSF of office [with

0 CIRCULATION

Hs attendant parking) exists within 750 feet
of the inerseciion of Swomp Fox Road ond
Eisanhower Avenus 1o ensure that adequole joint-
use parking Is in ploce fo serve the retail. At the
fimve that 2,000,000 GSF of offica is In placa the
parking rofio will eflectively be reduced t0 2.0
cany/1 OO0 GSF.

The folowing are the maimum parking siandords
for struciures kocated graater thon 1500 feet from
the Metro siation: .

o Offica
o long-em parking 2.25 cors per 1,000
gross square faet of office
o Short-term parking .25 cors per 1,000
gross squore feet of office

*  Residenticl
o 1.3con/1,000 gross square feet of high
rise residertial
o 2carsfoymhouse unit

*  Relall/Enieviinment
o 3.50rs/1,000 gross square feet of
rekail/enterkiinment

In the cose of residential ond rekil uses, minimum
porking standards gre suggested o snsure
these uses ramalin competitive and viable,
os follows:

»  Residentiol - 1 space/unit
* Refail - 2 spaces/1000 gross sq. ft.

Alexandria, Vinginia
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To ensure gdequote access, the
implamentation of the Plon's parking ratics
will require on oggressive Transportatian
Maonagemant Progrom to reduces the
amount of single occupancy vehicle {(SOV)
use. The Plan seeks to achieve o 43%
share in non-SQV offica trips as o percent
of the total daily trips within 1500 feet of
the Metro siotion. It is beligved that this
rafio can be ochievad for Eissnhower East
within the twanty-ysar fuli build out horizon
of the Plan as the Ballston/Rossiyn cormridor
is currently achieving a non-SOV trip ratio
of 44%. Under the residential parking
scenario, the residential non-SOV trip rotio
is targeted ot a 45% share, The Plan

Y recognizes that tha current parking rotios in

" the orea exceed the maximum standords
ouflined in the Plan; howevar, the siandards
closely follow those that were recently
proposed by experienced developers for the
Mill Race residential/office development and
approved by the City,

The Plan allows for a phasing in of the parking
standards to accommodate exisfing development
and leasas, and 1o recognize that the area will be
urbanizing overtime, The folowing are speciic
provisions for garoges not cumenily opproved:

*  New garages built to sarve new facilities shall
meet the madmunm parking stondards outlined
in the Eisenhower East Plan;

c
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* Existing on-grode parking may be
maintained on the balunce of the
undeveloped land in excess of the
maximum parking standards outlined in
the Plon.

*  Properly owners/developers with endsfing on-
site parking, when submitting plans for
approval of the first building o be built under
the Eisenhower East Plan, shall submita
Porking Plan oullining o phasad progrom fo
transition from the interim stage [where
totol structures and on-grade parking
maoy axceed the maximums} to full
complionce with the provisions of the
Plan. In all cases the parking must be
brought into full compliance when 75%
of the allowable build-out of the parcels
in question occurs,

In addition fo the influence of the physical omount
of parking on the frensporiation system, a mojor
concamin the planning of Eisenhower Eost is the
poterfial visudl impact of parking skuctures on the
vrhan environment, Preliminary applicafions
submitied io the Depariment of Planning ond
Zoning priorto stort of the Elsenhower Fost
plonning process showed parking siructures that
ware mora thon & block in langth and twelve
stories in height with jen of the storias cbove
ground,

The mass ond visual bulk of those proposed
parking stuctures along with the suburban

character of a freestanding building linked
directly to o free standing parking structure,
creoted a built environment contrary fo the
expressed goals of the City for Eisenhower
Eost,

The Eisenhower East Plen analyzed severcl
oplions to reduce the visual impoct of the
parking, First, lowering the parking rafio to
encourage use of transit and mitigate the
traffic has the positive affect of olso
reducing the visual impact of parking.
Secondly, the approach to porking at
Carlyls has resulted in g positive visual
vrban environment. Carlyle encourages
underground parking and requires above
ground parking fo be screened from mojor
sirsats by active uses,

The Eisanhower East Plan provides a strong
incantiva for incorporating at least two levels of
underground parking under #1a enfire

block. The Plan recognizes thot
there is a cost for underground parking above the
costof on-grade parking. Indead, there 5 0
premium obove the costor open, stand-alone
porking struciures. However, it is believed that the
benefits fo the community from changing the
physical approach ko parking outweigh the long-

ferm costs. The mors yrbanized

1 Groas Floor Area (GFA] [ defined as the sum of ofl gross
hevtenutal orees yndar o mef or raols, These areas or meosured
from the sxterior foces of wolls o¢ from the cener-line of pacty
woltis., Elsvotor ond siuir buliheads, muli-story otriums and
similar volumairic construciion, not invelving Acor space are
excluded,

4.18 Eisenhower East Small Area Plon

Apil 2003

Aleondria, Virginia



g’

communities along the Metro corridors
provide prototypes for Eisenhower East.
The new development in these areas
emphasizes the use of underground
porking.

The Plan includes, within the Allowable Gross
Floor Areat (AGFA)' on sach black, anallotmant
forabove grode structured parking, as an increase
inthe afiowable floor area otherwise aliowed. The
above grade porking allotment assumes
that two floors of underground porking
have been built; the remainder of the
parking for the black, calculated by the
following fermula, has been added to the
non-porking active use floor area for the
block, to result in the AGFA.

The orea of the site is multiplied by a factor of .9
{ossumas thot 90 parcent of the site can be
villizad for underground parking); the resuling
number is then myltiplied by a factor of 2 fo
account for the wo levels of underground
parking. The underground parking area isthen
divided by 375 SF/car to defermine the number of
cors that con be theoretically cccommodated in the
two levels of underground parking. This number
of cors is then sublrocted from the maximum
number of cars to be parked for the active uses in
the block o determine the number of cors that
may be porked cbove grode, The number ofcars
ollowed to be parked above grade is en multiplied
by 350 SF/car to determine the number of
SF to be added to the AGFA.

LAND U s E A

A hierarchy of streets within the Eisenhower
€ast Plan hos been idantified ond each
straat is designated as either an A," "B,” or
"C”" streets for the purpose of the Urban
Design Guidelines. As indicated in the
guidelines, each of the strael typas requires
tha above.grade parking fo be screened to
a diffarent degree. The screening ranges
from the “A" type street where oclive uses
are recquined 1o screen tha parking from the sirest
1o 0 “C" type sirset where appropriciely designed
parking struciures may abut the street fagade and
may be localed on the ground floor. (See Urbon
Design chapter) In all coses, itis expected that
ofl exposed garage faces will have special
orchifectural freatment o ensura that the goroge
design, materiols and scale ore infegrated ond
compatible with the primary building.

Under the provisions of the Plan, there is strong
incenfive for locating at least two levels of the
porking under the building block. i the
developer/properly ownerintends to indude the
madmum emount of active use {os idenfified in
the Plan} on the block, the design generally myst
induds two levels of underground parking.
However, the Plan offers the incerive for the
developer/propery ownerio bulld more tfhan wo
lavels underground and utifize the full AGFA
for active uses,

Howevey, if the developer proposes a lower
parking ralio, the odditional AGFA may be
used for octive use, Convarsely, if the

N
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Rgure4-14 CDD 11 Rarking Flesdbiiy

davelopar/owner would prefer, more
parking could be located above grode
{assuming it meets the screening criteria for
the street category), but the additional area
of the parking would consume floor area
originally concsived for active use, in no
case shall the amount of parking on the
block exceed the moximum parking ratic os
designated in the Plan,

The Plan provides for flexdbility to the parking
program in limited locofions and under strict
condifions:

In cerkiin arsas with she opproval of the Director of
Planning & Zoning, the Department will consider
tha opllon of parking located one-hof level below
grade or on-grade if the parking is
complutely concealed by the active yse, ond
the resulting bullding volume is not deemed
to be foo large for the site. This opproach
may be appropriate for high density
residential in the new CDD 11 areq, whers
siles ore constrained. With the approval of

Aexandria, Virginio
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the Director, the AGFA would be limited to
the allowable active use areo -6 parking
areo would then not be included in the
AGFA. {See Figure 4-14, CDD 11 Parking
Flexibility)

Dueto its limited visibilily and the focation of the
exisfing Courthouss parking siruciurs, an above
grade parking sirucium may be construcied on the
northeast comer of Block 23 abutting the
courthouse property whera it can be integrated
info the slopa batween the courthouse and the
subject proparly. In the interim, surface parking
displaced by this stnachure may be reploced in the
new parking garage, in order to maintoin the
current parking rafia for the two office buildings
on tha proparly. The siructure must be
architeciurally designad with special atfention o
the Elizabeth Lane fogade and construcied of
quolity motericls. The siructure should be no moma
than five levels above grade or excesd the height
of 45 1o the upper paropet oy meosued from the
sidewalk in the northeast comer of the properly
adjoining Elizabeth Lane. Lighting shall be
controlied so that the light sourca Is not directly
visible fram the sirest. With the approval of the
Director, the area for this parking structure would
nat be counted toword the AGFA, provided that
the visible portions of the parking structure are
orchiteciurally freated in o manner acceptoble o
the Director of Planning and Zoning.

In Blocks 2 & 3, because of theiriocation along
the westem perimeter of Eisenhower East ond

CIRCULATION

abutting Telegraph Road, the parking for office
uses in these wo blocks may be located above
grade, if the siructures are inlegrated Info the
slope adjocent o Telegraph Rood, architeciurolly
designed with quality materials, ond generally
screaned from Stovoll Street by the offica
buildings. in no case sholl the structure
have more than five levels obove grade or
exceed the height of 45’ to the upper
porapet. Lighting sholl be controlled so as
the light source is not directly visible from
the street. Provided that the visible portions
of the porking structures are architecturally
traated in o manner acceptable fo the
Director of Planning and Zoning, the AGFA
would be limited to the allowable activa use
area and the parking area would not be
counted toward the AGFA.

Opren Seace Elevent
Open Space Concept

The Eisanhower East Plon includes o
comprehensive systemn of infegrated conservation
areos and passive and active parks ond urban
squares fo meetthe neads of the residents ond
visitore fo the area. Amaijor goal of the open
space concept s o provide conneciivity of gresn
spaces within the Etsanhower East area and with
the rest of the Ciiy.

Early on in the planning process it wos
determined that the open spoce and parks within

the planning orea should be plonned
holistically, rather than having each
development parcel provide a nominal
amount of public open space. The Plan
establishes o coordinated plan of open
spoce and parks along with an
implementotion strategy to be undericken
by the City’s Department of Recreation,
Parks and Cultural Activities.

Under the implamentafion program, sach
devalopment proposol within the Eisenhower Eost
Plan area would pay o foir share of the cost of the
ocquisiion ond development of open space and
porks serving the Eisenhower East area.

Types of Parks and Open Spaces
The Plan indudes four types of open space ond
parks: .

Parks/Resource Profection Area

Porks and Resource Prolection Areas within
Eisenhower Eost orethe kargest public spaces and
are related in form and locafion to natural
amenifies such as siream valleys, wotersheds, and
resource proleciion areas. Parks are generally ot
the adges of a neighborhood and offer lorge
sxpanses of open space for formal ond informal
recragtionol activities, Communily amenifies such
as natune irafls, bike fralls, and recreafionol fitness
tralls are located In parks (See Figure 4-15).

Parks/Resource Protection Areas: Eissnhower

4.20 Eisanhower East Small Area Plon
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Park, The Meadow, Community Park (RFA)
Neighborhood Squares

The neighborhood square is generally o
green space with grass at its center and
trees defining the edge of the space. The
neighborhood square is tha center of a
smaller neighborhood unit ond provides
forma) grean space for adiacent
development, The pork can be used for
informal and formod activities, such os
concerts, etc. but is primorily o green oasis
in the urban fabric (See Figure 4-16).

Neighborhood Squares: West Side Gardens,
South Dulany Gardens Square, South Carlyle
Saquore

Urban Squares

The urban square i a cenirally locoted space
surmounded by acfive uses and covered by a hard
paving materiol such as brick or stone. Trees
moark the confines of the plazo and provide shode
otthe edge of the spoce. The urbon squareis the
locution of activilies such as concerts, ouldoor
markets, and oreas for exterior restaurantand cofé
seating (See Figure 4-14}.

Urban Spaces: Eisanhower Station, Hoffrnan Town
Cenler Squars, North Square

Boulevard Pork Space

The canral spine of Elsenhower Boulevord is to
be developed as a finsar pork with double rows of
trons, pathways, sealing aneas, ample crosswalks,

Alexondria, Veginio
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and distinctive lighting. This linear park
extends the saslem length of the boulevard
end helps te unify development on both
sides of Eisenhower Avenue {See Figure 4-
15).

The Parks eand Open Space of
Eisenhower East

Perks and Resource Protection Areas whh!n
Elsarhower

Key to the open space program is the restoration
of the RPA lands from Eisenhower Avenue
eastward 1o the southeast comer of the plan area
where it meets up with Hooff's Run. Much of this
area has historically been neglacted or paved over
byinappropriate development. The restoration of
the RPA into the Communily Pork will open up a
culiural resource, as much of this area was port of
animporiantwatershed ond the outfoll of the
historic Mill Run,

The north side of the RPA is expanded and
enhanced to creote o new aclive/passive pork—
The Meadow. A Cily requirementidentified during
the planning process was fo create a securily
radius northward from the police facility and jail.
The near curb of the roadway focing the RPA and
the park is located to meetthe setback
requirermnent, This new meadow areo creales o
usable green recrectional open space for tse of
the neighborhood residents and the City. The
RPA park will include a recreational rail running
generolly east-west for pedestrians and bicydles.

CITRCUDLATI ON

“West Side

”The Circle

station - ¢ 7. " -South Dulany
: ) T -.,"Ga’fdens'

“South Carlyle
Square™”

Figre -1 UbonondNeighborhood Scuaes
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Neighborhood Squores

Two smaller neighborhood squares, South Carlyle
Square and South Dulany Gardens {see
Figure 4-17 for an illustrative view of South
Duleny Gardans), are located south of
Eisenhower Avenue ¢t the foot of John
Coryle Streel ond ot the southem exiension
of Dulony Gordens.

Each of these parks provides open spoce for the
residanis of the southeast porlion of the plonning
arec, ond, with their posifion fronting the larger
Meadow, will ossist in fronsitioning to the
Communily Pork ond opening up ghmpses of the
enhanced RPA from Eisenhower Avenue, Al the
west end of the planning area, West Side Gardans
will provide a natural gresn open space on the
sosterly edge of Blocks 2 & 3. The park will
provide a gresn foreground o new ofiice
besldings end nohural sefback—and perhaps o
security setback—rom the major iraffic carier,
Stovali Street {Sea Figure 4-16).

Urbon Squares

Induded within the Hoffmon Town Ceneris an
enhanced fronsit plaza that will sumound the
Metro sialion and provide the inferface batween
the Iransit station ond the bus transit looding and
unfoading zones. Amajor plaza, Eisenhower
Stofion Square, is locoted clong the south side of
Eisanhower Avenue 1o the west of the Metro tracks
on oxis with Swamp Fox Rood. This siation plaza
will provide o mojor gothering and sodial spoce
along Eisenhower ond anchor the southern

Alexandrio, Virginia Aol 2003

Eisenhower East Small Areq Plon 4-23



L AND UsE A ND

end of the Swamp Fox Road, the mojor
north south shopping street and the route
1o the enterfainment complax,

Further north on Swomp Fox is Town Center
Square, the heart of the enterfoinment
district with restaurants and sidewalk cafes
ringing the crescent shoped square (See
Figure 4-16). The squars will be the major
gathering place for doy and nightiime
dactivities ossoclated with the shopping,
dining, and entertainment venues. This
areg will include fountains and focilities that
will accommodate street musicions,
entertainers, and smaoll concerts,
Terminating the visual axis of Swamp Fox
Road is North Square, which will provide o
foreground for the residential building that
will anchor the northern end of the Hoffman
Town Center retail complex,

Boulevard Parks

Eisenhower Avenue, with iis wide kandscoped
brick paved sidewolks, will be o major pedesirion
route. The street will be visuatly namowed by the
very lorge landscoped center median. There will
be o variely of activifies and things fo see along
the Avenue as ane passes by the enhanced
resource profection park, the Metro siotion, the
refuil and gathering space ot the Eisenhower
Stalion Square, as well os the Patentand
Trademark Museum housad in the grand airium of
the PTO building complex.

CIYRCULATI ON

AFFORDABLE HOUSING

The provision of offordable housing within
Eisenhower Eastis an integral port of meefing the
City’s goats and needs for housing that
meets the incoma levels of a broader
segment of the community. Alexandria's
Affordable Housing Policy was adopted in
1993 to address a number of key
concerns: the high cost of housing in the
City, the loss of previously affordable morket rate
housing, insufficient federal expenditures for
housing, potential losses of faderally-assisted
housing, o need for rental housing approprictely
sized for famifies, the increasing demand for
affordable housing in cormaction with projected
employment growth, and iransporialion/irafic

CONoams.

The policy calls for developers of new residenticl
or commerciol development o provide o
contribution fo the City's Housing Trust Fund
{cumrently in the amount of $1.00 per gross
square foot], or to provide on-site affordable
units. The Gity subsaquently adopled o
prefarance for on-sita affordable unis, in keu of o
monetary cantibution, whenever faasibie,

While the City of Alexandria has established this
preferance for on-site offordable unis, the subsidy
cost of providing those unils must also be takan
into consideration. The Cily encoumges
davelopers to provide to City.staff a
preliminary caleulotion of the number of

affordable units that can be provided on-
site, assuming discounts equal fo the
formula contribution, The City will
determine on o case-by-case basis whether

_the number of units that con ba made

aoffordable using the formula contribution Is
ragsonable for the amount of subsidy
required. A cash contribution will be
preferred if the subsidy omount does not
yield a meaningful number of affordable
units ot a reosonable subsidy- cost per unit.

Affordable sales units should be targeted fo
households who are income-eligible for the City's
homecwnership programs fcurment madmum
Incomes are $58,700 for households of one to
two persons ond $79,500orthree or more
persons) and should be sold at prices not
exceeding the limifs prescribed by the City for
these progrums. Cummently the maximum sales
prica limit is $225,000, with a preference forlower
prices (preferably not fo axceed $173,200) for
ona-badroom units, Theseincome and scles
price limits will be adjusted periodically.

For rental unils, rents {adjusted fo taks into
account any fenant-poid uiilities) should not
exceed rent levels published by the Vinginia
Housing Development Authorfly, under the Low
Income Housing Tax Credit Progrom, for
households with incomes ot or befow 60% of the
erea medion income. |t is anficipated that
some of these unils can olso serve as a
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housing resource for households with
Section 8 vouchers, although these rent
levels may require hauseholds o poy slightly
more than the 30% of income normally
required under the Section 8 program.

COORDINATED DEVELOPMENT DiSTRICT
ZoNE AND DEVELOPMENT GUIDELINES

The proposed CDD 20nes are structured fo ofiow
limited levels of development as o matier of right,
using corventional zones ond fo ollow graaier
leveks of devalopmentfor projeds thatundergo o
discretionary review process. Tha main
considenations for development approval under the
CDD procadures ore conformancawith the Esanhower
E£nstSrall Arsa Plon and conformeance with the use
und design guidelines esiablished hersin.
Eisenhower Avenue Meiro
Coordinated Development District

(CDD 2)

Developrnent Without o Special Use Permit
Within the Eisenhower Averue Metro CDD areo,
apply provided that the maxdimum Floor Arec Ratio
withouta Special Use Fermit(SUP) shall be 1.25.
The maximum Floor Area Ralio with an
Architechural SUP shall be 2.0, The madimum
height without o special use permit for properly
within the Eisenhower Avenue Metro CDD shall
not exceed 100 feet, except on the property
known s the Hoffman Troct, where the
moximum height shol! not exceed 150 feet.

t AND U S E A

Any project proposed for development
under the OC Office Commercial zoning
shall conform to the Design Guidelines
outlinad in the Eisenhower East Plan,
Developmaent is prohibited on any pertion of
the property delineated in the Pian as public
open space or roodways. This provision is not
intended fo affect the amount of tofal
development on the. porcel,

Development With a CDD Special Use Permit
Coordinated Development shall occur subject io
the folowing guidalines:

Land Use and Davelopment Controls

Thare shall ba o mix of usas in the ares induding
offics, residential, hotel ond retoil in the locotion
and amotunt provided within this Plan,

The development controks for each development
block indude ollowable gross floor orea (AGFA),
mexdimum building height, the sizs of public opan
spaces, the principal use of the property ond the
desired amount of ground-level retail space and
cre delinecied in Figure 4-9.

Changein he prindpal usa of the property may
be permitted within the CDD during the
developmant opprovol process, providsd that the
ovenall 50/50 bolance {counting both CDD 2 ond
CDD 11) of residentia! ond office use is
maintained, a receiving site is defined ond
accepled, and the chonge is consistent with
the principles and intent of the Plan. A
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change resufting in the tronsfer of an squal
omount of square footoge from one parcel
to another may be done as port of the
development approval process. A change
that increases the amount of building area
on a parcel shall be mode os on
omendmentio the Master Plan. The development
figures outlined in Figure 4.9 reflect fhve ronsfer of
dersity for original underlying parcalis) fo a
smaller net development area. Development is
prohibiled on any portion of the property delineated
in the Plon for public open spoce orroadways.

Design Guidelines

Tha ama shol indude a voarely of architecture and
building heighis that are in general conformance
with the height guidelines and architeciural
principles outlined in this Plan. All above-grode
parking structures shall be screened by either
adive uses or archilaciural treatment, depending
on the lyps of sireet on which they are locoted
and visible, as oullined in the urban design
sediion of this Plan. New development projects
shol comply with any detalled design guidslines
subsequenily adopled pursuant fo this Plan.

Transportation and Porking Maonogement

DisyicHor the Eisanhower Fostorea.

The amount of parking provided with new
development projects shall not exceed the
maximum amount outlined in the Plan.

Almaindria, Virginio
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Where parking is currently providad ot o
higher ratio for existing uses, the propery
owner shall submit g Parking Plon for
approval by the City outlining the proposed
strategy fo stage o reduction in the amount
of parking provided to the maximum ratio
by the time 75% of tha allowable
development on the properly subjsct fo
common ownership or conirol Is
constructed,

Streel, Open Spoce and Other Public
Improvements

All new development in tha District shall
participate in any program odopted by the City
Council for the equitable distribufion of costs
ossocioled with the implamentation of streel,
sireatscape, open spacs, parks ond other public

. improvaments necessary to support development
* inthe Eisenhowar East area.

SoutH Carirte CoorDiNaTen DevietOPMENT
Distcr (CDD 11)

Developmant Without o Spaciol Use Parmit
Within the South Carlyte CDD areg, the OCM
{100} Office Commarcial Medium zoning
ragulotians shall apply provided that the
moximum Floor Area Retio without o Special Usa
Permit sholl be 1.0. Tha maximum height without
a spacial use permit for oll properfy within the
South Caryle CDD shall not axceed 100 faet.
Any projsct proposed for development under the
OCM {100) Office Commaercial Medium zoning
shall conform fo the Architectural Principles and
Design Guidelines oullined in the Elsenhowar Eost

Plan.

Eisenhower East Small Area Plan
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property delineated in the Plon os public open space or
roadways. This peovision is not intended fo affect
the amount of lotol development on the parcel,
Davalopment With o CDD Special Use
Parmit ‘
Coordincted Davelopmant sholl occur subjact 1o
the following guidalines:

Land Use and Development Controls

There shall be a mix of uses in the crea Induding
office, residantial, ond reteil in the location ond
amount provided within this Plon.

The davelopment conirols for sach development
block, including allowoble gross fioar aren,
moximum building height, the size of public open
spacas, the principol use of the property and the
desired amount of ground-feve! retail space, are
delineated in Figure 4-10 of this Plan,

Changa in the principal usa of the property may
be permittad within the CDD during the
development approval procass, providad that the
overall 50/50 bolance {counting both CDD 2 and
CDD 11) of residential and offics use is
maintoined, a recalving site is defined ond
accepted, ond the change is consistent with the
principles and infent of the Plan, A change
resulting in the tronsfer of on squal amount of
square footage from one parcel 1o anather moy
ba done as part of the devalopment approval
process. A change thot increcses the amount of
building oreo on o parcel shall be modas o5 an
amendment to the Master Plan,

Tha development figuras outlinad in Figurs 4-10
reflact the transfer of density for origina!

I LU 1

ares, Development is prohibited on any portion
of the property delinaated in the Plon for public

open space or roodways,

Design Guidalines

The area shall include o voriety of architaciure
ond bullding heights that are in ganeral
conformance with tha height guidelines and
erchitactural principl es ouflined in this Plan. All
above-grade parking structures shall be screened
by either active uses or architectural treatment,
depending on the type of sireet on which they are
jocated ond visible, as outlinad in the urban
design section of this Plan. New development
projects shall comply with any detoiled design
guidelines subsequently adopted pursuant to this
Pan.

Transportation and Parking Managament Flans
All new development project shalt
parficipale in any establishad Transpariation
Management District for the Eisenhower
East area. The amount of parking provided
with new development projacts shall not
exceed the maximum amount outlined in
the Plon,

Sireet, Open Space and Other Publ
Improvemenis -

All new development In the District shall
participate in ony program adopied by the
City Councll for the equitable distribution of
costs associcted with the implemantation of
sirest, sireeiscape, open space, parks, ond
ather public improvements necessary to
supporf davelopment in the Eisenhower
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TRANSPORTATI!ION

Early in the process of developing the Eisenhower
East Plan, the Planning Commission and City
Council malzed the imporiance of fransporialion
i1 the future development of this aree, both in
forms oftha omount and ype of development and
the future chamclerofthe area. The dasire of
policymakers to ses Eisenhower East develop as o
lively, mixed-uss srvironment with office, retail
ond residential uses, supporied by open space,
recreation, enleraineent, and cttural aclivities,
implled thot the fansporiation plan elements must
provide odequale capacity while minimizing the
impads of troffic.

2001, fuced with muliiple planning applicatiors
woialing several millions of square feet of
developmant, the City undariook a traffic study fo
determnine the trafficimpadss mlated to the
Eisenhower East area if it was 1o be developed at
the maximum densilies undar the cumment zoning.
This study indicated that major intrsections along
Eisenhower Avenue falled orrequired
unacceplable numbers of muliple fuming lanes 1o

improve the performance of the roadway system.

S

TRANSPORTATION
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TRANSPORTATIO

The lailure of the cumentiransporation
infrastructure fo supportthe zoning-driven land
uses and the physical and aesthetic concems
aboutthe development proposals was @ major
impetus forthe Ciy fo prepare the Eisenhower
East Plan. A plan for developmentthat profects
and enhances the charodter of the Clty implies
fransporation plan that supports fransit use to the
meimum exdent achievable, with pedestrian-
Iriendly sireats.

TRaNSPORTATION OBRECTVES

Givan the vision for Eisenhower East, the
following key objectives forthe transportation
slemants of the plan wers esiablished:

+  Developmentshouki be coordinated with
available fransporiation copacily;

s Accass should be improved o and from the
Coapitol Belway and Duke Street;

*  Improveranis should ba mada to enhance
the existing fransitfacilitias;

+  Single-Occupant Vehicles (SOVs) should be
reduced;

*  Safe, conveniant pedestrion ond bicycle
options should be provided;

*  Padeskion friendly streets should be
provided;

*  Public tronsit modes shoukd be finked within
and without the neighborhood; ond

*  ADistici TransitManagement Program
should be asiablished.
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Transit and Supportive Design

*  Developing parking siriegies that minimize

TRANSPORTATION

1. An urban network of streets and regional

inci : the impact of parking struchsres, ond highway acoess;

Principles - . ‘ . Cmizmuﬁbodmuddong 2, Aland use sirolegy fo locote uses close 1o the

mﬁ“')‘i‘"’dﬂ“ ’9'“,;:2' m:m,dh’”"“d Eisenhawer Avenue o provide o pedesirian- Melo;

urban gesign characlerisics are in grocier ) create i

defall elsewhers inthe Plan, but s importantio fiandly ok o the Metro siaion areo. 3':m‘. ay o et abolancsofjobs

nofsthe ransporiction mpack cf hese princbles. 5, o the desia o minkize trfic mpoct, any 4. Apadastin iandy commundy
\ " dallsteps that can be kaken to make usi 5 uction in developmertimensity;

Mot cftheland areaof EsenbowerEastswihin 03 LRl ed. The. 6. Adisrictwide ransportafion management

a.'I,SOO-foalmdnuofcl Metro siion (sither the praposed sireet gric, sveet widths, mix of uses program; and

Eisenhower Avenva stafion or the King Street and EisenhowsrAvenue urban design elemanteoll 7. An oplimized parking program policy.

siation). Ahlghleycloﬂramiruuwnﬂbomdod address the needs of pedesirans, and are infears]

’:{m"“”, "m::'::"‘:: ‘”1 "p°| 1’.':;:’"& to the davelopmertof the overallfransporiatian Streets And Reglonal Access

Imost clwoys involve ) plan, The planning process inchuded a corfinuing effort

imost chvopsinvolve  pedeshian p aana o Jo snsure thatfhe combinction of highway acosss,

maki:nihs ; WI inr’::npomdwe l:::;rtu::' These elements are developed and illustrated in kocal sireets, ond fransit services would be
impogon the incraasin Piha usa of transit. ! the urban design secfion in greater ek, whers edaquate fo supporthe potential developmant,

Pedesyion supporfive d:ign inciples Induded the street systems mlationship to the overall vision This process is un Herativa process, involving

inthe Plan ’:f:;:a PR and it consistency with the charader of analysis of potendicl land use scenarios within the

) and;o umd‘msad‘ .11'}3 key poimisihcﬁ contexd of existing gondplunn.d mgnnd

. o . making the pedestricn part of svery wip attraciive, retion im Jfollowed by
:;ﬂﬁ::ﬁ::ﬁi?ﬁw ofs™  dimciand saiecho supports he desired covanmentoforvoms frthe. planping orea, and

+  Emuringahighericlensty ofonduse atthe  TOPePOrconsystem. then acjusments i the planned level o
Metro siction areo; , developme eas.

» Cracting a mixof uses verall and atthe THE OVERALL TRANSPORTATION PLAN Thisefiort s hen followed by oddifona]
Metro siotion areas, so thera i pedestian cssassment of the amount of trafficto ensure that
adi atalitimes of day, not just peak Consistent wihthe Land Use/Circulation Stalegy  he proposed sirsetneiworkand regional access

; outlined earfieg the overall imnsporidion plan will be odequale—give: ble plions

*  Providing aclive retoll uses on the seet developed in responsa to the goals and objectives awml br:omm:;%m
focodes; forthe areainvolves seven key strdegies which workers and residants i the areq.

*  Dasigning streets of minimum widths and/or ore mutually supportive, and have been developed
pedestian islands, where appropriate, fo in concert. They includs establishing:
facilitol pedasirians crossing the sieef;

Apiil 2003 Eisenhower East Small Area Plan 5.3
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Priorto beginning the Eisenhower East planning
process, the Cily coniracied with Wilbur Smith
Associates (WSA) to perform fraffic studies related
1o the planning area. Initially, the Eost
Eisanhower Viafley Truffic Skudy daveloped trip
generation esiimales for both the neartenn and
forthe meimwm potenticl developrnent scenarios,
based on the existing zoning.

Thateffortincluded assumpiions regamding the
poterdial for p reduckion based on transit usage,
ridesharing, use of atemative modes, and
increased infamel frips due o mixing of uses.
These frip reduction factors were based on the ITE
BipGenarfion Hondbook, and reparted
exparience in Adington, Bethesda, Silver Spring

. and elsewhers,

Howevag, when the 2020 mexdrmuem build-out
generaied rips were converled info peak hour
volurnes and disributed fo the network forthe
level of sarvice analysis, this study revealed that
the cross saction of EisanhowsrAvenue would
need to be increosed, with o baxic six-lone
configuration and up fo three cundliary tum lanes
ot key infarsections, and that Mill Road, Jamieson
Avenue, Holland Lane and Stavall Street would
require four-lane cross-sections with awdliory left.
fum lanes.

In addition, significantexiemal capacity issues
irto and out of the land bay wem identified,
including the capacily limiations associoted with

access jo Duke Street, and copacily issues ot the
Capial Belfway rompto Stovall Street,

Some specific oadway improvemerts were
identified by WilburSmith Associates, and the
shucy feam recommendad severol policies and
sirategies fo mitigate the frofficimpacs. These
recommandations inchuded: a mbmd-use bofance
between housing and offics to reduce the number
of oo fripe, @ reduction in the imensfly of
development, a grid of urban sieets, a district
wide Transporation Management Progrom (TMF),
a limited supply of parking, improved locol transit
altenatives, animproved pedesiian circulation
systam, an expansion of tha Metro platform fo the
north side of Eisenhower Avenue. All of these
recommmandations are included in the final plan,

Analysis of Altemativa Access Concepls
Significont fraffic preestiras are crealed with the
cumerd proposal forthe Stale fo connect the
Coapital Beltwary express ramps directly fo Mill
Road. The concems gsnerated aboutthe
intersaction of Mill Road with Eisenhower Avanue
lad to further analysis of howio accommodate the
highway access info the planning area.

The tecam studied severa! allematives and the Plon
recornmends the construction of a new Southern
Sheet edanding from the Capiterl Beltwoy ramps
westwand on the southem side of the study area
and then under Eisenhower Avenus io provide
accass Yo Block 2. Anotherroadway providing

hurther disiribution options conneds Mill Rood,
south of Eisenhower Avenue to Elizabeth Lane,
This roadwary crosses a Resource Protection Arec
and will require @ sensitive design that minimizes
any environmental impacls,

Tha Southem Street requires modification of
approved VDOT plans forthe runoutoreas at the
foot of the Capital Beltway rampe and will requirs
coondination with WMATA bacouse of the
proximily to the Metro siation; however, this
roadway provides several key benefits. This road
will alleviate signficant congestion on Esenhower
Avenue, provide addional Metro access, and
raduce tuming volumes on EisenhowerAvanue.
Atthe Eisanhower Avenus/Mill Road intersection
the leftium fanes could be reduced from two fo
one, and the right-tum [anes sliminated,
significanily reducing the cross-section and
anhoncing pedestrian access.

impact on Tp Gensration ond Peak Hour
Volumes

Parking policies are induded that impose
maxirum paridng provisions by use. The Mill
Racs projectthat recently recaived Chy approval
with a comprehensive TMP offers o model for
future development.

The City asked Wilbur Smith Associates 1o revise
the ¥rip genertion estimates fo reflect potential
incraases in the irip reductions due fo the porking
reshictions, the district TMP concept, and the

5-4 Eisenhower East Smell Area Plon
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otherland use strategies included inthe Plan.
WSAanalyzed the siralagies included inthe Plon
and updated inforreation based on recentdaia
fromthe Ballston-Clarendon comidorin Adinglon
fo calculate new ip generation and auko traffic
volume eslimcies.

The resuiting overall vehide rip reducion fador
was 43 parosn; meaning that 43 percant of the
traffic genercied bythe proposed development
would use modes otherthan SOVs.

This is a significant improvemart overthe 32-
percenttrip reduchion fuderfound in the
assessmen of the maximum potantial land use
scenario in the oniginal Eisenhower East study,

Amajorreason is thatthe proposed land use
scenarnio has rmuch more of o balanced mix of
offics and residenticl than the original scenario,
which was lorgaly office (causing a mass entering
and exiting of the study area dwing the peak

Othar elements of the transporiaiion plan are ol
focusad on achieving ot least this level of non-
SOV ysage, including managing the parking
supply, improved fransit, Transporiation
Management Plans, and bicyda/pedesirian
supportive requirerments,

Parking Policy

Given the gool of educing vehicle kips,
particularly inthe peak hours, the Plon's porking
strategy provides for adequcte parking forthe level
of SOV use identified in the iraffic plan, but
provides incentives for both employees and
residents 1o use iransit or other alemalives o the
maximurn exdent possible,

The basic philosophy is that ransit access fo the
study ared or ridesharing should be the preferred
mode forthose who would park all doy ifthay
drove {office employeas, typically), and for those
who live in the areq as they leave fo goto other
employment destinations. There must be
adequate shor-serm parking for office visitors, and
retail and restaurant uses must have a relatively
high supply of short-tem spacas % be viabla.

The Plan’s parking requirements are outiined in
the Lond Use and Circulafion saction {above).

The parking facilfies are fo be operated fo
maximize sharing of parking rescurces, sothat the
overall supply needed con be reduced by having
muttiple usen at diffarenttimes of the day, and
includes provision for pricing long-term office
parking for SOV commters af marlet rees.

On.Street Porking:

»  All on-street parking should be maximized for
short-lern dawfime parking through the use of
mefert, signage, and enforcament of
maximum #me restickons fo minimize meler

TRANSPORTATION

feeding). Pricing should encourage short-
ferm use, with on-sireet parking {during the
day) priced highsrthan garage parking.

+  EisenhowerAvenue wast of Mitl Road will
have on-strest parking In the right lane 24
ho urs aday uniil the traffic reaches the
volume that would require removal in the
peck irafiic periods.

*  Eisenhower Avenue eastol Mifl Road will
have shor-lerm on-street parking except
during the AM/PM peak traffic penods on
Monday thru Friday,

Implications of the Parking Sirategy

The Plan’s maximum parking requiremers will
afectthe new development within CDD 2 and COD
11. Forthe new office uses, there are
opproximately 6,600 spaces fo serve a projected
daily attendance of 11,100 {at 3.5 smployees per
1,000 gross square foet, including ¢ 10 percent
absentes facior).

Within 1,500 feet of the Matro stafions, this
implies that 43 parcent of the workers will have to
be non-SOV:i.e., will amive on fransk, foot,
bicydls, car, orvanpool, Oulsidethe 1,500-foct
areq, the non-SOV made share will haveto ba 19
peroent, and overallthe combined mode share
requined by these parking mquiementsis 37
percent.

Almandria, Virginia

Apii 2003
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The offica requiremerts for Eisenhower East also
include an gddifional 1,200 shor-term vistior
spaces, which allows for acoess by hose who are
not daily commusters. #should ba noted thatthe
proposed EisanhowerEast requiremerts are
comparable o the rmadmurms also contained in
the Fatent and Trodemark Offics Tranaporiation
Management Pian, which averges 1.725 spaces
per 1,000 squore feet of office area, ond is
consistent with the TMP approved forthe Ml
Race project,

The 37 percent non-5OV mode shave impiied by
the office parking maximums is slightly lass than
the overall #ip reduction fackor (non-SOVrip

percaniaga) esimeaiod separately by WSA forthe

* same potential mix and amount of land uses,

which is predicted to be 41 peroent.

The WSA study also used dota from an Adinglon
Counly parking supply inventory, which found
parking ratios of 1.7 spaces per 1,000 square feet
inthe compamble Courhouse area of Adington.
(Arington Coury had previously required 1.72
per 1,000 square feet as a minimum in that area
butis now moving fowards ¢ 1.0 spoces/1,000
standard). Arington County had also surveyed
amployees in that area, and found a 55 percent
$OVmode sham inthat area, witha con'bhed-iS
percant non-SOV mode share.

Given this data from the Irip ganertion study
parformed by WSA, the non-SOV mode share

required by the Eissnhowar Ecst parking strategy
is achlevable, given comparable TMP effors.

In addition, it should be noted that it appears thot
the parking requiremers for Eisenhower East offer
a bit of a safety margin, in thatthe parking
requirements heeded 1o achieve a 37 parent non-
SOV mode sham; howevar; the raffic study
forecostsa 41 percent non-SOVshm {irip
reduction),

Tha residential parking requirements are also
meaimums, and thay clso imply high transit mode
shares: 45 percent necr Meiro, and 35 percent
beyond 1,500 feat, foran overall share of 40
percent non-SOV. This aiso is comparable fothe
41 percentoveroll trip reduction fucior,and is
expacied i be achievable basad on Aleondria’s
priorexperience with King Street and Carlyle.
Residential viskor parking is not explicitly
included, as sharad parking with nearby parking
foroffices should caterto ovemight vishors, and
on-street parking wil also be available. The City
hos estimated that the proposed grid street
nedwork would previde appresimately 1,200
spaces, which should be short-lerm dyring the
day butallow exdended parking in the evening ond
atnight.

Retai! parking rafios are MWi!h the assumpfion
thatthere will be shared parking with office uses,
and that short-ferm on-sireet parking will akso be
available forretail users. H#is recognized that

successful refail and resiaurart uses raquire an
adequaie parking supply, as fronsil useforthese
tip purposes is kely 1o be low.

Although this parking strategy will in #self create
incentives for commurers and residenis 1o use
modes otherthan SOV, successful implemeantation
will alse require the full implementation of a
Transporiofion Management Plan, e non-SOV
mode share is to ba achieved.

Transit

The EiserhowerEastarec Is cumenty well servad
by high-capactty iransit thot finks the area with the
region, This includes Metro service on the Blue
and Yellow Lines at King Street Stotion {much of
the plonning arec Is within 1500 feet ofthe
station}, and Metro service on the Yellow Line at
Eisanhower Avenue Sfation. Virginia Railway
Express (VRE) sarvice from both the
Fredericksburg and Manassas fines stops of King
Street Siction, as doss Amirak.

Existing bus service in the study area is more
limitad, Alaxondria DASH route AT7 Landmark
Mal o King Streef) sarves the Eisenhower Avenus
Metro Station and is the basic bus service in the
study area, DASH AT2 links the Braddock Road
Station withtha Van Dom Sffuleﬂon via
Seminary Rood.

5.4 Eisenhowar Eost Small Area Plan
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On weekand and in the rush hours, the route is
awdended from Van Dom Street to Eisenhower
Avenve Sigion, via Eisenhower Avenue.
Metrobus routes N11 andN13 servethe
Eisenhower Avenue Sioion, linking the study orea
wiih the Branch Avenue Metro station in Prince
Gaorge's County, Manyland.

The long-range plans forthe Metro system
include the expansion of the Yellow Line o
connect the Branch Avenue Metro Siation with the
Huntington Metro Station in Fairfux Coundy.
Huntinglon Station is the ferminus of the Yellow
Line o the south of the Eisenhower Avenue
Station,

Tha construction ofthis connection, should it
coma fofruftion, would greatly enhance the fransit
opportunities for commulers and shoppers info
and oulof Eisenhower East.

hh

The transit elernents in the Plan build uponthe
availabilily of fransi, encouraging a very high
leval of use through transit incentives such as
employee transit subsidies, improved information,
efc., and through auto use disincentives, such as
the parking policles described in the TMP and
parking sections. The primary new transit service
thatis proposaed is the development of a shuttle
sarving the districi, and the majortransit copital
investment of a new erfrance to the Eisenhower
Avenue Meiro siotion.

Alexandrio, Virginia April 2003 ‘ Eisenhower East Small Area Plan 5.7



TRANSPORTATION

EisenhowerShutfle

Resaarch on transit use among people with irip
crigins or destinations ot different diskances from
rail transit confirms that very high levels of fransit
moda shares can be expecied within 1,500 feet of
fransit siafions.

In addition, high-qualily shutile services can
axdand the high usage “shed” around transit
siations, raising fransit ridership. Inthe -
Eisenhower East planning areo, such a shutfle is
proposad fo oparoie between the two Metro
slations {King Street and Eisenhower Avenue) to
provide a connection from the areas beyond 1500
faet of the siations to sither of the stations, The
areas are primarily the southeast comer of the
planning areq, including part of the PTO complex.
In orderfo ensure residants, amployees and
shoppers in this area have a reason ko use fransit,
the Plan calls for the development of a shuttle that
combinies these charocleristics:

«  Distinclive, aractive vehiclas such as low-
floor buses in special paint schemes, ubber-
fired trolleys—o difarenfiale itfromthe
conventional fransit services.

»  Free tothe uses, with no parceived fare,

* Highlrequancy of service

»  Distinclive, well-morked siops, with shelters ot
kay poins, and rel-fime arivol databasad on
ovlomatic vehicle locafion (AVL) technology.

Figura 5.2 High

(s
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Coverage Shutla Rovie
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Exomnples of such Metro-extending services con

be found elsewhere in the gion, such as the
ARTS buses in the Crystol City areq, the Bethesdo
8 in Bathesda, and the YanGo in downtown Silver
Spring. Anotherexample of a successful shutile
is the “blue bus” operatad between Dupont Circle
Metro, Georgstown and Rosslyn Metro, and along
K Stvest inthe District of Columbia, This privately-
owned shutile is operated by o confractor for the
Georgekown Parinarship, the Business
Improvement District forthat area, Ridership has
been well above axpaciations, with cument
ridership at 4,000 parsons per day on 10 buses,
The service wos onginally planned for 800
boardings per day on six buses.

Whila the axad routing will needto be deferrnined
with Plon implementalion, a concepiual shuttle
route with o high level of coveraga is presented in
Figure 5-2 High Coverage Shuifie Route.

Amore direct route allemative may be preferred,
because usage will be lowif potential users
perceive thal walking is foster; a mors dired
chemative concept is presentad in Figure 5-3 Low
Coveroge Shuttle Roule. The exact route may well
need to be defined based on the site plans forthe
southeast comer ofthe planning area.

Amlaled fransitsesvice option involves exension
of the shuttle concept fo provide additional links
1o other neighborhoads in Alexandria. Exending
the shuttle past King Street Station to Old Town

Nesandia, Veginia

Apil 2003
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would address the Metro connedtion link in that
area, as well astie fogetharthess three octiviy
canters. Simifarly, fture plans forthe Eissnhower
West planning area may welf consideran
exdension ofthe Eisenhower shutfe tothe Van
Dom Stefion or beyend. This may involve
restructuring DASH routesto provide higher
frequencies in this comidor, and include the fink 1o
Old Town. A deliled approach should be
axplaned further as part of the district-wide
Transporiation Management Frogram,

New Entrance to the Eisanhower Avenue
Maetra Stotion

The cther majorfronsi! access improvement
included in the plan is @ new entrance for the
Eisenhower Avenue Metro Sicdion on the north
side of Eisenhower Avenue. Currentlythe only
stafion enfrance s onthe south sida, The fraffic
study called forthe new erfrance, and the Mill
Race Special Use Permit now indludes an
sasement for padestrian access o o north side
siation enfrance, and sasements for construction
of an extended platform and entrance. With the
opening of the north side entrance, o small Kiss-
N-Ride area could be located on Grist Mill Road,
justio the north of the new stotion emtronce.

In the interim, before the axtension and new
enfrance are consirucled, the developer will
provide and mainfain the spacs infended forthis
sfafion as open space. his across the street from
tha main siation entry area and bus interchange
point. Aconcepiual design forthis new entrance
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Figure 5-4 [Eisenhowar Avenue Meiro Stofon
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has been prepaned by WMATA, Is construction
is desirable {os a midterm improvemen~2010-
2015) inordario accommodate the grawing
transit needs as the area develops.

Bus Access

The cumvant Eisenhower Avanue Matro Station
design providas for buses fo pull off Eisenhower
Avenue into a dedicated lane that provides
dedicaled bus stops located effectively underthe
shation, with a shost, direct and visible connection
o 1he siation entrance and the escalators up to the
plotform level, The Plan calls for buses to
approach the sastside of the Meiro stalion either
through a right tum from Eisenhower Avenue from
the westorateft tum through a dedicoted lefttum
horbor from the east, {See Figure 5-4 -
Eisenhower Avenua Metro Station.) The Plan
includes o direct drop-off fo alandscaped plozo
on the eastside of the station. Buses will then
exitto the south with movements fo the east and
westviathe Southem Road.

Transportation Management Plans (TMPs)
Asindicated above, the high non-SOV mods
shares sought by the Eisenhower East Plan will
require an aggressive Tronsportation

Plan (TMP)fo inform residents and employees of
the options, to provide incentives/disince nves for
allematives fo auto use, and fo continually
promote the aptions 1o SOV usage. The
Eisenhower East Plan recommends the fofowing
elements as the basis for individua! projact TMPs,
which will then form the frameworkfor an area-

wide Transit Management District (TMD} as
development proceeds. The genaral TMP elements
include:

¢ Prograrns and policies fo promede

*  Programs and policies fo promode the use of
transt, and

*  Programs and policies to suppart other
inotives such as abemative work hours and
hwm:qd

*  Transporialion Management Coondinators io
implement all of these fransportation
management sirctagy slements,

These elements are discussed in the follewing
sactions, Porking management and bicycls
program elements are presented separately, it
should be noted that these are notindividual,
mutually axclusive program slemens, butthal
thay must be combined with the parking supply
policlas and thatransit service improvements
omyciscunod #o achieve the desired mode
shares,

Inorderio ochieve the overall non-SOV mode
share, g significant numbar of employses will
need fo carpac] or vanpool lo work in the
Eisanhower Eustarea. This wilt require that all
employees receive information cboutthese
:ip;i‘ons, their benelits, and how ‘o find riders ora

TRANSPORTATION

Matching of ridets and drivers will be coordinated
with tha regional program, butthem is also a need
fora local matching program within each
employer/developmentand Eisenhower Eastin
general. The parking mancgement strrlegy should
also include incentives for ridesham usen, such
us free parking and dedicaled “front-door”

porking spacas.

Ancther element ofthis progrom that also
supporis fransit use is the Cilty's Guaronfesd Ride
Home program so that iransi riders and others
can get home if required o leave midday or after
peak hours, All persons in the study areq, who
rideshare oruse fransit should be registared in the
reglonal Guaranieed Ride tHome Program,
operated through the Cornmuter Connection
program of the Washingion Regional Council of
Govemmenks,

The City's ridesharing progrom can be used to
register parficipants intha regional program, and
a preadive effort o register all sudy ama
participants should be included in the overall TMP
Underthis program registered transit and
rideshare parficipants are provided with up o four
free frips home peryear by kud or cther means,
This remaves concems about not having a car
available during the day for smergencies, maoking
transitand ridesharing more atiraclive to the
potential user

Aeandria, Virginia
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Transit Incentives

Transit subsidies for amployses and residents are
animporiant partof the overall Transporiation
Management Plan. Employses shouid be
provided with discounted transit fore media.
Fadaral fax provisions aflow up o $ 100 permonth
intransit banefits o be fox-free and deductible as
o business expensa by the employer (as ofthe
wrifing of this repef).

Federdl employees in the Washington arec are
provided with this full amount of subsidy, and it is
anficipated thatthe federal policy will heip increcse
the fransit mode share for PTO and other fedsral
employess in the shudy area, Comparable e

_ discounts will need o be included inthe TMPs for
* othar office developments that are notorisnted o

federal employses.

This subsidy com be provided most affectively
through Metrochek orsimilar programs, ond oan
be accomplished by requiring Jenants fo provide
benefits as o condition of theirfacse, or by the
daveloperthrough rent collections.

ltis anficipated that this incentive is needed o
raise the fransit mode shere above that ypically
found atMetro stefion arecs, and that e
desired moda shara is rsached approximately 25-
30 percentof smployess will usathe benefi.

Provision of discounted fare mediato msidems of
the planning area may also baa pofential element

of the fransparkefion manogement srateqy. The
purpose would be the some, fo sncovrage transh
use, While this is nol widely done, traffic
miligeion requirements are beginningto affect
residerdial development, and this i onefechnique
that con be implemented through lease officss and
homeownerassodations.

Inifially the focus should be muli-family
residenticl development furtherfrom the Mefro
skafions, where an oddifional incenfive may ba
neaded o gel residents to irovel Further to access
the Matra.

Raquiring promotion of short-lerm cor rentals
{9.9., Flexcaror Zipcas) o allow iransit users the
flexibility of making trips during the day to
locxtions that are not transit aceassible would ok
encourage fransit usaga. A recent inhovation by
WMATA is a contract with providens of short-tarm
car renial at Metro siafions (Flexcaris the
provider), allowing fransit users o fravel o
locations without local bus sewvice, orfe cany
things thotare difficult on fransil, These shork-derm
rental cors can allowtransit users to avoid owning
asecond car.

The TMP colis forthe provision of parking spaces
in close proximily to the Metro sition for Flexcor
vehices, and amangaments with Metro and
Flowar forusage of thase short-lerm rental cors
by employees ond residants, Typicatly individual
users must be registered with the cor rental

comparny. Inthis case, the TMP Coondinator
would be able o provide needed information fo
potential usen a3 pert of the transit alfsmativas

package. Flexcarrequines a onefime lfefime
mmbed\lpbcd $25 foreach user; the
devaloparwould be asked io pay this fes.
Currarttly thare are two cars avallable at King Street
Metro, intally two spaces will be needed ot the
Eisenhower Avenue Siafion, with a likely increase
as usars reclize the benefits of combining a franst
pass with the avallability of @ short-ferm rental car
for acess fo places net served by transit.

Othet Infict
Troffic volumes Into and oul of the study area will
be highest during the peak moming and evening
hours, Tothe axient thot thase peaks can be

- fiattaned by spreading this volume overa longer

period, the congeelion con ba reduced.

Cne wayio addrass this Is fo gncouroge
employars 1o offer aklemative work hours, as an
elernent of the Transporation Management Plan,
Staggared work hours allow employees ko fravel ot
fimes otherthan the worstwithin the peak period,
Ahamative workweek schedules, such as fourten-
hour days, move trips autside the peak periods
and eliminale one round-p perweek. Such
policias will be promoted to smployers.

Raducing the jokal number of commutertrips is
alsa @ polential mathod of managing
fronspottation demand, Technology now alfows

5.12 Eisenhowsr East Smoll Area Plan
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many employees o workfrom home,orfom -
telework contars-—employens and employees need
infosmattion aboutimplemeniciion of lecommee
programs, availablity oftelework centers, and
there is a polentiol for incentives with equipment
and communication expenses,

TMP Coordingtion

ATMP Coordinatoris needed forimplemerting
thess iransporiation managernent programs and
policies, whose responsibilities should include:

*  Promofing transit, rideshering, stioggered
work houn, parking restricfions and the othar
program elements fo prospective lenanis and
1o employers and theiremployees, and o
residants in the residential buildings;

«  Displaying and disiributing cument
information about all franstt, ridesharing, and
other TMP slemenits to residents, amployers,

*  Promaiing the Guaranieed Ride Homa

program as part of the ridasharingandfronsit

markeling efforls;

*  Adminisiering on-sile sales/distribution of
fransitfare medic;

*  Woarking with amployens to assist in the
implementation of tronsit fore subsidies and
the development of appropriate parking
policies for employeas o discourage SOV
commuling;

Conduding annual surveys and reports of
smployess and residents regarding mode
choiaes; ond

«  Implementing the parking management plan,
including restrictions and incentives such as
the free spacss for ridasharmrs, limils on

monthly SOV parking, sharing of parking

TRANSPORTATION

At thattime the requirement forindividual TMPs
will be raplacad by o developer corfribution basad
on the square focloge of the development, the
amountsetio meat the budgetary requiremens of
the program, indluding siaffing, marketing
expansas, shultle oparciion, general and
adminisiutive costs, efc,

Overall, the approach is fo provide disincentives
1o tha uss of the single-cocupant avlo for
commuting info Eisenhower East, while making
traruit and other options as cheap and easy as
possible, Given this struciure, all slements may
not be appropriate for each project, varying with
the land use type, proximity to Metro, efc.
Howeve, a numbar of them are designed o
oddress the entire areq. Individual projects could
be required o provide contributions foward any or
ali of the programs,

The overall strategy for Eisenhower Ecst is hikely to

and employeas—Induding fransit schedules, among uses, efc. include the davelopment of o Tronsportation
rideshare applications and information, Management Oistrict that would draw on the
incantive information, parking informafion, Overfime, coordination will be necessary among resources of each project for supportin
efc. Awebsite with this information and the TMP aclivitias required inthe Hoffman Town implementing an area-wide set of actions
appropriate links to transit providers s Cender and Carlyle PTO TMPs, as well as with the encompassing the slements listed above.
provided; Alexandria Rideshare program and other
‘ commwier programs. | is anficipated that these Asthis time the mechanism is not fully

*  Promoting and administaring o ridesharing funcfions can be consolidated in an Eisanhower delermined, butthe concept is that at some point
program thot indudes not only participetion Ecst Tansporiation Manogement District in the inthe nearfulure individual TMPs will merge into
in the regional Metropolilon Washingion future as build-out confinues. a Transporiaion Managesment DistricHo
Council of Govemmenk Commuter ! thase policies ond programs
Connactions Program, but also she-specific throughout the Eisenhowar East planning arsa,
miaiching efforts;

Alexandria, Virginia Apil 2003 Eisenhowar East Small Area Plan 5-13
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The distrid has notyst been defined, but would
Iikely involve a shift of project fees fo the support
of the crea-wide program, ‘

Parkin

Aparking monagement plan inchudes the elements
described obova, as well os implementation of the
general provisions of the parking strotegy as

*  Sharing of office and retail spaces with
residentiol visitors;

¢ Short4term parking forvisfiors and refall,
including appropriake pricing/colledtion
methods fo avoid use for ali-day parking;

*  Moarketrote parking for offics smployses,
resiricted o the number of spaces outlined in
the Plon; and

*  Free prionity location dedicoted parking for
rideshare vehicles, including corpools and
vanpools.

The parking supply mquirements ore predicoled
on making tha most use oftha parking supply,
and the parking management sraegy will
combina policies on pricing ond shared parking
fo address this gaal.

individua!l commerdial projects will be permitied to
include a substantial amount of short-lerm
parking, and the availoble long-tarmn parking may
be underused evenings and weekends. However,
residential vistiors, refail, restaurant, hotef and

enferioinment uses will oll creala a demond for
porking duringthese periods, and the owners and
operators of the parking supply will have o
manage the supply fo allow these addifional users
access to the parking supply, rather than simply
closing off garages afterwork hours.

Inthe Courthouse areq, there it already o
subsiantial shorlage of shorl-term parking, due to
the restriction on usa of the Courthouse parking fo
employses only. The problem is curently being
alleviated in the short-farm through the leasa of
surfocs parking on the Hoffman and Simpson
parcals,

Qngoing evalualion of this issue will ba nacassary
at new developmantiokes place, Inthe long run,
a possible solulion may be the davelspment of a
public patking foeility thot would focilitete shared
parking between the daytime uses of the
Counhouse (all-day and shor-term) and nearby
relail, entertoinment and restaurant uses.

The sharing of parking, and preserving a sufficiant
supply of short-term parking, can be
occomplished through a combination of pricing
and permiing siralegies, implemented in garoges
ond onthe sheel. On-street parking will be
mefared (during the day) for short-term use, and
odedicated pottion of the garages will nesd to b
hourly. Overcil demand for all-doy parking con be
addressed by requiring that employees pay market
rates forparking permits. Finally, idesharing can

be encouraged by reserving parking for
ridesharers in prime locations, and making it free
ot substartially discourded.

Bicycls Program

Another goal of the transporiation program is to
encourage the use of bicycles for ransporiation
s well os recreation, Recredtional facilities aimad
ot cyclists and pedestrians are discussed
elsewhere, butthe bicycla is included here as an
dliemative access mode fo the Metro, o work
desfinations in the study area and nearby parts of
Alexandria, and for shopping and eronds.

5.14 Eisenhower East Small Arsa Plan
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TRANSPORTATION

The study area s relatively flat, and infemal
distances (as well as distances fo Old Town, King
Sireet, eic.) are nelatively short, which should help
make oyclo commuting an afiraciive alemative.
Following consuliation with the biking community,
it wos decided thet dedicated bicyde lanes would
notbe incorporaled info the streets; rather the

*commuter” cyclists will move with the autos
within the nommal iravel lanes. (See Figure 5-4
forthe location of bike routes,) Whera the bike
roule is provided on-streel, particulady along Mill
Road and Jarnieson Avenus, signage should be
provided delinedling the on-sireet route,

An ofl-road recreational bike frail is provided fo
conned the bike trail atthe Esenhower Avenue
Bridge over Telegraph Road fo Hooff's Run. The
frail is provided as o component within the
sidewalk design on the south side of Eisenhower
Avenue betwaen Stoval! Sireet and the point where
itcan enterthe RPA area just fo the west of Mill
Road, Atthat poind, it will become a recreational
aif within the RPA/Communily Park, connecting
1o Hooff's Run and on off-road trait running north
o Jamieson Avenue.

Alecandria, Virginia

April 2003
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Bicycle plon elements include:

¢ Bicyde lockars ot Eisenhower Avenue and
King Stre et Matro Stations,

+  Office TMP requirements for the provision of
secured parking for commuters and visitors
using bicycles,

*  Office TMP requirernents for the provision of
changing arecs, showars and clothes lockers
foruse by cyclists, and

*  Retoil TMP requiremants for usable, sacure
bicycle racks for use by custormers,

Examnples elsawhere olso suggest that quality
bicyela facifities will attroct commuters and
shoppers. The plan also colisfor linkages o
other bicycls paths in the region, to allow
commufers imo the area o safe roule,

SuMMARY

Tha implameiation ofa comprehensive program
of ransportalion improvements infegroted with the
lond use concepts is crifical o the Eisenhower
East Plan's successiul implementation, New
consiruction associated with the cument Woodrow
Wilson Bridge and Capitol Beltway improvernents
will provide new access to and through the
Eisenhower East area.

To achieve on occepiable level of froffic within
Eisenhower East and the surmounding
neighborhoods will require enhanced transit
utilization couplad with roadway and padestrian
improvements. The Plon incorporates a range of
sirciegias b increase fransit use and
accommeodate the projected increase in traffic.
These strateglas indude:; creating a wban grid of
siroets; anhancing the pedesirian experience;
concantraling developmantatthe Metro;
balancing jobs and housing; reducing
development imlensty; minimizing Jocal trips;
limiting off-street parking; and maximizing the use
offransitthrough a distictfransporiafion
management program. An analysisof the Plan’s
profected fraffic indicates that the incorporation of
thase strategies withinthe Plan results ina
reduction of traffic impacts fromthe zoning in
place priorfo the Plan’s adoplion, whils
enhancing the cesthetic and sociol qualities of the
communily.,
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URBAN DESIGN

URGBAN DES!I GN

The urban design concept for the Eisenhower East
Plan is on excifing vision for growth and
development for the ned 20 yeors. The Plon
gudesﬁth:mdeuelopmentbprodmeuwbmm

mixed-usa neighborhood where Almandrio
residents may live, work, shop, or simply enjoy
green parks and other public ploces.

The urban design elements consists of:

*  Anurban sireet network
* Asystem of parks, plozas and open

spoces

+  Adear organization of building heights
ondmassing -

¢ Architeclural design principles

*  Sirost Design guidelines

STReeTS AND STREET NETWORK

The naw Plan Is an inderconnected network of
streets of vorious fypes woven fogether with o
varisly of public spaces. Thesa new sireels offera
serse of spatial enclosure and parficipate with the
orchitectural choracter of the onea fo make new
public ploces. Unlike suburbon oreos where
buildings float in a "sea” of asphalt, bulldings in
Eisenhower East define the “sireet wall® by their
plocement along lot “build-to” lines and odd
definiton and activity lo the strests.

Anirterconnecled fromework of porks ond squares
are off joined fogether by a network of free-lined

Alexandria, Vinginia

April 2003
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Figure 6.1 EMWAvenuuaﬂnS;imdfhe
New Strect Nehvork

sireets in o hisrarchy of stree types, defined by
use and size. This sireat nehwork provides the
flexibility of movement for pedestrians and
ottomobilas alike while defining locations for new
development within the plan,

The stree! system Is bosed upon the historic 46-
foot-wide right-of-way of Old Town Alexandric with
provisions for Eisenhower Avenue fo be devaloped
inlo a lorger urban boulevard, Sirest design
principles are;

+  Eisenhower Avenue is the spine of the new
district, running from the goteway o Holland
Lane wastword along the southem sdge of the
Carlyle development and through the
Eisanhower Avenue Meiro siafion fo the west.
Eust of the Metro station, Eisenhower Avenua
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williransform from o back service sreatio o
troe-lined boulevard. A30-%0 34-foot-wide
yea-lined cender median organizes the sastem
and ol the avenue while attha westem side
the street namows o pass underthe Metro
platform ond provide a namower sireet saction
atthe new town cener. Three travel lanes are
accommodated in each direclion with the curb
lane dedicated o parking in off peak hours.
(See Figures 6-2 ond 6-3.)

*  Relail development will ba located along
Eisenhower Avenye ot the Metro siation area
and will complemerthe erderainment certer
ok the Hoffman Town Center

*  Streetirees spaced af approximate 25-foot
imfarvals in a six-foot-wide planting stip run
the length of Eisenhower from eastto west.
These frees not only help define the grand
boulevard of Esenhower Avenua, but thay will
aksc help %o provide shadea in the hotsummer
manths as well as protection forthe
padesirian from adiocent iraffic.

*  Inredoil areas, irees are planted in fres wells
with the maijorily of the ¢rea dedicated to
active sidewolk use, Along Eisenhower
Avenue, the free well is sixfect wide with the
balance dedicated o @ 16-foot wide sidewalk.
On side sireats with ground |evelrekailisa
six-foot wide free well with an sight-foot wide
sidawolk.

Aewandria, Virginia
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On sireets without aclive relail at the ground
level, there is o confinuous six-footwida
plaring ship.

Eisenhower Averwe pedestrian zone will also
accommaodaie o bike lone. Future bike lone
conditions will require ity Council opproval,

Alexandria, Virginio Aprd 2003
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URB AN D ESI G N

Eisenhower Avenue is the main spine through
the district ond the widest sireat. Other streets
offera different charadler and experiance, from
such neighborhood sireets as John Corlyle
Straet with its mixed-uses fo Park Drivein the
Caorlyle South neighborhood. The typical 66-
foot-wide public right-of-way for sireets
consisls of two 1 1 -foot iravel lones ond an
eight-loot-wide porking lane on each side.

- Again, sach of these streets is comprised of

six-foot-wide well or sirip for trees and
sidewclk zone of sight feet that can be
adjusted for increcsad planding oreos per
location.

At the eastern end of the Plan in the South
Corlyle oreq, the Park Crive defines the edge of
the built ares and offers sweeping views of
new porkiand io the south, This siraetis clso
atthe aditional 66-foot widh, olhough the
park borders one side,

Alexandria, Viegirk

Apil 2003

Eisanhower East Small Area Plon -7



-y

UR B AN

DESI GN

*  Ahierarchy of sireats hos been developed o
moainkoin a high-qualily sireet environment and
offer o variely of sieeis—from the most
imporfant 1o those streefs serving goroges ond
parking ocoess,

o "A" Sireats are primary streets and the
main sireets of the neighborhood. They
set the fone for the choracler of the
community ond are most resirictive in
ferms of use and appeorance. This
category includes sireets suchas |
Eisenhower Avenue and Swamnp Fex
Lane. (See Figura &-8 for A" Streets.)

Key

Guidehines:

Buildings shall fron the sinset;
Active yses shall ba locoted on all
street fronloge;

Parking shall be screened with active
uses fo af least 30 feetin depth;
The highes! quality of architectural
facodetraaiment shall be used;

No curb cuts or servica alleys shall
be inview;

Main buiding entries shall be
locoted along fronfoge.

Wl A" Streel Fronlages

N "B" Streel Fronlages

NEER -C" Street Fronlagos
. ; .

Figrre 6-8 “AB, 0nd C” Streets

6.8
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An example of an“Asteet”, grond bowlsvordwith o
pork eckan
o “B" Streefs are the secondory straeis of

the neighborhood. They serve both the
pedestrian and the automobile by

adjacento o higher-category street;
*  Porking may come o the building
*  Parking structures shall be
architsckally treated to be in
harmony with the overolt building
design;
»  Ahigh quolity of architecturol fogode
tractment shall be used.

o "C"Siresis provide o means of occess fo
service enries and parking structures os

well os access through the neighborhood.

They ore the lecs? public in noture of the
sireats and less restrictive in intent, “C”
sireets include parts of Mill Road and
Southem Street. {See Figure 6.8 for"C”

URB AN DESI GN

PugLiC Praces

Public spaces ore varied and occur throughout the
naw Eisenhower East Plan. The most imporiont
public placas are the becutful and varied streets
that unify the Plan from north o south and from
eas! 1o wesl, ond the systam of public parks ond
plazos locoled throughout the plan.

Mary of the new parks and plazas in the Plan
could also serve as locations to recall the history
of the site with markers bosad on local themes,
helping tha city o remember its pas?,

The plan encourages incorparaling interprefations
of early history in the detailed design of park and

plazo spaces.

providing options of access through the Streets.)
neighborhood. While notos restrictive as . .
WA . mmmmdﬁ\ew lon is the new
A" sireels, they resirict some uses. Key Guidelines: iy Pork, cenbledonpﬁnﬂreum vliey or
Sh'::fs in the cofegory include Mill Road +  Porking may cometo the building
John Carlyle, and Holland Lone. (Ses located
Figure 6-8 for “B” S'reets.} ﬂic::;;leundbe on the ground
e »  Porking structures focades shall be
ey Gl ek
«  Buildings shall front the street; hamony with the overal buikding
¢ Active uses shall be located on all design;
street frontage; + Cub . " nd ;
+ Onecrbautprbockhl ot e shlmlocamdon o
exceeded on both sides of the sireet; shreeks.
*  Main building eniries shall be
An eomple of an ocfive public open spoce
Aleondria, Vinginia April 2003 Eisanhower East Sinall Area Plan é-9
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RPA and extending from oneblock aastof the
Metro stafion, across Mill Rood 1o areas sast, ond
tuming north, parallel o Holland Drive. The park,
alitle more thon 20 acres, combines o naturdlishc
setiing for the recovered stream valley with large
expanses of play fields, sarving both ocfive and
passive yses.

This park and its central space, The Meadow,
provides the cily with muych neaded new parkla
ond includes paths, open spaces, ond a new
recreational bike trail connecled fo the existing bike
trail dlong Eisenhower Avenue fo the west,

Other public ploces include (See Figuras 4-15 and
4.16 forthe spadific locafions.):

*  Tha new Eisenhower Station Squara is fha
heartof the new neighborhood atthe stafion
area. The ploza aligns visually with Swamp
Fex Road and mminates the view from the
north with a new founiain ond the relocated
stotue of Genern! Eissphower. ltisa
“hordscape” pkiza with paved sudoces
throughout, serving the high volume of
pedastrian activity. To the west of the skalion
is the pedestrian side of the plazo, facing the
location of outdoor restouranis, siores, ond
acfivities such as [unchiime concerts. Tothe
east ore loading and wailing oreas for DASH
buses as well os wailing areas for knds and
vanpool vehicles. Eisenhower Siation plaza is
also convenient o axensive parking
resources within 0 block or fwo,

6-10 Eisenhower Eost Small Areo Plan
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Figura §-9 View of “West Side Garders” Looking North

URBAN DES! GN

Just north of Eisenhower Slation Squore
olong Swamp Fox Road is Hoffmon Town
Canterand the muliplex theater complexand
assodiated reloil development, Further norh
is North Square, a small green pork serving
as & front door for the new residential
building, terminating the view,

To the west is West Side Gandens, developed
as a Jong linsor green pork, providingo
setting for office building developmentond o
serse of entry o Eisenhower Eostfrom the
west, This squareis o long green pork that
provides relief to the wastem side of the fown
center ond o secure sethack for office

development with special security needs,

In South Corlyle, small-scale neighborhood
parks, of opprasimately one-third and two-
thirds of on acre, orgoniza the neighborhood
and ferminale sirsals exdending south from the
Corifle development, South Dulony Gordens
and South Carlyle Square. South Carlyle
Square is locoted of the end of John Corlyle
Street, the new spine of the South Carlyle
neighborhood. South Dulany Gardens
pravides o green fink between the Corlyle
devalopment and the Communily Park, and
fromes a view of the new Palent and Trademeirk
Officn i,

ﬁbtondriu,\ﬁ:giniﬁ '
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Retail

Retoil frontages in the Elsenhower East Plan ore
orgonized alang designaied refall streets,
Guidalines for retail development are basad upon
successful refodl sireets in Alexondria and other
locoles. Wide skorefronts will be kepttoa
minimum so that frequent changes in storefronts
ond their content will guorantea a lively voriety of
retoil experiences and opportunities (See Figure 4-
9 for Refoil Locations,)

*  TheHoffman Town Caner refail conlerls
focused ot the Eisenhawer Avenue Meiro
Siafion oreo olong Eisanhower Avanve, Swamp
FoxRood, and Mandevifle Lone. Conceived o
supportthe successes dready in ploce aithe
Hofiman Town Canter, fhe new project will
expond the desfnafion-enteriginmant chamcer
of the stofion ora. Restawronts, holels ond
refoll opporiunities for residents and visiors
alike whether one is just visiling fo see
movie, o lives in the area,

*  Tothe ecst, John Carlyle Streel serves the
South Carlde neighborhood with
neighborhood sarvice or convenianca refai,
ond becornes the neighborhtod main street
connacting South John Carlyle Square via
John Carlyle to Duke Street. John Carlyle
Straet is designad fo be infimate in scale and
will serve naw residents and office workers
ofke.

Buwpng HeGHTS ano Desiiy
STANDARDS

The buildings in Eisenhower Eost define the strsets
and parks by bullding fo the edge of the sireet
propertyline and developing streetievel uses that
anhance padestian ocfivity and movement. The
Plan raquires that sireets and urban spoces cregie
o confirvous bose building ot the street front.

¢ Thabase building heights for Eissnhower
shall range from five to eight stories. All other
sieats are encouroged fo have a five-siory
base,

¢ Thatbase is required fo be developed at the
edge of the right-of-way o define the spoces of
the odjocent street.

»  Setback requiramants obova the basa level will
estoblish the size and location of the building
wall ond conirol the bulk of the building so
that a more ariiculate, Modalad mossing s
developed above street level,

The Plon defines severc] zones for tower building
heights that chemge according to specific urbon
conditions in Eisanhower Eott. Overall, the entire
district will offer o varied and distinctive skyline,
uniqua fo the region yet establishing o
harmonious experience for the padestian. Towers
riss from boses filled out to the street woll, defining
tha padestrian reaim of sireet level, Above the

Eisenhower East Small Area Plan
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LA VL IV P base, setbacks establish the mass of the sireet wall
BRI and permitlight and air fo circulate fo the street
below.

. nve. « Tokerbuldings sholl belocoted around the
A Meiro skaion area and along Eisenhower
Averwe.

s Building heighis will peck ot the siation areo,
with the fallest buildings approaching 250 feet
high ot the transit site. Heights will slope
dowwrword to the westio o ronge of 1040 15
stories, while to the east will slope fo four fo

) eight siories in the Carlyle South

oo E neighborhood. {See Figure 6-11 for Building
{1 Heghs)

1 Buikding fogodes ore required to provide depth and
T rich shadow orficulation through o voriation of
4 . surface depth, shape, and materick, overdll focads

15-25 Staries
10-15 Storics
D <-8 Stortes

R RPN . ' ‘ organizaion and percentage of glass on the facode
R R . surface. Like historic Old Town, the orchitectura of
, ) - " the newdisirid esiablishes a characierthat
Figure 6-11 Bullding Heights supports the making of the public environment

and lines the sireel wall with focodes that offer o
rich visuo experience fo the eye. Individual
buildings, while distinci, retoin elemenis fo ensure
thal the overnll character of the districtis
moinfoined.

Architecturol principles that estoblish a fremework
for design charocter forindividuo! building fogades
are oullined in a separale seclion on design
guidelines,

Alexondria, Virginio April 2003 Eisenhower East Small Area Plon 6-13
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Foure 6-12 Trporfite Compostion

Architectural Principles

Tha following are generol architectural principles
thot will guide the design of new buildings within
the Fisenhower East neighborhood. A complate
set of design skandards and guidelines will ba
prepared by the Depariment of lanning and
Zoning ond adopled by the Planning Commission
fo supplement this plan and the zoning conirols,
The onchitectural principles and the guidalines will
oulline fhe design expeciations for the property
owners, davalopers, and their architecis. The
design principles set siandards for the design by
the opplicantand for review of proposals by the
stoff and the Design Review Boord.

1 Building Base, The Eisenhower Eost
neighborhood should ba defined
architecturally by buildings that create o
strong and confinuous urban street wall, The
street wall should be common to oll buildings
in the disfrict and form the “building boss”
that will visually support taller buildings,

o The base buildings should crecte o sense
of enclosurs for the street through o
regulorand consistent frontage dong the
tength of the street, The Plan estoblishes
a required build-o line {fypically the
properly fine at the sireet] and all

o The bose buikdings should octin concert
10 create the “walls” of public urban street
space ond urtbon spaces such os sireels
and squares. Exceptforimporiant focol
alsments, bulldings should not be
*objechs” surounded by open space.

o Thabase buildings should generclly be
of a consistent haight of five stories, or
roughly 6010 65 feet—aanpt for
bulldings along Eisenhower Avenue,
where the building bose moy be up to
eight siories to recognize the addifional
sheet width. Whers buildings are toller
than five siories, the porfion ofthe
building abova five stories should be set
back from the lower porfion of the bate
and/or differentiated with on expression
kne or change in architectyrs, moterial,
and/or color.

alra, METAL hoight *
A buildings must be consirucied upto the ~ed Y : B
bulid-to lines. This patiem of urban A L P A
development is similar fo that of Old Town SIS T 2 Ly
Figure 6-13 Relail Saction Alexandria, Anexample of on approxdimately 5-story bose building
6-14 Eisenhower Eost Small Area Plan Apiit 2003 Alexandric, Vinginia
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The buildings should be designed witha Ground floor relail should havea
confernporary architectural exprassion that minimur 18-footfloor-lo-floor height o
reflects the context of classical buildings aecommodae qualily retil space and
in Alexandria. Generually, buildings magor tenonts. The retol spoace should
should Incorporcde a friparkite have on averoge depth of 75 feet, and
composition of un expressed base, where the Plon calls for retuil on thae
middle, and top. (See Figure 4.12.) ground floor, the refoil should edend
‘ o than 75 parcent of the stroet

Tha bose buildings should be arficulated frontoge. (See Figure 6-13.)
utilizing changes in plane, material, and
detoil o replicote the diversily and varlety The base should be copped with a sirong
found In a typical Old Town commercial horizontal expression element or comice,
block. While one owner generally
controls the blocks, the building should Main eniries fo the building should
have architechural elemants that ermcie generally be located on the largest or
the rhythm of the sybdivision of lots mostimporiontstreetfronted by the
found inwell-functioning cities and Old building. By contrast, service entries and
Town. loading should be located on the smallest

- or laastimporiont sirsef fronied by the
Tha bose buldings should incorporate o bullding consistent with the Plan’s street
strong base component of one to two type designotions. Parking ingress and
stories, generally reflecting the location of egress and service access may not be
retail spaces or spaces of inferast fo the Jocated on the major troffic-conying Figure 6-14 Secfion showing active use on sireet
pedeshian, streets. : frortage; parking goroge is not visible

from the sireet
The ground fioor of the base byilding Parking garoge exhaust vents should not
focing the sireet should be visually open open onfo pedesirion ways or sidewalks
1o provide padestrian interest. Retail along o siresl, Infokes for garage
olong the street provides the best ventilotion may be placed along exterior
opporturity for creating visugl inderest, wulls odjocent Yo sidewalks but they must
clong with enlryways at regularintervals, be infegrated into the design of tha fagode
show windows, ond transporency fo the and must not negatively Impact e
interior of the buildings. pedeshion experiencs,
Alexandrio, Virginia Apnil 2003 Eisenhower East Small Arso Plon 6-15
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o Whare the Plan permits shove-grade

parking screened from the sirset by active
uses, the active use must be a minimum
of 30 feet deep. The active use should
present o fogade that is iypical for the
usa. Functional windows pressnting doy
and nightfime activity, as well as funcfional
bolconies, ore srongly encoumged.

Where the Plan permits parking fo ba
constructed fo the sireet frontoge, the
fogade should be architecturally designed
to emulate the proportions and scale of
the primary use, Moterials should be the
some as the building or similar qualily,

the design of the primary building.
Openings should be well proporioned
with heoders and sifls, Architechyral
grifles ore encouragad fo screenopenings.

o tighfing within parking goroges should
be designed so that the light sources ore
fully screenad from oll public ways,

2 TowerElements. Thaialler “tower elements*
of the Eisenhower East buildings should be
designed lo the following principles that will
govem their massing. (Ses Figure 6-15.)

o Ingeneral, the foller high-rise building

The parking should be an integral port of elements should be dasigned to create o ——c
varied skyfine and %o ossure air and light 4{
batween the lowers gt the street level, The LR
plocement of sowsr alements s infended .
o avoid the appearance of coryon-ike . =L T -
straets lined with undifferentioled masses g :
of buildings. An sxarmple of 0 building with o orficuloled rocfine
o Thecomposition of the laller buildings o Themossingof the fower elemenis should
shoukd consist of deorly arficulated bass be developad both horzontatly and
(described above), middle, and top verfically with changes of plone,
elements with each of the elements having stepbacks or sethacks, reguior
aninfegral relationship to the others. sagmerviation, ond acoant elaments. Tha
Therefors, the fower elements should ba building ariculafion should ovoid large,
inlegrated with the design of the base and unrehieved planes and simple slab-like
ovoid the impression of an unreloled massing. In genercl, the lower slements
‘ building element placed on the fop ofa should l:::e, hodcb:::m the base; ha\;v;v:q
inth-H i o
Figure 6.15 Mossing of Tower Elaments Phnt-tks bose. e b o potons
6-14 Eisenhower East Small Area Plan Apdl 2003 Alexondria, Virginia
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3 Bxerior Detoils and Materials, The buildings
in Fisenhower East should be constructed of
high-quality moterials ond exterior freatmends
thert draw upon and contribute to the edsting
context of Corlyde ond the west end of Old
Town.

o Theexterior skin of the buildings should
ba orticudoted with durable materials and
be construcled predominanty of masonry
{including stone, brick, tile, and precast
concrete). Metal panels or curioin wall
elements may be used as on accenl but
are not permitied os a primary dodding
material, Synthetic materials such as
plostic panels or exteriorinsulation finish
system (EIFS) are not permitted, The
building masses should ba perceived as

predorminantly masonry and should avoid
large orecs of glazing. No more than 49
percentof the building’s exterior should L
An example of a residential fngade using high qualily be glazed. Buildings defining the sireetwall made of high quality
e Highest quality materials should be used v fcthabose
o e
o Therooflines should contribute fo on otthe batleoﬂhe building lo enhance the
OFM skyline in the Eisenhower Easl pedesiion experience of the district, expression lines, or comice lines. The
distid. Tower fops should be articulated ensure durability, and coniribute o the floor skab lines shouk not ba expressed
to meet tha sky grocshully and maintoin a public realm, in the exderior fucode with exposad slob
closely in.iegruhd rduﬁopsziulhe mass ends or with conlrasfing maleriols.
ofthe hmidm Mﬂd}“’"‘ﬂ Pmm o Masonry should edend from the top of
should be ntegrotedinto the design, fo the building lo the base with materials o The eciment of windows in the focade
s happecmmcnclasmbmon soch s sore, cat done, o pevcs ittt vel
och armuch by ' concrele providing orchilectural accents, ond verfically-oriented instead of
Alexondrio, Virginia April 2003 Eisenhower East Smoll Area Plan 617
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herizoniol window openings. Windows
should hove a relotionship o the
funciions they enclose: residentiol
buildings may have varously sized
windows, some of which are operoble;
office buildings may have uniform fed
windows; hotels may have unfform
windows with an operable portion; sic.

Windows should ba glazed with dear
glass fo promote ronsparency. Darkly
finfed or reflective gloss should notbe
usad, .

Balconies should be endosed by Banking
walls with roilings substontiol enough to
screen stored Hems from view. Floor
slobs may not exdend substonfially
beyond the surfoce of the fogade or the

enclosing wolls,

The exteriors of the buildings should be
developed with detoifs such as window
sills and refurns, expression lines,
comices, entrance fegfures, or bay
windows thot give modeling and scale fo
the buiiding and minimize use of flat
surfaces with no depth or visua] Inferast.

These guideiines are intended o ensura high

guality and establish characier without prescribing

an exact orchiteciural expression orform,
Thoughtiul solufions Jo design problems ars
encouraged in the spirit of craating the best

possible public enviranment for Eisenhower East.

6-18
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t M PLEMENTATION

Adopion of this Plan is an importantirst step in
outlining the future of EsenhowerEast, as the
Plan provides o vision thet reflecs the aspirations
of the City, the broader communily and the
immadiale siokeholders. Howevar; the mers
presenci of a planning document and the
axistence of a significant markat opporkumity for
the development of commercial and residential
spoce of Eisenhower East do notby themselves
guarantes that the program will be successfully

implemenied,

Racunt history overwhelmingly reflects the kact thert
urban development is an exdremely complex
procass, and one that is confinuausly buffeted by
fisk and uncetiainty brought about inlarge part by
a dynamic econemy that is changing at an ever-
accalerafing rate of speed. These kesues are
magnified hare as well by the scale of the
proposed development - its sheer scale roises
planning concems that would not otherwise
surface with a smaller project, and the likely
langth of ebeorption vidually guaraniees that there
will be a needto make numerous adjustments fo
the Plan befora it is complated.

gxnﬂ\osmkdﬂn undedoking and the
mics of the marketplace, sucoessiul
implemeniation of the Eissnhower East Plan will
dlmost carioinly requine the confinvous and
adensive involvement of the City of Alexandria in
orderto mainksin the irdegrily of the longertarrn
vision that has been esiablishad, and exercise the

Alaandria, Yiginka
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nacessary lsadership fo ensure that both privee
and public actions fakan ramain consistant with
the broadergoals and objaciives forthe
neighborhood.

Moreover, if ecent experience in compearobla
devalopment confexds is any guide, this lsadership,
of necessty, will have fo ba proaciive in nature
ratherthan the more passive role that would kmit
involementto regulaiory and adminisiative
procaciures. Tothis end, idenfified belowom o
numberofelemants that need o be considerad in
the formulaion of o defailed approach 1o
implamenting the Eissnhower East Plon.

With the length oftima involved in faking a project
from Inilial concaphuclization to actual complation,
it is absolulely poramount thatthe develo pment
process be faif,reasonable and complutely
undentandable. Developars naed fo know the
rules of the game and the accapicble davelopment
parameters. Such communicafion shortens the
processing fims, reduces risk and helps
developars obtain necessary financing.

Moreover, fo the degres that the plan and plan-
approval procast ore siable, there is greater
eriainty for both sides about lond volues,
development rcrles ond futura finandiol retumns for
both the public and private sectons, fadors that
are key fo finandal planning.

It is increasingly recognized that rigid zoning .
ordinances are oflen defriments 1o the successful

design and execution of larger mixed use
developmants—parficularly muti-phase projecss,
whare there will be an extensive fime lapse
betwean inifid planning and 2oning and adival
exacution, In such contexts, the developer needs
the flexibility 1o respond o changing market
condifions, provided that overdl goals and
objectivas for the Eisenhower East plonning
dishictare realizad,

PrOACTMVE LEADERSHIP

Given the number of stakeholders, the range and
magnituds oftheir concems, and the likely length
ofthe build-out of Eisenhower East, it is
recommended that the Cly take a preactive role in
directing and implemanting the Eisanhower East
Plon. This involvement can be strectured ina
number of different woys, including:

»  Utilize an existing Ctty Depariment as the
prirnory point of contactand management
ertity, with designated staff focused primarily
onthe Plan implemaniation;

s Supportthe mla of the City with assistance
from exdsting organizations, such asthe
Eisenhower Parinership, building their
capacily o fake on @ more adive leadership
role; and/or

Estabiish a publie/private parnarship,
indluding City officials, community

represaniafives ond properly owners, lo
provide on-going leadership ol the locat level,

Whatherworking withinthe exdsfing Cilystruciure,
with exisling orgonizations, through a public/
priveds parinership, or combination thereof, the
Cliy neads 1o icke a strong mla particulady during
the tronsition period from plan fo implemenation.

Itis importartihat a leader or lead agency be
designated—one who has experfance In,
underskinding of, and appreciation for urban
centers. This individual/agency could
“champion” EisanhowerEost and effectivaly
mcnage the many facets of o quality urbon
development.

The public/privats parinarship approachis one
way fo bring logether all of the stakeholders with
inferest in the succassful implementation of the
Plan. Anexample of such on organization Is the
Ballston Farinership that was formed to assist in
the implementuiion of new developmentaround
the Ballston irans# station in Adington County.

The Ballston Parinership represanis an olliance of
developers, businesses, residents and local
officials that advoccie and market the Ballton
areq, The model that may be considered farsuch
an organizafion in Alsandria may be thatof o
special tox districl; which in this region, Adinglon
is establishing in Rosslyn, and has olready been
eskablished in Maryland and Washington, DC.

7-2 Eisanhowar EastSmall Ama Plan
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Implamentation Efforts *  Fadliiting the adjusiments In proparly As many of the benefits of public invesiment in
Raalizing the successfulimplementation of the boundaries fo realize the street network and Eisenhower Eastara fo be localin nature,
Eisenhower East Plan will require proactive efforss block developement aras oullined in the Plan; considerglion should be given % creating a
inthe following: funding mechanism thatequitablyshares the cost
. Shr:uringdcunpnhwuivaappmuchhrﬁo g.mm;zub.ﬂ:‘khmwmmmc among
*  Praparing a block-by-block davelopment funding of the Improvements that benefit the res. The City may wantto
with specific guid;?-ngb onwuorfuw Pln diskrictas o whole; consider an organization that s sslf-funding and
construction that reflects the vision of this has the abilily o raise funds, Thistype of
Plom; *  Coondinafingond implementingheroadwey ~ Program could fundthe required infrastruciure
networkand other infrasiruciure and services, and amenilies through some form of financing that
* Modifying tha current zoning o reflecta including the developmentof pro-ratashares  shares tha burdsn between the Clly, Eisenhower
el : _ businesees, A common form offinancing public
+  Coordinating the development of detiled improvemerds that should be considered is
»  Estoblishing o sirategy o coomdingte and dasigns forthe public open spaces, and through localy devised S peciaf Tax District,
phase developmentio ensure appropricie implemantation of the parks and opan space ) i )
dovelopmant phasing over fme; program including the for Special Tax District Funding
funding the programshrough development In orderto fund the necessary public infrostruciure
*  Working in concertwih the privae seclor on assessments; thotwillenabla the creation ofa viable, qualiy
a avordinated refailsirlagy 1o ensure the urban environment with ransit oriented
development and markefing of @ successful *  Implementing afair-shore Aflordable Housing ~ developmentin the Eissnhower East areg, the
refoit canter, with  dasirabla synergy of usa Program; crecion of a special disiict fo raise funds fo
and adivities; financa infrasiruciure improvements may be the
* Working withthe City's Caphtal Improverment best way forthe City's vision of this arec o be
»  Adopiing defoiled dasign guidelines for new Program and developing otherfunding fully achieved.,
construction thet reflectthe sialed architecural wources forthe implemeniation of the :
principles; *public” improvements in Eisenhower East; Itis clear thal the costs of the desired
- prosin ooy vow vy
» Establishing a design review board with : new o, or bythe
members oﬂhczgigﬂ profession to mview * wﬂg and managing the district-wide Szﬁﬁmm:& ma
naw devel jects In accordance ransportation Management Program. g gap. As
hdaigmnpzm ncowth s offers oclsto help namrow the funding gop.
Alexandsia, Virginia Apnit2003 Eisenhower EastSmall Area Plan 7-3
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In oddition, because of dverse lond ownership,
devalopmant does notubways oceuring
coordinated lashion, Aspecial distidcanalso
provide a mechanism io fund neaded infrosiridure
betweaan o nearby butnon-adjocent development
projects.

The Eisenhower East araa will requine an improved
grid stveef syslem, addifional and enhanced
strealscape, on exdension of the Metro platform io
the north side of Eisenhower Avenue, new public
porking struclures, os well oz the acguistion and
development of addifenal opan space. In
addition, enhanced public services fabove and
bayond those normally provided by the Cily}
could befunded, such as transit shutile services
ond otherenhancements that are fypically
provided by many business impravement districts
in the Unitad Siales.

While the boundaries of such a distict will need
to be defermined, the core of a district would likely
be definad bythosa projects that would
significantly benefit from tha planned infrastructune
improvements such os the Mill Race project; the
U.S. Rotent and Tademark Offices project; ot well
o3 the ansa boundad by Holland Lone, Telegroph
Road, Duks Sirest, and the Capito] Bahway.

It should be noted that the approval of the Mill
Race projactincluded a provision for a epeciof o
district,

e

Figure 7.1 Proposad Zoning Changes
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Development Controls

The implementation ofthe Eisenhower East Plan
necessikaies the following changes fo the CDD
zoning ¥ext and mapping {See Figum 7.1,
Proposed Zoning Changes):

CDD2: :
Amend mapping fo include Blocks 16,20 and 23
and fo delete Blocks 22, 24 and 25A

NewCDD11:
Crecte a newCDD 11 1o inchude the mapping of
Blocks 24,25A, 26,27,28,29 and 30

POS:
Amend mapping to include all of Blocks 22 and

31 s public open space (POS)

Both CDO2and CDD 11Y:

Zoning fext to indude the development controls
foreach developmentblock, as defineated in
Figure 4.8, asfollows:

+  Allowable groes floorarea (AGFA]

s Building heights, Jo include maximum height
of the building base and the suggested
locations and mxdmum height of tower
buildings

*  Siza of publicopen spaces

*  Principal use

*  Raquired location forground-level rekiil use

Spacific provision fo be induded inthe fexito
nofe that development figures reflect the transfer of
density forthe entire site fo a smaller net
development area, prohibiing devalopmenton
any portion of the properly definected in the Plan
for public open space or roodways.

Design Guidelines

Develop detailed block-by-block design
guidelines o ensure the implamentation of the
desired urban form, retail shreetscupe and building
arficuigtion compatible with the architectural
principles outlinedin tha Plan. Thase design
guidelines should then be adoped by the
Planning Commission and used in the design
review of individual building projects.

Design Revisw Board
Establish o Design Review Board 1o review and
approve the construction of alf new privote
development in the oreas outside the approved
Cariyla CDD areq, in accondance with the design
guidelines of this Plan or adopted pursuantio this
Plon,

The Design Review Board should consist of the
following members:

¢ Locol Archilect
*  City Planning and Zoning Direcior
*  Non-resident Archiled/Urban dasigner

I MPLEMENTATI ON

¢ Cliizen with demonsirated experfisa in dasign
and archileciural issues
o Ofer

Retail Strategy

The development of EisenhowsrEast envisions the
creaion of a vibrant, successful retail/
erierinment cener as an integral partof the new
communily, To ensua success reflectiva of the
Plan, itis imperdtive that the City work ina
cooperdtive, coordinated mannerwith the private
satiorand the property owners fo develop o
sirctegy and bring the envisioned retail centerto

recly,

The relocation of Mandeville Lone, approximaely
B0 feetio the north, and the infroduction of retail
along the kioe of Hoflman Building One s an
imporiant element o balance the stand-off security
neads ofthe Deparimentof Defense tenants with
the craation of a fively relail/anterkrinment carfex

Land Adjustments

Cily needs o fake a leadership posiion and
facilitate the following adjustments in lond
ownerthip in orderio facilicle the development as
proposed inthe Elsanhower Eost Plan:

»  Boundary betwean the Americon Trucking
Association (Blocks 19 and 20) and Hoffman
propartias (Blocks 11 and 12}

Alexandria, Vieginia
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*  Alexandria Sanilafion Authority land - split
incorporation info the block primarify owned
by Carlyle Development {Block P, Carlyla) and
land owned by Virginia Concrete (Blocks 24
and28)

+  Ukimate vacotion of Hooff's Run Road - splt
betwean the property owned by Carlyle
Developmant and that owned by Hoffman
(Blocks 25Aand 258)

«  Dizposition of kand associated with
reconfiguration of the circle ot Eisanhower
Avenus and Holland Lane

*  Rights fromJP! to axtend Elizabeth Lane over
the RPAto connect Into the JP) anfrance ot
Mill Road (Block 21)

*  Acquisition of right-of-way from ATAfor

John Calyla Street (south of Eisenhower

Avenue fo the public square)

+  Elizubath Lane Edension {Mill Road fo
Eisanhower Avenue)

*  ParkRoad

¢ Maetro SiafionRoad onthe eastside of the
Meiro Stafion

+  Reconfigurgfion of the troffic circle at Holland

Lorw

The above roads should be implemanted by the
Chly and funded by both the public and the private
sacior with a defermination of the appropricie kir-
share cortribution of each of the properly owners
ordevelopers. Thase improvements will need fo
be futther prioritized and coordinated with the

All other sireets and the allendant sieekscapes
ganerally serve and benefit ona devalopment and
the cost of implemenicion of the Improvements
should be bome by the adjoining or
encomypassing property owneg'developer.

Development Phasing

The succass of Eisenhower East is predicoied on o
mixof land uses constructed over a period of fime
fo meetihe market obsorplion fo create a dynamic
neighborhood, sncourage the use of fransit, and
mifigaie the potenfiol negative woffic impacis, The
privae seclor must build in a coordinated,
planned mannerio ensure a general bakance of
uses, The devalopment phasing should not be
loft merely to the whirns of the current market or
available financing. The Plan identifies a primary

Southem Streat (Block 20) Implemeriation of planned privaie development. an icen
. i usa and the alflowable madmumamountof
Work with WMATA on land adjustments o
implement developmentaroundMetrosicfion ~ The following streets hove been identified as developmentforeach block.
serving mors fhan one Pojector The infent it o provide some degree of flexibility
i withi . Il a
%:amn?::fﬂ!?o jorsirest infrostrudu S momw:haf pﬁ:gt‘;s“ (ofﬁoaw:nl: with
ma ra . . fthin e zO0n8. ing wi
ml‘jd T:gu': &’,::::gi"g thasq t;:‘u:le orkirshare Holianc; Lane {axdension south of Elsenhower e C"’L %P" tment of Plari;om:}g; ond Zoning’s
. . imporiant inorderto monitorthe emerging
Ewalmuom Pl s drnd Rood around Joha Carlyle Squars iev;iopm peflom and maa mﬂﬁ“ﬂhh
sen: of pr:gpenieswﬂfﬁ:’EismbmrEa:h The above roods should ba implemerred by the a:::iot::on of oppr:;nah macsures i;nga
Ciy andfundsd ata defined ol bythe pria® 1o un fih desired baskinco s notbei
. sediorwith a determination of the fair-share . g
»  EsenhowerAvenus riribution of tthe obut ochieved,
| St coretr it bt
»  MillRoad ownars o pars banefiing from In oddiiion, the street and ufilily infrostruchure
roadways. must be coordinated fo serve the prvate
development and the ganeral needs of the Cy.
7-6 Eisenhower Eat Small Area Pion Apil 2003 Alexandria, Virginia
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The following streetand streetscaps, open space,
and transit improvement phasing has bean
established forinitial planning purposes,
However, the City should work closely fo refine the
phasing as the construction of private secior
davelopment procesds.

Short Term Improvéments (2005 - 2010}
»  Steetsand
o EisenhowerAvanue (complelion of the
improvemaents fo be coordinated with the
completion of the new Mill Road romps
1o the Capilal Beliway) and conversion of
the iroffic circle fo o 7T intersection
o Mill Road {south of Elsanhower Avenue)
o JahnCarlyla Sirest Exdanded (between
Eisenhower Avenue and the public
square)
*  PRarks and Open Space
o FPortion ofthe park along Eisenhower
Avenue, westof Mill Rood

Mid-Term improvements (2010 - 2015}
*  Streets and Streelscapes
o Roodaround Carlyls Squar South
©  Metro Station Road
o Holland Lane Exended
+  Podesand Open Space
o Publicsquares adjoining development
projects

e Tanst '
o Bdension of the Metro Siafion plotform
and consfruciion of north entrance
o Reconfiguration of Bus facilifies ot Meto
Siation

Long Term Improvernents 2015 - 2020
»  Sireetsand $treetscapes

o SouthemStreet

o Eizabeth Lone Edended

o PRarkRoad

*  Porksand OpenSpaca
o RPAand odjuining Cily park area

Infrastructure Improvements

As new developmentand rood consirudlion is
underiakan, # may be necessary foimprove some
of the area’s infrastructure systems and facilities.
The area includes majorsiorm waterand sanfiary
sawerfacilifies that serve notonly the Eisenhower
Eastarea butalso major segmenis of the Cily.

The City's Copikal Improvement Program inducles
funds for soma of the major infrostructure;
however, significant funding wilf cleardy be
required, through an equitable or fair-share
funding of the improvernants, fo accommodita the
uses anticipaied within Eissnhowar Eastor the
reroviing and upgrding fo accomimodate @ new
davelopment patiem.

IMPLEMENTATI ON

Parks & Recrection

The Eissnhower Eastparks and open space
program is pradicated upon a comprehensiva
system of urban spaces, parks, and conservation
areas thatar adequately sioad and propery
located %o serve the neighborhood and the Cily.
Explic inthis approach is for the Clly o create an
implemeniolion program o develop detailed
designs forthe public spoces, acquire the land for
public use and develop the parks.

In colculating the allowable gross floorarea for the
development of sach properly, the amount of
allowable bulkiing space was iansferred from the
gross sile area fo the netsite areq, essenficlly
concenirating all of the kand value into the smaller
net davelopment she aneq so that the open space
has litle monetary value, axcept as open space,

In tha acyjuisiion and development of the majority
of the open spacaes, the propery owners are the
immediate beneficiaries os valua-addedto their
projec] and must, thersfore, provide the majorily
of the funding.

Devalopment of the public parks and open space
within Eisenhower Eastwill need fo be further
prioritized and coordinated with the
implameniion of pkanned privaie developmant,
The implemenialion progromshould indudethe
delermnination ofthe oppropriaie fair-shore
contribution of aach of the propery owners or
devalopers,

Aaxandria, Vieginia

Apl 2003
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I'MPLEMENTATION

Capital Improvements Program (CIP)
The City of Alexandria hos o six-year CIP that is
updated annually and which seeks %o establish the
City's capitl priorties within available financial
resources. The CIP includes such slements as:

Tronstfocilties;

Land for public buildings and focilities; -
Porks/open space/pkios;

Streels and sidewalks; and

Other infrastruciure,

Through iis annual affocetion process, the CIP
considers he phasing schedule issues for large
aapital improvement projects, such as the public
elemens of EisanhowerEast, Coordination ofthe

The Eisenhower East Plan requires corfinuous
monitoring of ifs ransporiation systems and
parking in ordar{o ensura iis capabilily o provide
foralonge dayfime population of smployses and
weekend population of a comparable magnitude of
o majortown canfer The seivices of a local
iransportation coordinator {likely ciy skaff} should
be engaged io provide on inlegroted approach fo
the public transit systems, Matro and parking, to
ensure public accass and convenience.

Of porticular signfficancato the long-lerm success
of Eisenhower Ecstis the provision and
managamentof parking. The pure allocation of
requirad spaces by develo pers on @ project-by-
project besis has aflen proved inedequate and
cost-ineffactive in urban centars of comparable

private secior devalopmant with the public scale, Inthis regard, consideration should be
. infrastruchure is an important componentin the gvento & progrom of confrally-managed parking

development ofthe phasing schedule. sifuctures fo ensure that they are properly locoted,

have common houn and pricing, and are

Transportation Management District convenientio the short-term needs ofthe area,

The Eisenhower Eaxt Plan cafis forthe ereation of Properly conceived and manoged shared paridng

adistrici-wide Transporiation Managernent within mixad-use amas can recluce the meimum

Program. The managemant programwould number of parking spaces required by taking full

include onnexation of existing individual TMPs advantags of joint use opporunifies.

info the distric? program, the collection of fees,

coordinalion and funding of shutfle ansit

programe through the City's fransk system,

monikring of the shorterm parking, management

ofthe ensitincentive progroms and monagement

and montioring of the bicycle program.

7-8 Etsenhower EastSmall Area Plan April2003 Aexandria, Viginic



Atohraet 2.

RESOLUTION NO. MPA 2006-0002

WHEREAS, under the Provisions of Section 9.05 of the City Charter, 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, an application for amendment to the Eisenhower East Small Area Plan
chapter of the 1992 Master Plan was filed with the Department of Planning and Zoning for
revisions to the text and the figures of the Plan; and

WHEREAS, the Department of Planning and Zoning has analyzed the proposed revision
and presented its recommendations to the Planning Commission; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on
June 6, 2006, with all public testimony and written comment considered; and

WHEREAS, the Planning Commission finds that:

I The proposed amendment is generally consistent with the overall goals and objectives of
the 1992 Master Plan and with the specific goals and objectives set forth in the Eisenhower East
Small Area Plan chapter of the 1992 Master Plan; and

2. The proposed amendment reflects the Planring 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 amendment to the Eisenhower East Small Area Plan chapter
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;

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

1. The following amendment is hereby adopted in its entirety as an amendment to
the Eisenhower East Small Area Plan chapter of 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:

Revisions to the text and figures of the Plan.

2. This resolution shall be signed by the Chairman of the Planning Commission and
attested by its secretary, and a true copy of this resolution forwarded and certified



to the City Council.

ADOPTED the 6th day of June, 2006.

i_;_,’t.u.%—-—e-\

Eric R. Wagner, Chairutan
Alexandria Planning Commission

o
ATTEST: CA/QQ‘\ -
Eileen P. Fogarty



APPLICATION FOR:
[M'MASTER PLAN AMENDMENT  MPA #_2(rlo- (D2
[ ] ZONING MAP AMENDMENT REZ #
PROJECT NAME: er Fas 2
Pz vothin e S o e Ceeninower Gast Smadtl

PROPERTY LOCATION: Qe Dan ‘ocmgd%gg?g' il” % Dg;;% S\r% h;\o\ars,
Lang, ’Tlszl.ega_ph ncd, Qs M M Cry
APPLICANT Name: Yo Cﬁ”d ERexandng. - Eggg;@;a_rg ‘2@;!3:)

Address: _912 lgncj &i gg&!dﬂc‘c !b aa3l\_-!
PROPERTY OWNER Name: _\ L2 CA-\-<3 ok Plexandva
Address: - )\ \CAP‘QJLQ;‘L Rluarndra Ve 9930 ‘-\_

Interest in property: [} Owner [} Contract Purchaser
[] Developer [} Lessee [] Other

If property owner or applicant is being represented by an authorized agent such as an attorney, a
realtor, or other person for which there is some form of compensation, does this agent or the business
in which they are employed have a business license to aperate in Alexandria, VA:

[) yes: If yes, provide proof of current City business license.

[Ino: If no, said agent shall obtain a business license prior to filing application.

THE UNDERSIGNED certifics that the information suppticd for this application is complete and accurate, and, pursuant

t0 Scction 11-301B of the Zoning Ordinance, hereby grants permission to the City of Alexandria, Virginia, to post placard
notice on the property which is the subject of this application.

S!QC{%@ Qipxendna
Print ¥ of Applicant or Agent Signature

200G Sk

Mailing/Sti¥at Address Telephone # Fax ¥
Blancng VB 2oaid Lloolots

City and State z2ip Code Date

FOR CITY STAFF USE ONLY:

Date application receives: Fee Paid: §

Date application complete: Staff Reviewer:

ACTION - PLANNING COMMISSION: Recommended_approval/ Resolution Adopted 6/6/06 6-0
ACTION - CITY COUNCIL: 6/17/06 - CC approved the PC recommendation 6-0

07126/55 pzoning'pe-apphi appHTpa 8&
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CERTIFICATION

I, Jackie M. Henderson, CMC, City Clerk and Clerk of Council, do hereby certify that the
attached is a true copy of Ordinance No. 4462 which was passed by the Alexandria City Council at

its Public Hearing meeting held on September 16, 2006.

Dated this |8 day of Oofober , 2006

M. Henderson, CMC City Clerk
// City of Alexandria, Virginia
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ORDINANCE NO. 4462
=
AN ORDINANCE to amend and reordain the 1992 Master Plan (1998 ed.) of the City of
Alexandria, Virginia, by adopting and inco%/lrating therein the amendment heretofore
approved by city council to such master plan as Master Plan Amendment No. 2006-0002 and
no other amendments, and to repeal all provisions of the said master plan as may be
inconsistent with such amendment.

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

% 1. In Master Plan Amendment No. 2006-0002, an application has been made to
amend theﬁsenhower East Small Area Plan Chapter of the 1992 Master Plan (1998 ed.) of the City
of Alexandria, as variously described infra.

2. The said amendment has heretofore been approved by the planning commission
and city council after full opportunity for comment and public hearing.

3. All requirements of law precedent to the adoption of this ordinance have been
complied with; now, therefore, '

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the Eisenhower East Small Area Plan Chapter of the 1992 Master
Plan (1998 ed.) of the City of Alexandria, be, and the same hereby is, amended as described in the
staff report and exhibits from the June 17, 2006 public hearing meeting of City Council, attached
hereto and incorporated fully herein by reference.

Section 2. That the director of planning and zoning be, and hereby is, directed to
record the foregoing amendments, as the Eisenhower East Small Area Plan Chapter of 1992 Master
Plan (1998 ed.) of the City of Alexandna, Virginia.

Section 3. That all provisions of the of the 1992 Master Plan (1998 ed.) of the City
of Alexandria, Virgima, as may be inconsistent with the provisions of this ordinance be, and same
hereby are, repealed.

Section 4. That the 1992 Master Plan (1998 ed.) of the City of Alexandria, as
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (1998
ed.) of the City of Alexandria, Virginia.

Section 5. That the city clerk shall transmit a duly certified copy of this ordinance
to the Clerk of the Circuit Court of the City of Alexandria, Virginia, and that the said Clerk of the
Circuit Court shall file same among the court records.
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Section 6. That this ordinance shall become effective upon the date and at the time
of its final passage.

WILLIAM D. EUILLE
Mayor

Attachment

Final Passage: September 16, 2006
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L AND U s E A ND

considerad o suburb of the urban aneas of
Alexandria, especially Old Town, The devslopment
pafiem consisted of lorge, suburban-shle
buildings surroundsd by parking or parking
provided in large free-standing porking goroges—
atypical davelopment patlemfoundin suburbon
Amenicn.

The vision for Esenhower Gast & for a dynamic
urban mixed.use community within the City of
Alexandra, Theinfentis lo create g trus *urban
villoge,” which focuses on encouraging
alernatives to the culomabile to creote a qualily
Alexandrio neighborbood incomondiing lving,
warking, shopping, ord enterlainment. The keyto
aeafing 9 vibront urban center is maxdrnizing the
potentiol of tha existing Eisenhower Avenue Metro
stafion, The Eisenhower EostPlan calls far the'
extension of the axisting Meira stotion platform
northward over Eisenhower Avenus Io provide o
direct padestrian conneckion from the exisfing
shation locotion to thenorth sideof Eisenhower
Avenue, :

The Plan maximizes the yse of the siafion and the
Merro system by enhancing the pedestrion pecass
lo the station, providing coordinated shuttla ransit
servica, facllikting connecions o Matro with the
city-wide DASH wronsit system, providing o mixof
lond 11383 Yo axdend the aclive hours and doys of

CIRCULATION

Figura 4-1 Eﬁnq&iredsm

~4
L su0' //;gg:

4.2 Eisenhower East Smoll Area Plon

April 2003

Alendria, Virginia
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LAND Use AND CI'RCULATION

use, ond encouraging graates ridership through
incenives provided by o ransporiation
monagement diskict.

EsevHOWER AvENLE

The Eisenhower East Plan aolls for Eisenhawer
Avenue o become amajor urban boulevard,

The visionis for a proud, kandscaped urban
bolevard wibhwide kandscoped sidewaksand o
thirly-foot-wide landscoped median. SeeFigure
4-3, View West Along Eisenhower Avenue on the
following page ) The road saction will
occommodate three fones of iffic ineach
direchion with the curk lanes cccommadating
parolel porking. (See the Transporiotion chapter
for further discussion of on-street parking }

Single lefi-tum harbers and pedestrion crossings
with special paving are provided at each break in
the madion; however, sufficient width exists in the
median & provide wo left tum lanes from
Elssnhower Avenue to Ml Rood and the Copiat
Belwuy ramps if e cllemative Hlizobeth Lone
edension is not constucted {see later
discussion). The intentis to creats a beayitul
wban boulevard where the padesiian will fee!
equally othome with the vehicles.

Eisanhower Avenue {See Figure 4.2, New Sirest
Putiam) nocommadates bot kacot ond through-
diynaffic. Tha new boulevard will disiibute
through-city reffic fom the Caplol Balway via

Alexandria, Vinginio April 2003 Eisenhower East Small Area Plan 4.3
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L AND UseE A ND

new express ramps. These naw ramps, which
lend on the extansion of Mill Rood, will provide
ingress and egress from the express lones that
serve Mandand and Washington, DC origins and
destinations on the east side of the river, Afuture
ramp is akso projecied ot Siovoll Street from the
Copital Beliway to serve Alesindria and the
Eisenhower Volley orec,

THe Lireai Streer GrD

Tha Eisenhowar East Plon extends the urbon streat
grid concept of roadways and sidewalks
esioblished in Carlyle through the balonce of the
area (Ses Figure 4-2). The urban roadway gnid
eshablishes development blodks approxitnating the
size of those found in the original plan for Corlyle
and Od Town. Eoryin the planning process,
many concerns were raised about the abilly for
Eisenhawer Avenua fo cany the projeded through
ond local traffic as o stard alone arterial.

Strotegies were explored for reducing the number
of vehide frips and facllitgfing the movemant of
vehicles. Establishingon interconnected urban
grid of sireets wos considered poromount for
mitigoting potenficl impads and monaging treffic
in Eiserhower East,

The blodks created with the grid natwork estoblish
the fromework for @ quality sireet environment,
which in lum creotes o handsome londscaped
pedestrion strestscape with refall froniage where

-

1R CULATI ON

SRR

Figune 4-3 View West Along Eissnhower Averye

4.4 EisenhowerEast Srmall Arsa Plon

Aprl 2003 Almeandria, Virginia
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appropiicte. The inlentis 1o pottern the
stresiscape after tha primary sreets in Old Town.
The streets will have generous sidewolks paved
with brick, pedestrion scoled street fumiture, ond
dlassic sireel lighting.

The grid pattem of streais establishas scsh-west
ond norh-south circulation, The easi-westsireels
within the grid supplement Eisenhower Avenue in
peak hours when greater copacily is neaded. The
sireet grid providas aliemative roues ond provides
supplemenid kcerions ko occoommadaie fuming
rovernents fhat stow raffic flow in peck howr

ons. :

The Grid Pattern West of Mill Rood
The Eisanhower East Plon galls for thres primary
eost-wes! siraets in the western porfion of the
studyarea, Mill Rood from is infersedlion with
Jormieson Sireel turns wesiward ond follows along

L AND UuseE A

under the Stovall ramps] and then tums
narthwaord and passes under Eisenhower Avenus
whera itis known os Taylor Drive which ands ina
cui-de-sac,
A key component of the grid is the northward
extension ol Swamp Fox Road whidh lies between
the Hoffmon One office bulding and the AMC
theater building. This streetis curmently closed to
through vehiador iraffic o meet Department of
Defansa (DOD) security requirements that requirs
:'hide “stond-off” distonces from DO D-occupied
ildings.

The intent of the Plan is 1o "harden” the sastend
of the Hoffman Onebuilding, which would obviake
the need for o standcf setback along Swamp Fox
Rood, Swamp Fox would then be extendsd
northword, around o small pork thatvisually
ferminctes Swamp Fox, i mest Ml Rood ot the
north end of the Hoffman properfies. Alsokeyfo

N

D CIRCULATION

established by the roadway pattem of Carlyle, An
axtonsion of Elesbeth Lona southward So Milt
Road is proposed o add capacity for left hand
furms from Eisenhower Avenue o Mill Road, and
conversely, rightiums from Mill Road to

Eiserd 4

South of Eisenhower Avenue, HoolP's Run Drive
is vocated and reploced by the extension of John
Carlyle Stree! southwaond, lerminating in South
Carlle Square and conneding around the squore
fo a naw roadway, Pork Read - that ganenally runs
aast and west—and porollels a resource
protection area ard new park, Dulany Street s
aoho exended from Eisanhower Avenue jo the
park, and provides ¢ visual exension of Dulony
Goardens within the: PTO complex lothe new park
along Mill Run, Additional sast.wesi and north-
south sirasis are created souh of Eisenhower
Avenue o esiablish drculafion ond access, os
wel o3, reosorable developmant blocks.

the northem boundory of the Hoffman property comgpleting the grid is Mandeville Lone that ks on

and under Telsgroph Rood, with ollemotve the norb side of heHoflman OneBuilding.

connecions bock Yo Bisenhower Avanue and 1o The land in the soytheast comer of the

Telegraph Rood. The exisfing privote Grist Mill To provide securily satbocks for the Hoffmon Qe Eisanhower East Study Ared is avmed by five

Road that exists on tha south sids of the AMC bwilding, the existing roadwoy i offset so the private parties and the City, The City wil

thecter cornplex s extended eastword underthe norh, providing e required stondof dislance coordingte with the property cvwners i snsure

Metra trads and through the recanily approved from the roadway to e building. The sireetis appropriate righis-of-wery for the new roadway

MH Roca developmant io Mill Rood, then exterdad sastward o intersect with Mill Roa d. pottern, The locofions of the new roads have baen
The spocs created by the stondoff distonce s ine estoblished to fodlikie equitablefand frodes that

On e south adgs of the Holfman parcs), a new flled by retail of stree! laved. will crectte new rights-of-way fo accomplish the

southen boundory road connects fhough the naw sireet patiem (see Figure 4-4, Lond

ATA propertylo Mil Road on theeastondedends ~ The Girid Pattern East of Mill Rood Ownership and New Rights-of-Way )

1o the west ocross Stovall Street {orin tha kuturs Morth of Eisenhower Avenue thegrid is

Aeondric, Virginio Apri 2003 Eisenhower East Smoll Arsa Plan 4.5
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LAND Use ELEMENT

Land Use/Circulation Strategy

To accomplish the vision for Eisenhower Eastos o
dynomic urban community within tha City of
Alaaindrio, the Eisenhower EastPlan crecles a tue
rriocecd-usa neighborhood with a balancs between
iohs and housing ata density that will support and
be servad bya multi-medal irareiteystam.

Rt ond service commendiol fociliies are odded 1o
the fand-use mix o ensure the presence of support
fadilifies and Io establish ¢ pedestion-friendly
neighborhood thatis octive and vilal 16 hours ¢ day/
7 days parweek. Aninfegruted syslem of pedesiran
sheeiscopes, squames, plozs, and open spoce/parks
- provide a neckdocs of green throughoutthe oma and
qreen “urban jewels” fo srvich the fives ol the
residents, workers and shoppers.

Key aiso to creating o quality lving and working
environment s the nead 1o reduce the amount of
iroffic that polenbially could be developed in the
areq given the exisfing Zoning and the need fo
aerammodote unrelaled through iraffic. A sories
of raffic mifigoon strategies were onalyzed, and it
was deferminad that within the Eisenhower East
study areq, the Plan could reduce the negative
impacts of traffic and enhance the quolity of Ife
through seven key strategies:
*  Createon uibangrid o inlergonneded streets;
+  Concenhate the greatest developmentt densily
within 1500 feel of the Metro stafion;

CIRCULATION

el_
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4.4 Eisanhower Ecst Smo'l Area Plon
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»  Achieve a balance between obs and hausing
commensurofe with the abiliy fo mainkaining
oppropricke ravenues o serve the needs of
the City ond the neighborhood;

Provide g modest reduction in development
inkensity;

+  Crecte o pedestian-Fendly community with
refoll/commercial serices ond enlericinment that
obviales ihe need for short internal frips and
exdexxis the acivily of the neighborhood ovara
16 hour per day /seven doy parweek pedod;

+  Optimiza theamourt of joirt use porking ond
minlmkze the overak omount of parking; and

»  Madmize the use of the tronsit fudilities by
implemertiing & districiwide Transporiation
Manogement Program,

The following outlines how the Plon responds fo
theseven sirolegies,

Urbon Roadway Grid Strateqy

The urban grid, cutiined chove, creates the
fmimework of development blocks for the location
of land uses within Elsenhower East, The grid
substantialy recuces inaffic congestion by
providing altemative roules and uming opfions,
and in addifion, cracies o sense of "opennsss”
throughou! the neighborhood, Thegrid provides
connectivity and creates pedesirian options, and
peovides opporiunities for vistas, landmarks, ond
visual comidors forimporiant buildings. The new
black patiem enhancas the development potenticl
by providing “develapment ready” sites of o size

LAND useE A

oppropriate for new urban development,
Lostly, the secondary sirasts provida for the
location of sarvice entries and ingress and
agress from parking siructures,

Lond Use Lacation Strategy

The Eisenhower Eas? Plan copitalizes upon the
public irvesiment in tha Eisenhower Avanue
Mekeo Stofion and the potenticl fo create o transi
vilage ota development intensity that would not
ba able 1o be ativined within a communily servad
only by the automobile. Anumberof studies
have shown that office ard residantial uses within
afight perimeter of major iransit siolions generate
signiicart increases in transituse, The studias
show that o significont percenioge of the dally
office trips within 1500 fest of « major rarsit
slalion are by transit, The use of the automabile
is diminished, resulting in a reduction inthe need
for sireet copacity and parking. Similor shadies
hove shown thot residerdial uses within the 1500.
fook radius - and indeed further - pravide heavy
utilization of transit. Residential uses desaloo
fransit sloion aravelued of least | 5% mars than a
s'milor residenticl unt in @ non-ransit location,
An odded benefit Is that the residenfiol uses neara
tronsit shafion vse the tronsitior o longer period of
the day {os opposed fo heavy use onlyin the
paak hour for office use) and during all seven
teys of the week. The Eisenhower East Plon
locotes the highest office and residertiial densities
withina 1500-foot radius of the Eisenhower Averve
Metro Stotion. Infoct, of of of tha plorined new
development, 73% of the offcs area, 66% of the

N D CIRCULATION

residentiol and 82% of the retall/
entarioinmen? uses are located within 1500

fest of the Metro.

Lond Uss Balance Sirategy

To erecte a dynomic day and nightime communly,
the Eiserhower Egst Plon calls for o balance of
office, residantil, holel, ond refail/anteriainment
vses. Troffic stuches sorly in the planning process
indicoied that tha belance of residentiol ond ofica
use (somatimes known as he jobs housing
balanoe) hos mons effect upon troffic impacis than
cther factors such os locofion of uses or redudion
in the Irmensity of the overall development, Bosed
vpon these studies, the Eisenhower Est Plan colls
for providing residential accommadations for
opprodimaiely ona resident for every two jobs.
Assuming on overoge of 3.510 3,75 employees for
aoch 1,000 5F of office and 1.8 10 2.0 residents
foreoch 1,000 GSF of resideniial development, on
equal balanos behween tha anes of office and
tesidertial resulls in opproeodmciely wo jobs for
every residant; tharefors, the Plan colls for the
distribution of the gross square feet of new
resiclential ond office uses on o 50/50 basis. This
bd:ncehmkmiwfmhgoolo{mducmﬁp

Land Use frfensity

In addition o tha requinsments o balanes tha kind
uses between ofics and residential, it was
determined through the plonning process that o
cthieve he desired reduction in reffic impocks,

Alemonddn, Virginio
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some modes! raduction in ovarall
developmenl intensity (from existing
moximum zoning) should ba incorporcied
inlo the Plan,

Several allernatives were cansidered, Tha most
siraightforwand and equitable opprooch found wos
o base the allowable building floor arsas on
gross square faet rather than net square feet. This
Plon requirerment, in addition fo aeafing a modest
reduction in allowable area ond providing mors
certointy in the actual size of buildings, will result
in better buiklings bacause the incantiveto
consiruct eccuplable flocr omeg with callings
heighis tess than 76" would be eliminated.

Retoll/Commercial Sfrotegy

" The Eisenhower East Plan incorporates a eglonal
senving refoil/antericinment complexanda
neighborhood setving area to provide for the
needs of the worldorce and residents of
Eisanhower Eost. These fucilities provide the
necessary retall, msiouran?, enteriainment, ond

CIiRCULATION

the yse of transit ond limit the number of
single accuponcy vehicles on the street.
Transit Sirategy

The Plon includes the formation of a diskict-
wide Transportation Manogement Program
{TMP} to ensure o coordinated pragram of
policies and Incantives to maximiza the
ufilization of the existing ond proposed
transit infrastruciure in the areq,

impact of the Seven Troffic-

Reducing Strategies

Each of the seven key strategies ore cansfully
infegrated into the land use end drculation
aspecs of the Plan. Thesynergy gained through
integrafing the saven strategies (nfo one plan
results in substaniiol improvements in the wroffic
pedomance. In January of 2003, Wilbur Smith
compared the AM and PM peaks froffic lows on
Eisenhower Avenue under the Eissnhower Ecst
Plan with their eorlier study thol had determined
the treffic flows for maximum developmeant under

the current zoning.

The results of this anclysis indicated thot the
Eisenhowar East Plon will hove 25% fewer
trips in the PM paok hour than the build out
scanaric under the current zoning and 29%
fewer trips in tha AM peak hour. The overall
reduction in ovarage daily troffic (ADT) waos
17%. Parhops of more imperiance is that
the projected performance of the major
intersacfions under the Plan performed
extremely wall. Below is the projected level
of 2020 Build-out Peak Hour Levels of
Service ot major Inferseckons locoted within the
Eissnhowear East study area. (Dee Tabla4-1.)
The comprehensive Inaflic analysis olso showed
improvement 1o the level of performonce for
infersachions locoted cusida of the study ares,
induding:

AM Reak Hour:

* " Duke Street & Taylor Run Parkway: Level C 1o B

*  Duke Straat & Dicgonal Road:* Level F to
E

+  Duke Sireet 8& Hollond Lane:* Level F to E

service facilities bo lessen the need for trips

between Eisenhower Eastand ather armas of the NAPeak | PMPeak

City to fulfill daily needs, Avariely of restourants

ond servicas will result in ofice workers remaining Elserhower and Ml Riad LevelB | LevelC

within the neighborhood during the workday, Efsephower and Stovall Street LevelD | Levell

Parking Strotegy Eisenhower and Swamp Fox Road Level8 | LevelD

The Eisenhower Eost Plan parking strolegy (see

discussion below) opimizes the parking forsochof |Csenhower and John Carlyle Street LevelB | LevelC | gy, 4.1 Projactsd 2020 Bulld-out
the useswithin the plamning arssond estoblshesa | Fiserhower and Hottand Lane Leveld | Leveld Peak Haur Leveis of Service
¥milation on the amount of parking fo encourage

4.8 Eisenhower Eost Small Area Plan Apiil 2003
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* Eisenhowar Avenue gnd Milt Road
Extended:® Level Fio B

PM Peak Hour:

*  Duke Sirest & Taylor Run Parkway: Level
FtoD

*  Esenhower Avenue and Mill Road Exended:*
level FloC

{“Without tha Plon, thess inlersactions ana projedtedio

operole of failfng levels)

While Iraffic reductions resulting from the
Flan occurred gt the other Duke Street
intersactions, ot Collahon Drive, John

Carlyle Street, and Reinker’s Lane, these
intersections continue fo opercte ol over-
capocity in the 2020 Buildout Year.

The traffic analysis explored polential
impacis {using ADTs) to the local
neighborhoods norh of Duke Street. This
svaluotion included the six streels wesl of
Talegraph Road (Taylor Run Parkwoy,
Cambridge Road, Yale Drive, Quaker Lone,
Fort Williarns Parkway, ond Janneys Lone)
and two sireels aast of Telegraph [Russell
Rood and Eisenhower Avanue}. All showed
u reduction in the amounot of Iraffic

N D CIRCULATI ONMN

generated from Eisenhower East under the
Plan, Overoll, projected traffic reductions
(in ADTs) of 17-18% ore anticipated along
these sireals with the implementation of the
seven strotegies integral Yo the Plan.

Land Use Concept

Land Use ond Development Allocakons
Figure 4-5, Land Use, indicates the location of the
primory uses on each block. The Land Use Plan
ond the following Development Contrdls (haiwill
ba incorporated infe the revised and new COD
zones) indicate the intended primary land usa of
the block, required locolion for grou nd level reiail,
the ollowable gross bufding squora focioge for
the block, the meaximurm height of the building
base, and the suggesied locotions ond maximurm
height of tower buildings.

While the Land Usa Plon indicartes the “pramary”
vsafor tha block, the Plan encourages o mix of
vses on each block and includes provision for tha
iransfer of the primary use from one block o
anctherwithinan individual CDD. The optimum
location of lond uses was established following an
analysis of the proximily 1o the Malro, proximity to
major roadwoys, odjsoency fo porks and open
space, diskance from noise, and other
environmexial hazards.

The dllowable gross development for each biodk
was determined following un analysis of the
masimum square footoge allowed with all
incentives taken inte consideration

Alexandrio, Vieginia
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oreos) under current zoning, 6 foctor for
abaove grade posking, the ability of the site
to eccommodate the devalopment, the
distance to tronsit, the cppropriatenass for
large or toll buildings ond the balance
belveen the lond uses, The Plan is pradicated
on medifying the King Streel/Elsenhower
Aveniue Matra Station Srdll Arsa Plan o incorpanae
the orovisions of the naw Eisenhower Eost Plan.

The Plan recommends madificotion 1o the
boundaries of the exisling CDD 1 and (DD2
zores and the creaion of anewCDD 11 1o
incomporote the lond south of Bisenhower Avenue
ond east of Mill Road. Design Guidelines for each
block to achieve the vision of a quality urban
reighborhood will be daveloped by he
Department of Planning and Zoning ond edopled
by the Planning Commission.

Figure 4.6, Existing Zoning Boundories, indicates
tia location of the axisting zoning in Ihe plonning
area ond Figure 4.7, Propesed CDDBoundaries,
- indicates the properties o be indudad within the
CDDs under the Plan, including the revisions o
(D02 and thelocotion of the new CDD 1. The
20ning of the properiies localed outside the
proposed CDO boundaries will refain their exsiing
zoning under the Plan. The Alan ecommends the
locaticn of the principal lond use using a block-
by-block opproach thal is based an the
desired ond cppropriote location to achisve
the vision and abjectives for the Eisenhower
East community. | is importent to maintain

P

8

Fgure 4.4 Bisfing Zoring Boundorles
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a balance of the new residential ond office
usas fo sustain the relgit uses ond the
overall livability of the neighborhoed, in
addition 1o the traffic reductions that come
from o balanced disiribulion of the office
and resicentiol uses. Maintenance of a
50% offica/50% rasidentiol batance is
desirable,

However, market conditions will likely affact
the fiming of new construction, and flexibility
is incorporated within the Plan ta shift the
principal land vse from ona block fo another.
Change in the primory use of the propery
(e.g., from residential to office or vice versa)
may be permitied during the developmant
opproval process, providad that the overali
50/50 bolance is maintained, a receiving
site is defined and accepted, and the chonge
is consistant with the principlas and intent of
the Plan.

Achange of wse that esul invthe trarsfer of an
equal omount of square footage from one parcel 1o
ancdhar moy be done adminisiralively. Achange
thatincraases the amountof buikdingerec ona
parcel shol be made s anamendment fo the
Master Plan,

Figure 4-8, BlodcNumbers, indioctes the block
designations usedin the Plan, Figures4-9 and 4-
10, DevstopmantComob for CDDs 2and 11,
culing the primary use, the allowable gross square
footage {AGSF), the maximum building
haight, retait arga, ond the other geneml

Aexardria, Virginia
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development conirols for each of the
undeveloped or portially daveloped blocks
within each proposed CDD,

The allowable gross Reor area foreach block
includes @ fodor fo ocrommadate the chove-grode
parking that connot be incorporoted in wo levels of

underground parking. The methodology kor
colculoling the AGSF is outlined in Parking

Srategy.

Retail Canlers

The City commissioned a market study by o
notienal recl estate economist io assess the
potential for ratail wilhin the Eisenhower
East study areo (see discussion chove - Repl
Estote Market Contaxt). The resulls of the
study indicate that, given the proposed
scole and development intensity of
Eisenhower Ecst, the ceniral lacotion of the
Metro and the potential for a regional draw
with the misiing and poleriial enterainment
venues, there is o market for o egional serving
redail/eniericinment center locused on the Metraond
contoined within the Holfman Town Center,
as well os o neighborhood serving
convenience relail center ol the sast and of
tha study crea sauth of Eisenhower Avenue
ond locoted an the exlension of John
Carlyle Street,

c
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Property Bhack| Mot Developmant | Frincipal Use| Allowable Gross | Bulling Helght | Marirsum Tower | Ground Floor
Name/Owner She Ares* Floor Ares {Storles) | Welght(infaet) | RetaiPt
[Holidey v U mn How 181, b00) 1518 1
Mokrman 1 154, Difice G‘.GZ—I— to-i!‘ - ﬂ
Wew Slde Garders o0 Cpen Somce
ottmen 3 ma  Office 230,367 1038 zj
Fotfman 4 wa  Ofke 545,670 1075} 3
Hoffonan 5 54, x| muL 129,841 19-18 120 24,090
_— 10,500 1 |
fheran 5 w514 omu [ 15} 1 13
e Retad, s . Netal [~ 1.2 w80
Holferan 7 A0S, muy 25,0001 1. » 23,000
Existing Cinens 7 B Tetasl 134, 000% 1,
Hoffrran s wa oM w1,430] - 3
{offman " 2,300 Hol 51,28 13
¥otfran » M, 100] Offlce) a3, uﬂr 0,00
Flgsehower Sustior | % o ] )
Hetro w0 9 Retal 5,000 1 % Jﬁ
Hoftman 11 8, fesidenta 1525 5 %,
Homen 1 -, o, 15.28] Fee | 15,000
b Race 1 1.200] _ seaidential ”, 18.25 12
Hoflman 1 %09 ,400] Aetat] 12,008 17 ﬁ 18,0008
| Aporoved Parking | 14 l 1 1 L
Nrewrs ) wsnl el v22,000 10-15] 180
il Race i 77,50] orten] aou,000 1525 P
B Rate 1 2,200 pesdertisl| 528,000 s 14,000
ATA 1 57,0000 Pexidential Frey wg} 1y
R 19
m » 7,1 Office s45,000] rr|
Shrpeon, Phase 1 3 0,100 ol 98,000 18.15]
51mpeon, Phase 2 13 7,400 Ofice] 304,000} 10-15]
:ﬂwm ot o8 70, NEAELE o st ared 5 Bastd 6 best waliabile tnbormation, TN it aroh oy S actiuntoc 0 Ot achut cromtiony of
WMMHWmMMMMNB!
Fig.ua4-9 DeabpwiCm\dl 2
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4.14 Elsenhiower East Smoll Area Plan

Figure 4.11 indicotes the prima o Net Davelopmunt | Principal [Akawatie Gross| Suikling Haight | Mandmum Tow sr {Graund Floor
cogncenrraﬁons of remlller;e rlolr?'ment uses r bl M Y e Toor A fseories) Betghe (in et
and the general streel franlages where Park a 116,000 Cpen Space
ground floor retall must be locoted. oftman n I R 'l " 119
The Plan envisions reail/entertoinmant uses as on Hoftman 1 4200 mma] n, 16-15
infegrol part of the development of Eisanhower %o, ey
Eost. The intentis o creale carefully planned Gardens .30 DpenSpml
refail cenlers integroted Injo the other uses fo Heftman 75 60,400 mhﬂ]‘} . 101 o
create the desired vibrontmixed-use communty., a0y
Cartyle pL 6,800  Office 04,0000 01y
The refoil and entarkinment uses mustbe s
carefully planned o create a modem, ochesive artyw Bok P A% e o b
urban resoil environment, rather than just Alex. Sheftation [ g 41,000 IHWJ 124,000/ 48 1
) Authartty
aecommodoting relaif In the ground floor of
buildings alang street frontages. Several - Carde Square Open Space
. quality refail environments have recantly Alex #ink-Storage | 77 7200 scanc 350,000 44 1o
been constructed in the Washington, DC
Metro area, and Clarendon, Bethesdo, and Virgina Concrate | 2 €1,600) Residencial 242,000 “l o
Silver Spring. These models con serve os Hooll-Fagelson | 29 56,500] Residantial 170,000 « mi
examples of quality planned retail
BAviranments. HoofY-Fagelson k] 114,000, Office*} 512,000 %15 l;uf
Hoffman Town Canfer Figure 4-10 DevalopmentConkas CDD 11
The Eissnhower East Picn indudes a major resail “Public urilly use may be pentited pursuoct io the
enterfcinment cenler o on integral part of the provisiors ofthe undarlying OCM (100} z0ne, Fihe
Hoflman Town Canvier, To achieva the maximum memﬁwﬂu the properyfor
synergy betwaen the enterlainmant and wpansion of heir focas.
refoil facilities and the office and residentio!
usas, the Plon envisions the City working
cdlosely with the property ownar to creote o
detailed plon and implamentalion strategy
for a retoil center siretching from the Metro
station and Metro Square northward along
Apxil 2003 Mewondrio, Virginia
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CIRCULAT!ION

Swomp Fox Rood past the AMC thecler
complex and anchored on tha north by a
quoality new halel.

The AMC theater complexis key lo estoblishing o
reteil/enteriainment center that will not only serve
the residents of Eisenhower Eatt ond the City of
Alexandria, but will serve the entire region,

Studies conducted by the City indicote that olready
the AMC complax, without the support of
addiional resfouranis ond retoll, is a regional
draw. The theoter has ofiracled morathan 1,128
milkion peopls in its first year of operation and
ervisions altracting 1.4 milkon peoplein the
coming year. As indicaled in the figure below,
Hoffman Town Center Retail Compley, the
Plan envisions that new retail, restauront
ond enletainment venues will build outwerd
from the Iheater complex.

New retail buildings wilt complele the semicircutor
drive siready erwisioned in eadier Hoffmon
proposals, with the center of the semidircle
becoming on atiracfive urban spoce with ouldoor
dining and activities os illusiroled in Figure 412,

The relait will extand northward to
Mondevilla Lane, where new relail will be
locoted between the Hotfman One building
ard the new street clignment. To the eost of
Swamp Fox Road, new reicil will be locoled
between the blonk nerth walls of the theater
and Mondeville Lane. This rew refail
malched by retail on the north side of
Mandeville Lane will create on activa relaif
frontage for guests who park In the
cumrently approved 2,800+ cor parking
siructure to be located to the norh and east
of the theatar complex. A new urban plaza
or small pork is located north of Mandeville
Lane and on oxis with Swamp Fox Road fo
create a northern terminus to the retail. Key
also to the viability of the center is ratoil
exianding from tha thaoters southword ‘o
ihe Malro stalion,

Tha Plon erwisions o majar retail component In
Block B immediately south of the theaters ond
fronting on Grist Mill Rood, Swomp Fox Road,
ond Eisenhower Avenue. The retail will extend
aostvard on the north and south sides of
Eisenhower Averve, with refoil space ot e ground

.

4. Rk e 1 ., ) .

T .;' My E

J"ﬁ‘i'“ ; :Fiz:“ = S O The marked analysis indicates thot Hoffmon's floor of the Mill Race residentiof bulldings [Blocks
FHE e s W‘; < 2in T 3Y §/ plonned refail/ertertoinment center could be 13418} ond the new buildings on Block 12,

3 5 n‘—%-\.t e o L developed af o grmater density than was

A new utbon ploza, Eisenhower Siofion Square, in
the northeast comer of Block 9 {shown illusirated

AR R o e

Foure4-13 ViewNodthFrom Wit “Es considered in the early planning. The torget

for new reiail enterainment at the Hoffman

Stafon Squore® Town Center should ronge from 300,000 in Figure 4-13), is faced with retail on two sides
to 400,000 gross squore feet (GSF), and gpen fo the north to the Town Center, New
retail is added befween the south side of
4.14 Eisenhower East Small Areo Plon April 2003 Mm, Virgiria
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Eisenhower Avenrue and the Mahro siotion is
ravised ta facilltote the intarfoce with other fransit
while surrounding tha station with retoi,

John Carlyle South Retoil Cantar
Aneighborhood retail centeris planned for the
foot of John Carlyle Street south of Esenhower
Avenua as pariof Blocks 258 & 26. As opposed
Io the Hoffman Town Cender, whichwil focus on
enfericinment, restaurants, ond regiona] sarving
redat, the John Carlyle Canter is thought o
provide for the refnil and sarvice nesds of the
immnediote residenticl neighborhood and
Eisenhower East n general.

PARKING STRATEGY

Parking is o significant land use component of
any neighborhood and the parking for Eisenhower
East hos been carefully considered in the Plan.
The key is fo provide sufficent parking 1o serve
the economic ond corveniance neads of the
neighborhood, while limiting the parking
commensurate with a well-planned ansit-orienied

reighborhood.

Meastplanning ordinances astablish o minimum
porking requirement for each land vse,
which can have the fendency to provide
parking in excess of whot is nacessary ond
thus increasing the usa of the privale
automaobile as the primary mode of trovel.
To encovrage tha use of ransit the
Eisenhower East Plan limits the parking for
each land use bosed upon an anolysis of

LANDED U s E A

the existing parking in the area, the existing
parking program in Carlyle and parking
rafios employed in similar transit secved
areos on the Meiro system.

The following are the maximum parking standards
for structures locotad within 1500 feed of tha Metro
siafon:

L . -
o long-temn porking 1.65 cows per 1,000
gross square fest of office
o Shorkterm parking .34 cam per 1,000
gross square feet of office

*  Residerdiol
c 1.1 cors/1,000 gross square feet of
resicential

*  Hod
o 0.7 spoces/room, plus 1 space foravary
elght seats forrasitourant and conferancs

spoce

*  Relil/Enterioinment
o 2.0cors/1,000 gross squore feet of
redoll/engerkrinment

To ensura adequate porking during the
initial phases of the relail center
davelopment, the moximum retail parking
rafic witl be increcred to 3.0 cors/ 1,000
GSE This parking ratio will be In effect uniil
such time as 2,000,000 GSF of office (with

N

D  CIRCULATION

fis ottendant parking) exists within 750 feet
ot the infarsaction of Swomp Fex Road and
Eisenhower Avenue io ensure thot adequate foint-
use parking Is in place 1o serve the retall, At the
firrve that 2,000,000 GSF of office s in place the
parking rotio will effectively be reduced o 2.0
axs/) OO0 GSF,

Thafollowing ane the muximum parking stand ords
for struciures locoted greater than 1500 feet from
the Meiro siofion; -

+  Cffice
o Llong-erm parking 2.25 cars per 1,000
gross square feet of office
o Short-term parking .25 cors per 1,000
gross squore feet of office

+  Rasidentiod
o 1,3cam/1,000 grosa square Jeet of high
rise residenticd
o 2corsfownhouseunit

*  Retil/Entericinment
o 3.5cars/1,000 gross squore feet of
retoil/sndericinment

Inthe coss of residenfial ond relail uses, rinkmum
parking stondards are suggested o snsure
thess uses remaln competitive and viable,
os follows:

* Residential — 1 space/unit
* Retoil - 2 spaces/1000 gross sq. f.

Aleandrio, Vinginia

Apdl 2003
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To ensure gdequate access, the
implemaniation of the Plon’s parking rafics
will require an aggressive Transportation
Monagemsnt Program to reduce the
amount of single occupaney vehicle (SOV)
use, The Plon seeks o achieve a 43%
share in non-SOV office Irips o3 o percent
of the total daily trips within 1500 feet of
the Metro stofion. I is balieved that this
rofio can be ochieved for Eisenhower Eost
within the twanty-yeor full build out horizon
of the Plan as the Ballstan/Resslyn corridor
is currently achieving a non-SQV brip rafio
of 44%. Under the residential parking
scenario, the rasidential nen-SOV #ip rallo
is targeted ot o 45% share, The Plan

¥ racognizes thot the current parking rofios in

* the ored exceed the maximum standords
outlined in the Plon; however, the standords
closely follow those thot were recently
proposed by experienced developers for the
Mill Roce rasidential/office development and
opproved by the Clty,

The Plan ollows for a phasing in of the parking

stondards o accommodate existing developmant
ond leases, and 1o recognize that ths areg will be
urbanizing overime. The following ore specific

provisions for garoges notcumently approved:

*  Newgarages builtio servanew facilites sholl
meet the mexdmum parking standards ouflined
in the Eisenhower East Plan;

C
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« Existing on-grode porking may ba
matintgined on the balance of the
undevaloped land in sacess of the
maximum porking standords outlined In
the Plan.

»  Property ovmers/davelopess with exdsting on-
site paridng, when submitling plans for
approval of the first building fo be built undar
the Eisenhower Bast Plan, shall submita
Parking Plan oufining o phoasd progrom fo
transifion from the intertm stage (where
totol structures ond on-grode parking
may excead the medmums) to full
compliance with the provisions of the
Plar. in all coses the porking must be
brought Into full complionce when 75%
of the ollowable build-cut of the parceks
in Question ooours.

In addition o tha influence of the physical amount
of porking on tha ransporniclion syslem, a major
concsm inthe planning of Eisanhower Eostis the
potentiol visual impoct of parking siructures an the
urban environment, Preliminary applicotions
submitted §o tha Deparmentof Alanning end
Zoning prior to start of the Elsenhower Eost
planning process showed parking structures that
wara more than 6 black in length and tvelve
stories in height with t=n of the torias above
ground,

The maoss ond visua| bulk of hoseproposed
parking structures alang with the suburban

characler of o freestanding building linked
directly to o free standing parking struciure,
crected a built enviranment contrary 1o the
expressed goals of the City for Eisenhower
East.

The Eisenhower East Plon analyzed severcl
options ko reduce the visual impoct of the
porking, First, lowering the parking ratio to
encourage vse of irpnsit and mitigote the
traffic has the positive effect of also
reducing the visual impact of porking.
Secondly, the approach to parking ot
Carlyle hos resulted in o positive visual
urbon snvironment. Carlyle encourages
underground parking and requires above
ground parking ta be screened from major
sireafs by octive uses,

The Eisanbrower East Plan provides a sirong
incentive for incorporating at least wo levels of
underground pardng under the entine
development block. The Plan recognizes that
thers is o costfor underground parking above the
costof on-grade pading. Indeed, thereisa
premium above the costor open, siand-clone
porking structures, However, it is befieved that the
benefits to the commwunity from changing the
physicol approach fo parking outweigh the fong-
furm costs. The more yrbanied

1 Gross Flooe Areo (GFA) 1s defined ot the sum ol ol gross
hestaonial areos wnder a rocf or 100k, Thess aras ars mscwned
kroin tha sxterior foces of walls 52 from the carder-line of pory
walls, Elevoior ond sl balkheads, mulil-siony otrures ond
similor volumetric consiruetion, not inwolving Roar 1poce ore
oxchuded.
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communities along the Melro comidors
provide prolotypes for Eisenhower East,
The new development in these oreos
emphosizes the use of underground
parking.

The Plan includes, within the Aliowable Gross
Flocr Area [AGFA)' on sach block, on oloimant
for sbove grode struchured parking, as on increasa
in the allowable floor oreo otherwise ollowed, The
above grads parking ollatment assumes
thal two floses of underground porking
hove been built; the remainder of the
porking for the block, calculated by the
following formula, has been added o the
non-parking active use lloor areo for the
block, to result in the AGFA,

The area of the sila Is mutliplisd by a factor of 9
(ossurnes that 0 parcent of the site can ba
utllized for undenground parking); the resulfing
numter is than mulfiplied by o foctor of 2 to
account forthe iwo levels of underground
parking. The undemground parking area is then
divided by 375 SF/car to delarmine the number of
cors that con be thaorstically accommodated in the
two levels of underground parking. This number
of cars is then sublracied from the maximum
number of cnrs to be parked for the active uses in
the block o deterrnine the number of cors that
may be parked nbove grade. The number of cors
ollowed 1o be parked above grode is en mutiplied
by 350 SF/car to determina the number of
SF fo be odded to the AGFA.

LANTE D U s ek A

A hierarchy of sireets within the Eisanhower
East Plan hos been identified and each
streal is designoted as either on “A,” "B," or
*C* sheets for the purpose of the Urban
Cesign Guidelines. As indicated in the
guidelines, sach of the strael types requires
the dbove.gmde porking #o be screened to
o different degree, The screening rangas
from the “A” type sireet whera oclive uses
are required io scraen the parking from the street
100 “C" iypa sireat whers opproprictely designed
parkirg stucures may abut the sireet fogade ond
may be located on the ground floor, (Sees Urban
Design chopter) In ol coses, itis expected that
oll exposed gorage kices will have spadal
archilectural featmentio ensure that he garage
design, matericls and scole ore integrated and
compatible wilh the primary building,

Under tha provisions of the Plan, thare 1 strong
incenttve for locating ai least wo levels of the
porking under the building block. If the
devsloper/properly awrer intends to indude the
rdmum amourd of active use (o8 identified in
the Plan) on the block, the dasign generally must
include two levels of underground parking.
However, the Flan offers tha incantive for the
developar/propary owner 10 build more than wo
levels underground and utikize the full AGFA
for active uses.

Howevey, if the developer proposes a lower
parking ralio, the odditionol AGFA may be
used for octive use, Comversely, if the

N
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Figured-14 DD 11 Porkdng Redbiky

developar/owner would prefer, more
parking could be located obove grade
{ossuming it meets the screening criteria for
the sireet category), but the additienal area
of the parking would consums floor area
originally conceived for active use. In no
cose shall tha amount of parking on the
block exceed the maximum perking rotio as
designoted in the Plan,

The Plan provides for flexdbility ko the parking
program in limited locallons and under strict
condifions:

In ceriain areas with the opproval of the Direcior of
Planning & Zoring, the Deportment will consider
the aption of parking focated one-half level befow
grode or on-gradu if the parking is
complelely concealed by the adlive use, ond
the resulfing building volume is not deamed
o be too large for the site, This approach
may be appropriote for high densily
residentiat in the new CDD 11 oreq, whers
sites ore constroined, Wiih the approval of

Alexandria, Vinginic
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the Diracter, the AGFA would be limited to
the allowable active use orea -0 parking
area would then not be included in tha
AGFA. (See Figure 4-14, COD 171 Parking
Flaxibility)

Due to s limited visibility and the lozation of the
exisfing Courthousa parking sinchurs, on obave
grade parking structure may be constructed on the
novtheast comar of Block 23 abutiing the
courthouse properly where # con b integoted
into the slope between tha courthouse and the
subject property. In the interim, surface parking
displaced by this siructure may be replaced in the
new parking goroge, in orderio maintcin the

. current parking ratic for the two office buildings

on the property. The siructura must be
archileciurally designed with special attenfion 1o
the Elizabeth Lane fogade and construded of
quality materials. The stuclure should bano more
than five levels above grode or exceed the height
of 45' 1o the upper porapet as measured from the
sidewalk in the northecst comer of the property
adjoining Efizabeth Lane, Lighting shell ba
cortroflad so that the light source is not directly
visible from the strest. With the approval of the
Director, the area for this parking structure would
nol be countsd toword the AGFA, provided thot
the visible portions of the parking structure are
orchitecturally freated in 0 manner acceplable o
the Director of Plonning and Zoning.

In Blocks 2 & 3, because of their locofion along
the wastem perimeter of Eisenhower Eost ond

C
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obutting Telegraph Roud, the paring for ofice
vses in thase fwa blocks may balocated shove

* grade, il the skuctures are integrated into the

siope odiacent o Telegraph Road, archifeciurally
designed with quality materiols, ond generally
screaned from Stovall Straet by the ofice
buildings. In no case sholl the structure
hove mare than five levels above grude or
exceed the height of 45° to the upper
porapet. Lighting sholl be controlled so as
the light source is not directly visible from
the streel. Provided that the visible portions
of tha porking structures are architecturally
treoted in o manner acceptable fo the
Director of Planning and Zaning, the AGFA
would be limited to the allowabla aclive use
areq and the parking area wauld not be
counted loward the AGFA.

OrpeN Space BIEVENT
Open Spaca Concept

The Eisenhower Eost Plonindudes o
comprehensive system of integrated conservafion
arect and passive ond activa parks ond wban
squares to meet the neads of the residents and
visifors to the area. Amojor goal of the open
space conceptis 1o provide connactivity of gresn
spaces within the Eissnhower East area and with
the rest of the City.

Earty on in the planning process it wos
determined that the open spoce and parks within

the plonning oreo sheuld be plonned
holisfically, rather than having sach
development parcel provide o nominal
amovnt of public open space. The Plar
establishes c coordinated plon of cpen
space and parks along with an
implementation strategy o ba undericken
by the CHy's Department of Retreotion,
Porks ond Cultural Activities,

Underthe implementafion progrom, sach
developmant proposal within the Elsenhmer Ecet
Plon areo would pay a foir share of the cost of the
ooquisifion ond development of open spocsand
parks serving the Elsenhower Eost area.

Types of Parks and Open Spaces
The Plan incdludes four types of open space and
parks: .

Parks/Resourca Protaction Area

Parks and Resource: Protection Arecs within
Eisenhawer Eost ore the longest public spoces ond
ure related in form ond location fo natural
omenities such os siream valleys, watersheds, and
resource protecfion amas. Farks ore genarally ot
the edges of o neighborhood and effer longe
expanses of open space forformal and Indormo)
recretional ackivities, Community amenifes such
a3 natyre iralls, bike tralls, and recreafional filness
trails ore locoted in parks (See Figure 4.15).

Perks/Rasource Profection Areas: Eisenhower

4-20 Esenhower Bost Smoll Area Plon
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Park, The Meadow, Community Park (RPA)
Nelghborhnod Squares

The neighborhood square is generally o
green space with gress at its center and
fraes defining the edge of the space. The
neighborhood square is the center of a
smallar neighborheod unit and provides
formal green space for gdiacent
development, The pork can be used lor
informal ond formal aclivities, such os
cancerty, afc. but Is primarlly a green oasis
in the urban fabric [See Figure 4-14).

Nesghborhood Squeres: West Side Gorders,
South Dulany Gardens Scpucre, South Carlyle
Squore

Urban Squares
The urban squore is a centrally located space

sumounded by ocfive uses and covered by a hard
povingmatericl suchas brick or sione. Trees
mork the confines of the plom and provide shode
atthe adge of the space. The urbonsquareis the
locmion ol aclivities such o concerts, outdoor
morkels, and ansas for exterior restourant ond colé
secting [Ses Figure 4-15).

Urben Spoces: Eisenhower Station, Hoffman Town
Cenver Square, North Square

Boulsvord Pork Space

The cariral spine of Eisanhower Boulevard is to
be davelopad asa lineor park with doubks rows of
tees, pathwoys, sealing anecs, ample crosswalks,

Alendrio, Virginia Apd 2003

Eisenhower Cast Small Area Plan 4.2\

bZ0000



L AND U s E A ND

and distinctive lighfing. This linear park
extends lhe eastern length of the boulevord
and helps te unify develapment on both
sides of Eisenhower Avenue {See Figure 4.
15).

The Parks and Open Space of
Eisenhower East

Parks and Resource Protection Areas within
Eisenhower '
Key to the open space progrom is the restoration
of the RPA lcnds from Eisenhower Avenue
sarsiward o e souteast comer of the plan oreo
where it mees up with Hoolf*s Run, Much of this
area hos hislorically been neglected or paved aver
byinoppropriate development. The restoration of
tha RPA into the Community Pork will open upa
culturol resource, os much of this area was part of
animportantwolershad and the autoll of ha
historic Mill Run,

The north side of the RPA i expanded and
enhancedto create o rew acfive/passive park—
The Maadow. A Cily requiremant identified during
the planning process was to create a security
radiys northword from the police facility and joil.
The near curb of the roadwoy focing the RPA and
the park is located io mestthe sethack
requirerent, This new meadow area creates a
usable green racreational open space for use of
the neighborhood residants and the Cily. The
RPA park will indude & recreational trail runeing
generolly eost-wast for pedestrions and bicydes.

CI1RCULATI ON

“West Side

'The Circlo

satior® - ¢ T 'Soulh Dulan'f

oo Gardens ..

“South Carlylc
Square””

Figure4-16 Urbon and Neighborhood Squares
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Meighborhood Squores

Two smalter neighborbood squares, Soulh Corlyle
Square ond South Dulany Gardens {see
Figure 4-17 for an illustrative view of South
Dulany Gaordens), are located south of
Eisenhower Avenue of the faot of John
Codyle Strest ond of the southern extension
of Dulony Gordens.

Eoch of thase parks providus apen spoce for the
residants of the southeast portion of the plorning
oreq, and, with their pasitionronfing e larger
Meadow, wil assist in ronsitioning fo the
Community Park and opening up glimpses of the
enhanced RPA from Eisenhower Avenve. Althe
west end of the plonning area, West Sida Gordens
will provida g natural green opan space on the
easterly edge of Blocks 2 & 3. Tha park will
provide o green foreground 1 naw office
buildings and notural setbock—and perhaps o
securhy selback—from the major meffic earmier,
Stovgli Sireat {See Figure 4-14].

Urbon Squores

Included within tha Hoffman Town Canter ison
enhanced tronsit plazo thatwill sumound the
Metro siafion and provide the inlerfaca behween
the fronsit stotion and the bus tronsit loading ond
urlooding zones. Amajor ploza, Eisenhower
Stotion Squars, is lacated clong the south side of
Eisenhower Avenue 1o the west of the Metno iracks
on iy with Swamp Fex Rood. This station plaza
will provide o mojor gothering ond social spoce
along Esenhower and anchor the southamn

Alexondria, Virginia
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end of the Swamp Fox Rood, the majer
north south shopping straet and the route
ko the entericinment complex.

Further north on Swomp Fox is Town Center
Square, the heart of the eniartainment
district with restaurants and sidewolk cofes
ringing the crescent shoped squara (See
Figure 4-16). The square will be the mojor
gathering place for doy and nighttime
ocliviies associated with the shopping,
dining, and entertainment vanues. This
areg wil! includa fountains and facilities that
will accommodats street musicians,
enteriainers, and small concarts.
Terminoling the visun! axis of Swamp Fox
Road is Nerth Squere, which will provide o
foreground for the residantlal building that
will anchor the northem end of the Hoffman
Town Center retqil complex.

Boulevord Parks

Eisenhower Avenue, with its wida landscaped
brick paved sidewclks, will be o major pedestion
route, The street will be visually narmowed by the
very lorge landscaped center medion, Therswill
be a variety of activifies and things to see clong
the Avenue as one passes by the snhanced
resource protection park, the Metre siation, the
refoiil and gathering space atthe Eisenhower
Station Square, as well as the Potent ond
Trodemork Museumn housad in the grand aium of
the PTO building complex,

C
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Arroroaale HousinG

The provision of offordable housing within
Eisenhowar Eastis an integral partof meeting the
City's goals ond needs for housing that
meels the income lavels of a brooder
segmenit of the community. Alexandria’s
Afordable Housing Policy was adopted in
1993 to address @ number of key
cancerns: the high cosi of housing in the
Cily, the lass of previously offordable market rote
housing, insufficient fedaral expendituras for
housing, potential losses of federally-assisted
housing, o nead for reniul housing appropriciely
sizad for families, the increasing demond foe
olordable housing in connecion with projected
employment growth, and fransporiation/raflic

concems,

The policy calls for developers of new residenticl
or commerciol development fo provide o
coniribution to the City’s Housing Trust Fund
{cumently in tha amcunt of $1.00 per gross
square food), or fo provide on-sile afiordoble
units, The Gty subsequently odopied a
preferance for on.-sile offordable units, in liou of o
monetory canfribution, wheneverfeasible,

While the Cily of Alexondria has established this
preferanca for on-stta affardable units, the subsidy
cos! of providing those units musi okso be taken
into considerafion. The Cily encoutoges
davelopers to provide to City staff o
prefiminary calculetion of the number of

offordable units that can be provided on-
site, assuming discounis aqual o the
formula contribution, The City wili
determine on o case-by-cass basis whether

_the number of units that can bs made

offordable using the formula contribution is
reasonable for the amount of subsidy
required. A cash contribution wiil be
preferred if tha subsidy amount does not
yisld o meaningfid aumber of affordable
units at ¢ reasonable subsidy- cost per unit,

Affardable sales units should be torgeted fo
househoids who are income-ligible for tha City's
hameownership programs (asmrent madmum
incomes ore $68,700 for households of cneta
wo persons ond $79,5001orthrea or more
persons) and should be sold o prices not
exceeding the limits prescribed by the Cityfor
these progroms. Currendly themadmum scles
price §mitis $225,000, with o preference for [ower
prices (preferably not to sxceed $7 73,2004 for
one-badroom units. These income and sales
price limits will be adjusked periodically.

Forrertal unils, rents (adjusied to foke inlo
account ony lerant-poid ulilities) should not
sxcaad rent levels publishad by the Vinginiz
Housing Development Authority, under the Low
Income Housing Tax Cracli Progrom, for
housahelds with incomaes ot or bebow 0% of the
orea median incoma. - |t is anficipated that
some of these unils can dlso serve as a
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housing resource for households with
Section 8 vouchers, although these rent
levels may require households to poy slightly
more than the 30% of income normally
required under the Section 8 progrom.

COOrDINATED DeveLopmenT DisTRICT
ZONE AND DEVELOPMENT GUIDELINES

The propased CDD zones ans stuchured fo ollow
fimited |evels of developmsnt as o matier of right,
usityg convertional zones ond o allow grecler
leveks of development for projects thot undergo o
discrefionary review process, The main
considerations for development approval under the
(DD procesures ame confomance with fhe Bsenhower
Enst Srnall Area Flon and conformanos with e use

Elsenhowar Avenue Matro
Coordinated Development District

(CDD 2

Dsvelopment Withaut o Spacial Use Parmit
Within the Eisanhewer Avenue Metno COD oreq,
the OC Olfios Commerdol zoning regukdions shal
apply provided thet the maimym Floor Arec Raofio
withouta Special Use Permit {SUP) shall be 1.25,
Themaximum Floor Area Ratic with an
Aychilectural SUP shall be 2.0, The maximum
height without a special use permit for properly
within the Eisenhower Averue Metro CDD shall
not excead 100 leet, axcept on the property
known as the Hoffmen Trad, whers the
maxirnum height shall not exceed 150 feet.

L ANED U 5 E A

Any groject proposed for development
under the OC Office Commercial zoning
shall canform to the Design Guidslines
oullined in the Eisenhower East Plan,
Deavelopment is prohibiled on any portion of
the properly delineated in the Plan as publie
open spoca or roodwoys. This provision is not
intended to offec! tha omoun of totdl
development on tha.porcel,

Development With o CDD Spacin! Usa Permit
Coordincted Development sholl eccursublect io
tha folowing guidelines:

Land Lise and Development Conirals

Thare shall ba o mix of uses in the anes including
office, residential, hotel and retail in the loaotion
and amount provided within this Plan,

The davelopment conirels for sach devalopment
blockindude allowoble gross focr orea [AGFA),
madmum buflding height, the sze of public opan
spaces, the principal use of the praperty and The
desined omount ef ground- eve! netail spoce and
e delineated in Figure 4-9,

Changainthe principa! use of the property may
be permitied within the CDD during the
development approval process, provided thotthe
ovarnll 50/50 bolance (counting both CDO 2 ond
COD 1) of residential and office use is
maintcined, a receiving site is defined ond
accepled, and the changa Is cansistent with
the principles and intent of tha Plan, A

N
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change resulting in the transfer of on equal
emount of square footage from cne parcel
to another may be done os part of the
development opproval process. A change
1hat incraoses the amount of building orec
on a parcsl shol! be made as on
amendmentio the Mosier Plan, The development
figures oullined In Figure 4- rellec! tha fronster of
density for original underying parcelis) to o
amaller net developmentareo, Developmentis
prohibiied on any portion of the properly delineated
in tha Plon for public open space arroadways,

Design Guidelines

The area shall indude a variety of architecture ond
building heighls thatare in ganercl confosmance
with e heighiguidelines andarchiteckincl
principles outlined inthis Flan. All above-grade
parking struciures shall be screened by either
aclive uses or archileciurdl keciment, depending
onthe fype of sireet on which they are located
and vistble, as cutlined in the urban design
section of this Plan, New developmant projects
sholl comply with any detailed design guidelines
subsequantly ndepled pursuant fo this Plan,

Transporiafion and Parking Manogement

All naw developmant projects shall parfidpatein
ony esioblished Tomporiation Manogement
Districtfor the Eissnhower Ecstarea,

The ameunt of parking provided with new
development projects shall nol exceed the
moximum amount cullined In the Plon,

Alexandria, Vinginic
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Whers parking Is currently provided ot ¢
higher ratio for existing uses, tha properly
owner shal! submit a Parking Man for
approval by the City outlining the praposed
sirategy fo sloge a reduction in the amount
of parking provided to the maximum ratio
by the fime 75% of the allowabls
development on the property subject to
common ownership or control is
construciad.

Street, Opan Space and Cther Public
Improvements

All new devalopment in the Digirict shall
poricipate in any pregram odopted by the City
Coundl for the equitable distribution of costs
associotad with the implameniation of street,

| strestscape, open spacs, parks and other public
. improvemenis necessary to support davelopmen
* inthe Eisenhower East orea,

Soutd Canng CoorBINATED DevELOPMENT
District {CDD 11)

Developmant Without a Spedial Use Permit
Within the Soulh Corlda COD areq, the OCM
(100} Office Commarcial Madium zaning
ragulctions shall epply provided thot the
maximum Floor Aren Ratio without o Special Use
Permit sholl be 1.0, The maximum helght without
a spacial use permit for oll property within the
Sauth Carlyls CDD shall not axcaed 100 fest.
Ary project proposed for davelopment undarthe
OCM (100) Dffice Commarcial Madiom zoning
shall zonform to the Architectunal Principles and
Design Guidslines outlined in the Eicanhowar East
Blan,

c
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proparty defineated In the Plon os public opan space or
rocdways. This provisian i not intended to offect
tha amount of totel developmant ¢n the paresl,
Developmant With a CDD Special Usa
Parmii

Coordinalad Devalopmant shall occur subjsetfo
tha following guidalines:

Land Usa and Developmen: Controls

There shall be a mix of uses in the area induding
effice, residentio), and relol in the lacotion ond
smount provided within this Plan,

The developmenl controls for acch davalopmant
block, including allowobls gross flaor ores,
maximum buikling height, the size of public apen
spacas, tha principal use of the property and the
desired omount of ground-leval retail space, are
delinacted in Figure 4-10 of this Plan,

Changa in the principal use of the property may
be permitted within the CDD during the
devalopment epproval procass, provided thotthe
averull 50/50 bolonce {caunting both CDD 2 and
DD 11) of residentia! and office usa is
maintained, o recalving sita is definad and
accapied, and the change is consistant with the
principles cnd intent of the Plan, A change
resulting in the tronsfer of on equal amount of
squara foctuge from ona parcel 4o anothsr may
be done as part of the development approval
procesi. A change thot Increnses the amount of
building craa on a parcel shall be mode o an
amandmaent io the Master Flan,

Tha devalopmant figures autlinad in Figure 4.10
raflact the transfer of density for arginal

AL

orea. Develspmant is prehibiled en any portion
of the property delinsated In tha Plen for public

open space or roodways.

Design Guidalines

The oraa shall Inzlude o variety of architeclure
ond bullding heights thet are in ganeral
conlormance with the height guidelines ond
orchitacturol principl as oullinad in this Plan. Al
above-grade parking structuras shell be scresned
by aithar aciive usas or architeciural treqtonent,
depending an the fype of stréat an which they are
{ocated and visible, as oullined in the urban
dasign section of this Plon. New development
projects shell comply with any detolled design
guidelines subsequenily odopted pursuant to this
Plan,

Transportation and Porking Management Plans
All naw devetopment project shall
participate in any estoblished Tronsporiation
Monaogement District for the Eisenhower
East area. The omount of parking provided
with new development projects shall not
exceed the maximum amount outlinad In
ths Plon,

Streat, Open Space ond Cther Public
Improvements -

All new development in the Disirict shall
porticipate in any progrom adopled by the
City Council for the equitable distribution of
cosls associcted with the implementafion of
sirast, sireatscape, open space, parks, ond
other public Improvernents necessary to
support deveiopmant in the Eisanhower

RIS - P
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TRANSPORTAT!ON

Early in the process ol developing the Elsenhower
Eaqst Plan, the Planning Commission and City
Ceuncil realized the imponance of tansporafion
In the futsre development of ihis area, bk in
farms ofthe amount and iype of developenent and
#he future choracierofthe arec. The dasire of
pelicymaker to see Eissnhower East develop as o
livaly, mixad-use srvircnmentwith offica, mtall
and residential uses, supporied by open spaca,
recreation, snteralnrnent, and colum] ackities,
implied hetthe ronsportation plan elements must
provide adequale capacity while minkmizing the
impacss of iraffic.

1n 2001, fuced with muliiple planning applications
tokaling severcl millions of square feet of
devalopmant, the Cily underiook a treffic study 1o
delermine the iroffic impacis ralatad 1o the
Eisanhower Enst ares if it was 4o be developed at
the mexdmum densities under the curment zoning.
This study indicoted that major inlersections dong
Eisanhowar Avenve falled orrequired
unacrspiable numbers of mulliple fuming lanes to

improve the pardormance of the roadway syslem.
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TRANSPORTATIO

The fuilura ofthe cumant transporation
infrastructure ko support the zoning-driven kend
uses ond the physicdl and aesthetic concemns
about the development proposals was a major
impetus forthe Ciy to praparethe Eisenhower
East Plan, A plan fordevelopmentthat protects
and enhances the charocter of the Cily implies o
frans poration plan that supports ranst usefothe
rrendmum extert achievable, with padesirian-
friandly straats,

TrANSPORTANON OBECTVES

Given thevision for Eisenhower Easd, the
following key objectives for tha transportatian
eleman's of the plan were esiahiishad:

*  Development should be coordinatd with
available ransporiution capacily;

+  Accass should beimproved fo and from the
Copiial Bektway ond Duke Street;

*  improvamentks should bemade fo enhance
the existing transit facilites;

*  Single-Occupant Vehiclas (SOVs) should be
rechiced;

*  Sale, convenient padestrion and bicycls
options should ba provided;

*  Padestrian friendly streefs should be
provided;

+  Public transit modes should ba linked within
aond without the neighborheod; and

+  ABisict Transil Monogament Frogram
should be established.

P
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Transit and Suppertive Design
Principles

The land use strategles, physical layoul, and
urban design chamclerisiics are trecled in greater
daetoil slsawhers in tha Plan, but tis imporiant o
note the iansporiction impacts of thase principles.

Most of the land ama of Eisenhower Enst is within
a 1,500-foot radius of c Mero skaton {sithar e
Eisenhawer Avenug siation or the King Sieet
station), Ahigh level of ransit use will be nesded
to minimize rofficimpacts and supportthe levels
of developmentthat am amtidpated. TranstH trips
cimost alwoysinvolve ¢ pedestrianMpatene or
botth ends of the transit porfion ofthe rip; thus,
making the pedesitian rip aliractive has o major
impad on the Increasing tha uss of transi,
Pedestrian supporiive design principles induded
intha Plan involve:

+  Developing patking siralegies thal minimize
the impad of parking stiudures, and

+  Cracting an urbon boulevard dlong
Enenhower Avenue %o provide o pedasirian-
friandly link o the Metho siation area.

Given the desim fo minimize trafficimpadt, any
and oli sleps that con batakan fo make using
trapsit civactive should be implemenied, The
proposed sireetgnd, steat widths, mix of uses,
and Esenhower Avenua urban design elemants all
addressthe noeds of podestrians, ond am inlegral
1o the davelopmantof the overdll franepotiation
plan.

These elements are developed and illustrated in
the urbon design secion in grecter delad, whers
the street systerns ralationship o the overall vision
and s consistency with tha charcter of
Meaxandria are discussed. The key pointis that
making the pedasirian part of every irip atiractive,

TRANSPORTATION

1. An uthan network of sheets and mgional
highway ocosss;

2. Aland use sitegy fo locote uses close to the
Meto;

3. Aland usa shotagy to create a balenca of jobs
and housing;

4, Apadastrion friendly communily;

5. Aredudionin developmert imensity;

6. Adistriciwida transporiciion manogement
program; and

7. An opfimized porking program policy.

Streets And Regional Access

The planning process included a confinuing sffort
1o emura-hat the combination of highway occess,
local strests, and kunst services would be
odequate fo supportthe polertial development,
This procass i on lerotive process, imvolving
analysis of potertial land use scencrios withinthe
conext of edsfing and plonned gional

wanspo kshion improvamarrs, followed by

) i‘: l:.::zl';g,: ;;,.oﬂ Ho'c';: da dgid of dimct and safe olic supports the desired assessment of options forthe planning ared, and

*  Erauring o highar intensity of lond use atthe poriakion system. mﬂ nd':rr ofplunned tovelof
Mefio stction ared; ‘ oprmenta ses-

»  Cratinga mix of uses overall and cithe Tre OVERALL TRANSPORTATION PLaN This e wos hen folowed by addiiond)
mm{’ dua:,s;:ham ".'”d""“““ cssassment of the amount of officte ensure that
mﬂ? ctalifimes of day, notjust peak Consistant withhs Land Use/Circulation Strategy the proposed street networkand regional access

i outlined earliag the overcll ronspa iatian plan wil be ndequale—give ble

» Providing octve ol ses on e sruet dersopadinscorsato e gociond oHeches  shuttmperenbl oo SOV kg B
focodes; forthe area involves seven koy strategies which workers and residerdsin the area.

»  Desigring strosts of minimumwidths and/or ore mutualy supportive, and have been developed
padestian islands, where appropraie, fo in concert. They include establishing:
facilitats padestions crossing the strest;
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TRANSPORTATION

Prior fo beginning the Etsenhower East planning
process, the City controdied with Wilbur Smith
Associates (WSA) 1o perform traffic studies related
fo the planning oreo. Inftially, the East
Eisanhower Valley Traffic Siudy developed trip
generafion eslimates for both the nsarterm and
forthe madmum potential developmertscenarios,
based on the exsting zoming.

Thet effortincluded artumptions regarding the
potuntial fortip reduciion based on anst vsage,
ridesharing, vse of alternotive modas, and
increased infemal irips dus fo mixing of uses.
These trip reduction faciors were based onthe ITE
Trip Gensmfion Handbook, and rmpored
expariencs in Ardinglon, Bethesda, Sifver Spring
and sleawhers.

Howeve; when ths 2020 medrnum build-out
generated Fips wers converied info peck hour
volumas and distributed to the network forthe
lavel of servioe ancilysis, this stucly revaaled thet
she cross section of Fizanhower dven e would
meed o ba increased, with o basicsis-lone
configuration and up fo threa aundliary fum kanas
at key intersections, and that MAl Road, Jamieson
Avanuse, Holland Lane and Stovoll Streetwould
require fourlane cross-seclions with oudliary feft-
tumn kanes.

In addifion, signficant sxtemal capacity issuas
info and ot of the fond bay were identified,
induding the capacily limiaiions associaled with

occass fo Duka Street, ond copaciy ssues ot the
Capial BaMway rampio Stovall Street.

Soma spacific roadway improvermnents were
identified by WilburSmith Associates, and the
studly taam recommanded savartl policies and
strategies o mitigale the frafficimpacts, These
recammendctions includad: a mied-use bolance
befween heusing and offics fo reduces the number
of aulo trips, & raduction in the infensily of
development, a grid of urban sirests, a distict
wida Transpotation Managsment Program (TMP,
alimiled supply of parking, improved locot transit
chematives, animproved padestian clrculalion
sytlam, an exparnsion of the Matro platform fo the
north side of Eitenhower Avenue, All of these
recommendafions are included in thefinal plan,

Antlysis of Alernative Access Concapls
Significont traffic pressures ar creaied with the
cumard proposal forfha Stote fo connectthe
Capilal Belwery axpress ramps diractly to Mil
Rood. The concems genandted aboutthe
imersaction of Mill Road with Eisenhower Avenue
led to further analysis of howto accommedale the
highway ccess into the planning area.

. The teom siudied saveral alemativas and the Flon

recommandh the construction of a new Southem
Sireet exanding from fhe Capitad Beliwery romps
westward on the southem side of the study orea
and then under Eisenhower Avenue o provide
accnss fo Block 2. Another readway providing

further dishibution opfions connects Mill Road,
south of Eisanhower Avenue fo Elzabeth Lane.
This roadway crosses a Rescurca Prolaction Arsa
and will ;eguire o sensitive design that minimizes
cny environmendal impacis,

The Southem Street requires modificetion of
appioved VDOT plans forthe runout oreas crithe
foot of the Copital Beliway ramps and will requine
coondination with WMATA bacause cf the
prondmity o the Metro statfon ; hawever, this
roqdway provides several key henefits. This road
wil: alleviate significont congestion an Elsenhowar
Avenue, provide addtional Mefro accass, and
reduce tuming volures on Eisenhower Avenue,
At tha Fisenhower Avenue/Mill Road intersection
the Isffium lanes could be reducad from two o
one, andthe righi-tum lones aliminated,
significamly reducing the cross-section and
enhoncing pedestrian access.

Impact on THp Generation and Peck Hour
Volumes

Parking policias are included that impose
maximum parking pravisians by vse. The Mill
Rocs project that recantly received Chy approval
with 0 comprehensive TMP offers @ model for
future davelopment, '

The Chy askad Wilbur Smith Associales 1o revise
the frip gensrotion esfimales to reflect polential
incradses in the rip reductions due %o the porking
mstrickons, the district TMP cancept, ond the

5-4 Eitenhower Fast Smell Area Plan
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otherland use sirategies induded inthe Plan.
W3A analyzed the sinciagies included infhe Plan
and updated information based on recent data
from the Ballsion-Clarendon comidarin Adinglon
to aokculate new ¥ip genaration and aula frafic
volurmw estimcies.

The resuiting overallvehide rip reduciionfodor
was 43 paroant; meaning that 43 percant of the
tratfic guneraled bythe propesed development
would use modes otharthan SOVs,

This s g significant improvament overthe 32-
parcant trip redudtion fadorfound inthe
asssssment of the maximum potentiol land use
scenario in the anginal Eisanhower Eost study.

Amajorreason is that the proposed land use
scenario has much more of o balanced mixof
offica and residenticl than the original scenario,
which wus largely office (cousing o mass entering
and exing of the study area during the peak
pariods].

Other eloments of the transporialion plan are all
focused on achieving ot teast this level of non-

Parking Policy

Given the god! of mducing vehicla ¥ips,
particularly in the peak hours, ha Plan’s parking
shralegy provides for adequate parking forthe level
of SOV useidentified in the troffic plan, bui
provides incenfives for both employees and
ratidants 1o Usq irans? or other ahematives o the
masmum exlant possible.

The basic philosophy is that ransit access fo fhe
studyarea of idesharing should bethe praferred
mode forthose who would park all doy ifthey
drove [office employees, typically), and for thosa
who live in the arec as thay leave to go fo other
employmen destinations. Them mustbe
adequate short-serm parking for offica visilors, and
ol and restayront uses must hove a relotively
high supply of short-tern spacas fo be viabla,

The Plan’s porking requiremends ars outlined in
the Land Use and Circulation saction fabove),
The parking kuciliias are fo be ope rited o
maximiza sharing of parking rescurcas, sothat the
overdi supply needed can be reducad by hoving
mulfiple usars of difarentfimes ofthe day, and
includes provision for pricing long-ter office

TRANSPORTATION

feeding]. Pricing should ancourage shod-
fermuse, with on-street parking (during the
day) pricad higherthan garage parking.

+  Eiganhower Averwe wesl of Mill Road wilt

have on-sirest parking in the rightlane 24
hours a day uniil the offic reaches the
yolume thotwould require removol in the
peckfraffic pariods.

*  Esenhower Avenue aastof Mill Road will

have short-Yerm on-streat parking except
during the AM/PM paakraffic periods on
Monday thru Friday.

Implicatiens of the Parking Sirategy

The Plan's madmum perking requiremants will
affectihe new developmentwithin COD2 and COD

11. Forthe new office uses, there are

opproximately 6,600 spaces fo se1ve a projected
daily atlendance of 11,100 {at 3.5 amployaes per

1,000 gross scguare fost, including a 10 percent

absenies factad,
Within 1,500 feet of the Metro staticns, this

implies that 43 percant of the worlers will have to
be non=SV;i.0., will arrive on transit, foot,

SOV ysage, including managing the parking parking for SOV commuters at market rales.
supply, improvad fransit, Trans priction oY eommues kicyde, cor, orvanpool, Quisida the 1,500-foct
Management Plars, and bicyda/pedastian On-Street Parking: omaq, the non-SOVmodse share wil haveto be 19
supporive ;equiremerts, « Al on-rireet parking should be modmized for ~ Peroant, and overollthe combined mode share
shorl-derm dayfime parking throughthe use of ~ 7eauired Ly theee parking requimments is 37
mefers, signage, ahd enforcament of peroen.
maximum fime sestricions (fo minimiza meter-
Aleondria, Virginia Apiil 2003 Eisanhower Easl Small Ares Pian 5.5
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TRANSPORTATION

The office mequirsments for Eissnhower Eastalss
indude an addifonat 1,200 shor-em visitor
spacas, which allows foraccess by those whoam
notdaily commudars. b should ba noted thetthe
proposed ElsanhowerEcst requirements are
comparable 1o the meamums also conlained in
the Parta ntand Trademark Office Transporiofion
Managernent Plan, which averogas 1,725 spaces
per 1,000 square feet of offics srea, ond s
consistent with the TMP approved forthe Mill
Race projat,

The 37 parcart non-SOV modcia shars implied by
the offics parking maximums i slightly less than
the overcillrip reduction fadlor (non-SOV tip
parcaniags) esimaled separatsly by WSAor the
- same poterfial mix and amount of land usea,
which s predictedto be 41 percant.

The WiAstudy dlso usad datofrom an Adinglon
County parking supply inventoty, which found
parking rafios of 1.7 spaces per 1,000 square fast
inthe comparbla Courhouse area of Aington.
(Adington Courly had previously required 1,72
por 1,000 squase foet as a mintmurm in that area
butis now moving fowards @ 1.0 spaces/1,000
standard). Adington Coundy had also survayed
employees in that arec, end found a 55 parcert

required by the Eisenhower Eost parking srategy
is achlevable, givan comparable TMP eforks.

tn addition, i should be noted that it appears that
the parking requiremnents for Esenhower East offer
o bit of @ safaly morgin, in thatthe parking
requirerments needed fo achieve 0 37 percant non.
SOV made sham; however, the iraffic shady
forecosts o 41 part:emnon-SOVsh:va frip
raduction).

The residential parking requirerments are also
maximums, ond they also Imply high trorsit mode
shores: 45 peroant nearMedro, and 35 parcent
bayond 1,500 feat, foran overal share of 40
percentnon-SOV This also s comparable fo the
47 percentoverll iip mduchion factor,and is
expacted to be achlevabla based on Alexondria’s
priar exparignce with King Street and Carlyle.
Residentic] viskor parking is not expliciy
inchided, s shored parking with nearby parking
for offices should caterte ovemight viskors, ond
on.siroet parking will alo be auailable. Tha Ciy
hes esfimated that the proposed grid street
networkwould provide approximately 1,200
spaces, which should be sho-term during the
day but allow extanded porking in the evening and
atnight,

suocessful retoil and nestaurant uses require an
odequate parking suppy, o1 transit usefor hese
frip purposss Is fikely 4 be fow,

Although this parking siretegy will in tself create
incentives for commuters and residents o use
modas othershan SOV, successfu! implementation
will alse requira the full implementation of a
Transporcsan Managsment Plan, if he non-SOV
mode share itdo be ochieved, -

Transit

Tha Eisenhower Bast area is cumentywall sarved
by high-capactly fransitthat finks the amea with the
region, This includes Metro servica on the Blue
and Yellow Lines at King Straet Stofion (much of
the planning ama is wihin 1500 feef of the
station}, and Mefro service on the Yellow Line ot
Eisenhower Avenue Station. Vinginia Railway
Express (VRE) satvica frem bath the
Fradericksburg and Manassas [ines stops ot King
Streat Siction, as doss Amirak,

Existing bus setvica in the study areo ls more
firnited. Alexandria DASH route AT7 (Landmark
Mal to King Stree] servas the Elsanhower Avenue
Metro Staficr and is the basic bus service in the
shudy aret, DASH AT2 links the Braddock Road

SOVmoda:humln'rhdqm,WIfhaoonhned 45

porcant non-SOVmoda share, et porking raios are setwiththe assumption g’:‘rh’;‘:’hw'f‘fvmo““ws’“'b“‘“
thatthere will be shared pardng with office usas,

Givan this data from the tip ganarcdion stdy and thatshor-ferm on.sinset parking will clso be

parformed by WA, tha non-SOV moda share avalloble forretail vsem. it recognized that
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RANSPORTAT 1 ON

On weekands and in the rush howrs, the mule is
wdended from Van Dom Street o Eisenhower
Avanve Siation, via Eisenhower Avenus.
Matrobus roules N1 1 and N13 servethe
Eisenhower Avenve Sidtion, linking the study area
with the Branch Avenue Metro siation in Princa

Geonge's County, Maryland.

The long-range plons forthe Metro system
includa the expansion of the Yellow line fo
connect the 8ranch Avenue Metro Station with the
Hunfington Metro Skotion in Faifax Coury.
Huntinglon Stationis the ferminus of thae Yellow
Line fotha south of the Eksenhower Avenue
Siation.

The construction of this connection, should it
coma X fruition, would greatly snhance the transit
opportunities for commulers and shoppers info
ond outof Essnhower Eost.

Tha transit elamants in the Plan build uponthe
avatlability of transit, ancouraging a very high
level of use through ransit incentives such as
employes ransitsubsidies, improved information,
etc., and through auto use disincantives, such as
the parkding policies described in the TMPand
parking sections. The primaty new transit service
that is progosed is the development of a shuttle
satving the distici, and the majoriraneit capital
imvestment of o naw erdronce fo the Eisanhowsr
Avanue Matra sialion,

Alemindna, Virginia
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TRANSPORTATIO

Eisenhowar Shutle

Resoarch onransit use omong peopla with trip
erigins or deslinotions at different distances from
roi transit confirms thet very high levels of ransit
mode shares can be expecied within 1,500 feet of
tronsit stations.

In addition, high-quality shuttle services can
exdand the high usage “shed” around tronsit
skalions, raising fransit idership. Inthe -
Eisenhower Easi plonning area, such a shuttle is
proposad io aparole between the wo Matro
stations (King Streat and Eisenhowar Avanue) o
provide a conneclion fromthe amas beyond 1500
foet of the stations 1o aither of the siations. The
amas ore primarily tha southeast comer of the
plonning area, incuding part of the PTO complex.
tn order ks ensure residants, amployees and
shoppars in this area have a reason fo use transi,
the Plan calls for the developrnent ofa shuttie that
combines these chomclaristics:

»  Distinctive, aftractive vehicles such as low-
floor buses in speciol paint schemes, rubber-
fired tolleys—to diferentiole itfromthe
convenfiond iransit services.

«  Free lothe useg with no perceivad fore.

«  Highfrequency of servics

*  Distinctive, well-marked stops, with shelters o
kay poins, and regl-ime arival dotobased on
aulornatic vehicls location {AV) technology.

N
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TRANSPORTATION

Exampiles of such Metro-estending services can
be found alsswhare Inthe region, such as the
ARTS buses in the Crystal City areo, the Bethesda
8 in Bathesdg, ond the VanGo in dowrdown Silver
Spring. Anotherexample of a successful shutie
is the “blue bus” opsrated between Dupont Circle
Matro, Georgeiown and Rossiyn Metro, and along
K Streed in the Disirict of Columbia. This privertely-
owned shutile is operated by o conlractor for the

wn Pardnenship, lhe Business
Improvement Distict forthat area. Ridership has
heen wel above axpeditians, with cumant
ridership at4,000 persons perday an 10 buses.
The service was originally planned for 800
boardings per day on six buses.

While the exact rouling will need fo be determined
with Plan implamentolion, o conceptual shuttie
rovie with  high level of coverageis presented in
Figure 5-2 High Coverage Shue Route,

Amoare direct roure allemaiive maybe preferd,
bacause usage will be low f potential users
perceive thatwalking is faster; a more direct
cliernative concept is presented in Figure 5-3 Low
Coveroge Shutle Rouks. The wxadt route may well
need to be defined based on the site plans for the
southeast comerofthe planning orea.

Arelaled wansitservice option imvolves edension
ol the shulile concept 1o provide additia nal finks
10 other neighborhoods in Alexandria. Exdending
tha shutile past King Street Station o Old Town

Nemndia, Veginica
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would address the Metro connection link in that
area, as wel osfie fogetherthasa thres octiviy
cantery. Similarly, future plans forthe Bsenhower
West planring anea may well consideran
axdension oftha Eisenhower shutile tothe Von
Dom Station or beyond. This may involve
restrucuring DASH routesto provida higher
fraquencies in this comidar, end includa the fnk o
Old Town, Adeliled approachshould be
expland further as part of the diskict-wids

Trans poriaion Managemen Program,

New Entratice to the Eisanhower Avenus
Matro Station

The other majorfransit accass improvemnent
included in the plon i o newentronce forthe
Eisenhower Avenua Metro Stafion on the north
side of Eisenhower Avenus. Currantiythe only
station antranca it on the south sida. Thefraffic
study called forthe new emranca, and the Mill
Race Special Use Permit now includes on
easament far pedeasiian access jo o north side
station enfrance, and easements for conetryction
of an extended plaffarmand srirance. With the
opening of the north side entrunce, a smal Kiss-
N-Ride anea covld be located on GristMill Road,
justio the north of the new stotion entronce,

{n the intarim, before the axtension and new
effrance ara construciad, the devaloper will
preside and maintain the space infended Jor this
stofion as open space. Ris across the sireet from
the main tiatio n entry area and bus interchonge
poirt. A conceptual design forthis new enfrance

Figure 54 Eivanhower Averua Metro Siofon
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has been prepared by WMATA, s construction
s desirable {os o midtarm improvement-2010-
201 5) inordarfo cecommodale the grawing
iransit neads as the ara develops.

Bus Accets

The cumeit Eisenhowar Avenue Mato Stotion
dasign providas forbuses 1o pult off Eisanhowar
Avenue info o dedicoted lane that provides
dedicated bus stops kocoled effecivaly undar tha
sicttion, with « short, direct andvisible connection
fothe siafion entranca and tha escalators up to the
platformlevel. The Plan calls for busesto
approachihe sostside of the Metro siafon efther
through g right tum from Eisenhower Avenue from
the westora left fum through a dedicated fofttum
harbor from the east, (See Figure 54 -
Eisanhower Avenua Meiro Stafion.} Tha Plon
includes o direct drop-offto alandscaped ploza
on the eastside ofthe stefion. Buses will then
axitto the south wih movemants to the east and
west viathe Southem Rood.

Transportation Management Plans {TMPs)
Asindiceted above, the high non-SOV mode
shares sought by the Eisenhowar East Plan will
require an agq ressive Transporalion Management
Pon (TMP} to Inform retidanis and employess of
the oplfons, fo provide incentives/disincendivas for

wide Transit Manogement District (TMD) s
devalopmant proceads, The genaral TMP slemenis
include;

*  Progroms and policies fo promeis
Ridesharing

*  Programs and policies fo promoi the use of
trons#, and

*  Programs ond polides fo suppart other
intiatives such as allemathve work hoursand
felecommuting, and

*  Transporifion ManagementCoondinglars to
implemeni off of these fransportation
managemantsiaegy elemerts.

These elements are discussad in the following
sactions, Porking rnanagement and hicycle
program elements are preserded saparaisly. it
should ba roted thatthese ore not individudl,
mutuglly exlusiva program sloments, but that
they mustbe combined with the parking supply
poficies and thefroneit sarvics Improvernenis
olready discussed to achieve the desired mode
shores,

Rideshering Information gnd Incent
In ordario achieve the overall non-SOVmode
share, a significant numbar of employeas will
need fo capot] orvanpaol loworkin the

TRANSPFPFORTATION

Maiching of riders and drivers will be coordinated
with the regional program, butthere isalso o nsed
fora loeaf maiching progrom within each
employer/developmart and Eisenhawer Eastin
genaral, The parking management siralegy should
also include inceniives for rideshare users, such
s free parking and dedicnted “front-door”
parking spaces.

Another elemen] of this progrom that also
supports ransi use is the City's Guaranteed Ride
Home program so thatiransii riders and cthers
can gathome if mquired ¥ leave midday orafter
peck hours. All persons in theshudy area, who
rideshare or usa lansit should be registered in the
regional Guarardeed Ride Home Program,
operaied through the Coremuter Connection
programof tha Washington Regional Councit of
Govammeris.

The City's ridesharing program con be usad to
register patiicipants in e regiona! program, and
a proadive effortio mgister all study area
participants should be included inthe overall TMP
Underthis progrom registered transitand
rideshare participants are provided with up to four
frew irips home paryear by tod or other means,
This removes concanms aboul not having a car
avalloble during the day for smergencies, making

chiamatives fo auto use, and 1o eontinually Eisenhower Eastarea. Thiswill require that all transitand ridesharing more attradiive o the
promotathe options o SOV wage. The smployees recaive Information aboutthess polentiol usec

Eisenhower East Plan sacommends the following opions, theirbanefits, and how 1o findriders ora

slements as the bisis for individual project TMPs, vide.

which will then form the frameworkforan area-
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Or0000
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Tranalt Incentives

TransAsubsidies for employeas and residents are
an #mparantpart of the overall Tansporkafian
Management Plan. Employees should ba
provided with discounied transh foare madic,
Feclaral fax provisions oflow upto $ 100 permonth
infrernstt banefits %o be fepe-free and deductibla os
a business axpenzs by the employer(as ofthe
wrifing of this repor],

Foderd amployees in the Washington area are
provided with this full amount of subsidy, and His
anficipated thatthe federdl policy willhelp Increase
the inansit made share for PTO and cher federol
smploywes in the shudy area. Comparable fare
discounts will nead ko be Included inthe TMPs for
* other offica developments that om not orisnted fo

foderc! smployees.

This subsldy con be provided most sffactively
through Matrochek ersimilar program, and ean
be accompliched by requiring fenanis fo provide
benaftls as o condifion of theirfacse, arby the
developerhrough rent collaclions.

H#is anficipated that this incentive is needed o
toise the fransit mode share above that iypically
found ativietro siation arecs, and that ifhe
dasired mode shere is renched approdmalely 2 5-
30 parcentof amplovess will usathe banafy.

Provision of discounted fare medialo residars of
the planning area may alto ba ¢ potsntial slament

of the tmsparksion managemantstrategy. The
purposa would ba tha same, fo sncourage transit
usa. Whila this is nof widely done, traffic
miigation recuinements ane beginning fo affact
residental development, andthis is one fechnicque
+hal oon ba implemanted through lecse offices and
horneowner cssociafions.

Intfialfy the focus should be mutfi-family
residential development furtherfrom the Metro
siafions, whars an addiional incentive may ba
neaded fo get residants io rovel further fo access
the Metro,

Requiring promotion of shart-lerrn car rerrals
{e.g., Flexcar or Zipcar) o allow tronsit users the
flexibilily of making trips during the doy o
locations thatare not fransi accassible would alsa
encoutoge ronsit usage. A recsnt innowalion by
WMATA is o contract with providers of short-tarm
cor ranfal at Metro stotions (Flexcaris the
providar), aflowing fransitusers io fravel o
locatians without local bus semvica, oro cany
things that are difficult on transit, These short-lemm
rankal cors oan allowtronsit user o avoid owning

asecand car,

The TMP ¢alls for the provision of parking spoces
in close proximity o the Metro siation for Flexcor
vehicles, and armngemants with Matro and
Flewariorusage ofthass shosdermrental car
by sinployess ond residente. Typically individual
users must be ragistered with the cor renta!

compony. I this case, the TRP Coondinglor
would be able o provide reedad information fo
polential users as part of the transit aliemafives
packags. Fexcar mquiresa onefirne Hefime
membershipfes of $25foreach user; the
developarwould be asked 1o pay this fea,
Curmentiy thare ore two cars ovailable ot King Street
Metro, nifially wo spoces will benaaded at the
Eissnhower Avenue Stafion, with o ksl incrense
as usas reclize the beneliis of combining a tronstt
pass with the availshiity of a short-fern rerdol car
foraceassio places not served by fransi,

Cther Inlictives

Traffic volumes info ond vurtof the stutdy areo will
be highest during the peak momingand evening
hours. Tothe adent thot thess peaks can be

- flattened by sprecding this volume over¢ longer

period, the congasfion can be reduced.

One wayto addressthis isto encourage
employars 1o offer alemative work hours, s an
skment oftha Transportation Mariagement Plan.
Staggared workhours allow employees o frovel o
fimes otherthan the worstwithin the peak peried.
Awmaiive workweek schedules, such os fourten.
hour days, tnove trips oulida the peck periods
and elimincte one round-rp perwesk Such
policies will be prormoted tosmployers,

Reducing the total number of commutartrips is
also ¢ potertial method of managing
tronsportation demand. Tachmology now allows
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many employess to work from hoime, orfrom
telewark canfors—~amployers and employees need
inlormation aboutimplementation of Klecommute
prograrms, avoiiability of telework centers, and
there s o potential for incantives with equipment
ond communicion expenses,

ATMP Coordinatoris neaded forimplementing
thase irarsponation managsiment progrorms and
policias, whese responsibilifias should inchede:

+  Promoting fransif, ridesharing, stoggered
wark hours, parking resirictians and tha other
program slaments fo prospeciive fanands and

to smpleyers and theiremploysss, and o
residents in the residentiaf buildings;

Displaying and distribuling cumend
informastion about all fransit, ridesharing, and
ather TMP elemenis to residerts, amployers,
and employeas—induding iransit schedules,
ridashare apglications and information,
incantive informatian, parking information,
efc. Awebsite with this information and
appropriate links fotransi providers is

*  Promoiing the Guarcnieed Ride Home

progrom as part of the ridesharing and fransi -

marketing effors;

*  Adminisiering on-sile sales/dishibution of
transitfare media;

*  Working with employers fo assistin the
implamentation of iransitfare subsidies and
the developmentof appropriale parking
polidies for employass fo discovrage SCY
cormnmuiing;

*  Condudcling annua} surveys and reports of

smployees and residerts mgarding mode
choicas; ond

¢ Implemerding the parking management plan,
including restrictions and incentives such ax
the free spacas for ridecharers, limits an
monthly SOV parking, sharing of parking
among uses, efc.

Overtime, coordination will be necessary among
the TMP aclivitias raquired in the Hofiman Town
Centerand Carlyla PTO TMPs, as well as with the

TRANSPORTATI!ION

At thattime the requimmert for individual TMPs
will be replaced by a developer cortribution based
onthe squame foologe of the development, the
amount setio meat the budgetary requirernants of
the program, including sioffing, mackating
wxpenses, shutile operation, general and
administrotive costs, i,

Overall, the approach s to provide disincantives
1o the vae of the single-coqupant auto for
commuting Ino Elsenhower East, while making
fransit ond otheroplions as cheap and easy as
possible. Given this structure, off alements may
not ba appropriake foreach project, varying with
the lond use lyps, praximily to Metro, efc.
However, anumber of them ore designed to
address the enfire area. Individual projects could
be rmquirsd fo provide contritutions toward any or
dli ofthe programs.

The overall strategy for Eissnhower East is likely to
include the development of ¢ Transporialion
Management Diskict thatwould draw on the
resources of each project for supportin
implermaniing an arec-wide set of acliors
encompassing the slemerts listed above.

; Alwondria Ridesha e program and other
‘ commuter programs. It is onficipaled that these Atthistima the mechanism is not fully
*  Promoting and administering o ridesharing funchons con be consolidaied in an Eisenhower detarminad, butthe concept is that of some point
progrom that includes not enly partidpation Eost Transportation Management Districtin the inthe near fulure individual TMPs wik merge into
in the mgional Matropolon Woshingion future asbuild-out continues, o Tramporation Managerment Districto
Counci of Govemmaenk Cammuer implamant thase policies and programs
Connactions Program, butcho site-spedific throughoutthe Esenhower East planning crec,
matching effors;
Alexandria, Virginia Axil2003 Eisanhowsr East Small Area Pian 5.13
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TRANSPORTATION

would address the Metro connection link in that
are, as well astie fogeth erthess three aclivity
centers. Similay, future plons forthe Eisanhower
West planning area may well consider an
adension of the Eisenhowershutile tothe Van
Dom Station or beyond, This may involve
restruciuring DASH roulesto provide higher
frequencies inthis comidot, and include the linkia
Old Town. Adeldiled approach should be
axplored further as part of the dishic-wide
Transporeion Managemert Program.

New Entrance to the Eisenhower Avenue
Matro Station

The other majortransit access improvement
inchuded in the plan is @ new enfrance for the
Eisenhower Avenus Metro Siation on the north
side of Eisenhower Avenue. Currently the only
stalion enironce s onthe south sida. Thetraffic
study called for the new enfrance, and the Mill
Raca Special Use Parmit now includes an
easement for pedesiian acoess o a north side
station entrance, and easemens forconstrudiion
of on extended platform and ertrance. With the
opening of the north side entrance, a small Kiss-
N-Ride area could be locoled on Grist Mill Road,
justio the north of the naw siation snirance,

In the interim, befare the exiension and new
entrance ans consirucied, the devaloperwill
provide and mainfain the spaca intended for this
station as opan space. ftis across the street from
the main siation eniry area and bus inferchange
point, A conceplual design forthis new anirance

Figura 5-4 Eisanhowsr Avanus Melro Strfon
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has been prapared by WMATA. Is construction
is desirable {as a midterm improvement-2010-
2015) inorderio accommodate the growing
iransit needs as the area develops.

Bus Access

The cument Eisenhowar Avenue Matro Siation
dasign providas for buses 1o pull off Eisanhowar
Avenue into o dedicaled lane that provides
dedicated bus shops localed effectively under the
siafion, with a short, direct and visible connection
1o the siafion entrance and the escalators upto the
piatiorm lavel. The Plan calls for busasio
approach the eastside ofthe Melro station elther
through a right tum from Eisenhower Avenue from
the west ora lefttum through a dedicated leftum
harbor fromthe sast. (See Figure 5-4 -
Elsenhower Avenua Metro Station.} The Plon

wida Transit Management District TMD) as
development proceeds. The generd TAMP elements
indude:

¢ Programs and policies o promote
Rideshas

*  Programs and policies o promote the use of
frans#, and

*  Programs and policiesto support cther
inftiatives such as alemative work hours and
felacormmuting, and

¢ Tronsporidion ManagementCoordinators fo
implamant all of these fansporation
management strategy slemants,

Thess elements are discusssd in the following
sachionss, Parking rnenagement and bicycle
program elements are presented separately. ft

TRANSPORTATI1ION

Maiching of riders and drivers will be coordinated
with the regional program, butthere is also a need
fora local matching program within each
employer/development and Eisenhower Eastin
general. The parking management strategy should
also include incentives for ideshare users, such
as free parking and dedicaled “frors-door”

parking spaces.

Ancther element of this progromthat also
supports iransit use isthe City's Guaranteed Ride
Home progrom so thatfransi riders and others
can get home if required o leave midday orafier
peak hours. All persons in the study areq, who
rideshare or use transit shoukd be registerad in the
regional Guarardeed Ride Home Program,
oparated through the Commuter Connachion
programof the Washinglon Regional Council of
Govemments.

iﬁﬁojixdfmﬂhfmw%ﬁm should be noted thatthese are notindividual,

on tha eastside o on. Buses will then vl ; res, butthat

exitfo the south wih movernents fo the east and :ey mgdf:mmt?het:::oddng supply The City's ridesharing program can be usad fo

westviathe Southemn Road, policies and the Iransitservica improvements regjisler parficipants in the regional progrom, and
olready discusad o achieve tha desired mode a proackive efforto register allshudy area

Transportation Management Plans (TMPs) shares, participonts should be included inthe overall TMPR

As indictied above, the high non-SOV mode Underthis program regisiered transitand

shares sought by the Eisenhower East Plan will Rideshering Information and Incentives rideshare porticipants are provided with up o four

require on aggressive Trorsporioion Management 1 ordar o achieve the overall non-SOV mode free frips home peryeor by faxi or ciher means,

Plan (TMP) to inferm residents and employees of share, asignificant number of employess wil This removes coacems about not having a car

the options, to provide incentives/disincervéves for need o carpaol orvanpool to workin the available during the day for emargencies, making

chematives to outo use, and fo continually Eisenhower Eastarea. Thiswill require that all #ransit and ridesharing more atiraclive fo the

promote the options o S5OV usage. The employees receive information aboutthese potential use

Eisenhower EastPlanrecommendsthefolowing  options, their banefits, and how o find ridens ora

slements as the beis ko Individual project TMPs, rde.

which will then form the frameworkforen area-
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TRANSPORTATI!ION

Tranait Ingentives

Transi subsidies foramployees and rasidenis are
an imporiant partofthe owmllempuUion
Management Plan, £

provided with discounted transit fare rnudicl.
Fadaral fox provisions aflow upfo $100 permonth
intransit banefis fo be fexx-free and deductible as
a business expense by the employer(as of the
writing of this reporf.

Federal employeas in the Washington area are
provided with this full amount of subsidy, and i is
anficipcted that the federal policy will help increcse
the transitmode share for PTO and other federl
employees in the study area. Comparabls fara
_ discounts will need to be included inthe TMPs for
+ other office developments thot are not eriented fo

faderal employees,

This subsidy can be previded most effectively
through Metrochek orsimilor programs, ond can
be accomplished by requiring fenants fo provide
benefits a5 o condifion of their loase, or by the
developerthrough rent colledlions,

Itis anfidpotad that this incentive fs needed o
raise the fransit mode share above that typically
found atMetro sialion arees, andthat ifthe
dasired mode share it mached approxmately 25-
30 percent of employees will usathe banefit.

Provision of discounted fare mediato residerts of
the planning area may also bea potential alement

of the transparksion management siraiegy. The
purposs would be tha some, fo encourage fransit
use. While this is not widaly done, iroffic
mitigation recuirements are beginning to affect
residential developmaent, andthis is onetechnique
that can be implsmented through leass offices and
homacwner assodafions.

Int#ally the focus should be muli-family
residentiol development furtherfrom the Meiro
stafions, where an addiional incenfive may be
needed fo gel residents o fravel further fo access
the Metra,

Requiring promotion of short-lerm cor rentals
{e.g., Flexcar or Zipcor) to allow fransit users the
flexibility of making frips during the day fo
locations thatare not transit accessible would olso
encourge tronsit usage. A recent innovation by
WMATA is o confract with providers of short-tam
car rerial at Metro sitions (Flexcar is the
provider, allowing transitusers fo fravel to
locations withoutbocal bus service, orto cany
things that are difficuk on transi. These shorl-lemn
rental com con allowtransil users fo avoid cwning
a second cor,

The TMP calls for the provision of porking spaces
in close proximily o the Matro siation for Flexcar
vehides, and amangements with Metro and
Flexcarfor usage of these short-darm renfal cars
by employees ond residents, Typicolly individual
users must be ragistered with the cor rental

company. Inthis case, the TMP Coordingtor
would be able o provide needed information o
potential users as part of the transit altematives
packepe, Flexcarmquires a onefime ifetime
membership fes of $25 foreach user; the
developerwould be asked o pay this fes,
Cumenfiythere are two cars avallable at King Street
Metro, Intially two spocas will be needed ot the
Eisenhower Avenue Siafion, with o fikely increase
as usars realize the banefits of combining a tronsit
pass with tha availabiltly of a short-term rerdal car
foraccessfo places notswived by ransit,

Ofthec | itict
Troffic volumes info and out of the study area wili
be highast during the peak moming and evening
hours, Tothe mxdent thotthese packs can be
flattanad byspreading this volume overa ionger
period, the congestion can be raduced.

One woyio address this Is o encourage
employers to offar alemative work hours, as on
elernient of the Transporiaion Mariagement Flan.
Stoggared work hours allow amployees Yo fravel ot
fimes ctherthan the worstwithin the peak perfod.
Ahemative workweek schedules, such os fourten.
hour days, move trips outside the peak periods
and eliminate one round-irip perweek. Such
policies will be promoted to employers.

Reducing the foka! number of commutertrips is
olsa @ potential method of managing
tronspotation demand, Technology now aflows
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TRANSPORTATION

many employess to workfrom homa, orfrom *  Promofingthe Guaranteed Ride Home Atthattime the requirementforindividual TMPs
folework conters —employer and employoes need progromas part of the Adesharingandtranst . will be replaced by o developer contribution based
information aboutimplementotion of lelecommute marketing effork; on the square foologe of the development, the
programa, avallabilfly of telework canters, and amourntsetio meet the budgetary requirements of
thers is a potential for incentives with equipment *  Administering on-sile scles/distibustion of the program, including siaffing, marketing
and communication expenses. transitfare medic; expensas, shullle opercsion, general and
A adminiill'uﬂvo cosls, efc,
IMP Coondingtion *  Working with employers to assistin the
ATMP Coordinatoris nesded for implemarting implementation of transitfare subsidies and Overul, the approach is o provide disincantives
these rarsporation management progroms ond the developmentof appropriale parking fo the use of the single-cocupantavto for
policies, whose responsibilties should include: policies for employees to discourage SOV commuting info Eisenhower East, while making
commuiing; transit and other options as cheop and easy as
*  Promofing transi, ridesharing, stoggered possible, Civen this structure, all elements may
work hours, parking restrictions and the other = Conducling annual surveys and reports of not be appropriale foreach project, varying with
program elements io prospective fenants ond smployees and residents regarding mode the land use type, praximily fo Metro, etc.
1o employers andtheiremployses, and fo choicss; ond . However, a number of them are designed to
resiclants in the residential bulldings; ‘ address the entire area. Individual projects coyld
' *  Implementing the parking management plon, be required fo provide contributions foward any or
*  Displaying and distibuing cument including restrictions and incantives such as all ofthe programs,
informetion about oll transtt, ridesharing, ond the free spacus for ridesharers, limits on
other TMP alements o residents, amployers, monthly SOV parking, sharing of parking The overcli strategy for Eisenhower Eost is likely to
and employees—Including transit schadules, among uses, elc. includa the davelopment of a Tronsporiation
rideshars applications and information, Management District thatwould draw on the
incantive information, patking informafion, Overtime, coordination will be necessary among resources of each project for supportin
elc. Awebsite with this information and the TMP achivifies required in the Hoffman Town implernenting an arec-wide set of actions
appropriate links to transit providers is Cender and Cartyle FTO TMPs, as well as with the encompassing the elements listed cbove.
provided; Alexaindria Rideshare program and other
: commier programs. 1t is anticipated that these Atthis fime the mechanism is not fully
*  Promoting and administering a ridesharing funcfions can be consolidated in an Eisanhower determined, butthe concepl is that af some point
program that includes hot only paricipafion East Fransparation Management Districtin the inthe nearfuture individval TMPs wilt merge into
in the regional Metropolitan Weashington future as build-out continues. a Tranpedafion MunagmnrlDdﬂdh
Cound of Govemment Cornmuter implemant these policies and prog
Connecliens Program, but also site-specific throughout the Eisenhower East planrdng areq,
matching effors;
Alexandria, Virginia Apii2003 Eisenhower East Small Ared Plan 5-13
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TRANSPORTATION

Tha district hos not ys! been defined, butwould
likely involve a shift of project fessto the support
of the arec-wide program, '

in
A parking management plan inchudes the elements
described above, as well as implemeniation of the
general provisions of the parking sirotegy as
follows;

*  Sharing of office and retail spaces with
residential visiors;

+  Shortterm parking for visitors and retall,
including approprighe pricing/collection
mathods fo avoid use for afl-day parking;

*  Marketrate parking for office employser,
reslricted fo the number ol spoces outlinad in
the Plan; and

+  Free priorily location dadicaled parking for
rideshare vehiclos, including carpools and
vanpools.

The parking supply requirements are pradicaled
on making the most use of the parking supply,
and the parking management sralegy will
combine policias on pricing and shared porking
to address this goal.

Individual commerdal projects will be permitted to
include a subsiontial amount of short-lemm
parking, ond the availoble long-term parking may
be underused eveningt and weekends. However,
residential visflors, retail, restaurant, hotel and

enlarinment uses will all creste o demand for
parking during these periods, and the owners and
oparators of the parking supply will have to
manage the supply fo ollow these additional users
access o the parking supply, ratherthan simply
closing off garages after work hours.

Inthe Courthouse orea, there is alraady o
subrlanfial shoroge of shon-term parking, dua fo
the restriction on use of tha Courthouse parking o
employees only. The problem is currendly being
allevialed in the short-jerm through the lease of
surface parking on the Hoflman and Simpeon
parcels.

Ongoing evaluation of this issue will be necassary
os new devalopmantiakes place. Inthe long un,
a possible solu¥on may be the development of
public parking lacility that would facilitate shored
parking between the doytime uses of the
Courthouse (all-dey and short-term) and nearby
relail, antertvinment and restourant uses,

The sharing of porking, ond preserving a sufficient
supply of shortterm parking, can be
accomplished fhrough @ combination of pricing
and permiing shategies, implemented in gamges
and on the strest. On-streat parking will be
matered [during the doy) for shor-term use, ond
adedicoled portian of the gorages will needto be
hourly. Overall demand for all-dy porking can be
addrassed by requiring that employees pay market
rates lor parking pemmifs. Finally, idesharing can

be encouraged by reserving parking for
ridasharers in prime locations, and making it free
or substanfially discounted.

Bicycle Program

Ancther gool of the fransporiation program is o
encourage the use of bicycles fortransporiation
os well os recreafion, Recrealional facitities aimed
ot cyclists and pedeshrians are discussed
elsawherm, butthe bicycle is includad here as an
allemative aocess mode fo the Metro, o work
destinafions in the study area and nearby parks of
Alexondria, and for shopping and erands,
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TRANSPORTATIOCN

v Pl el kS, Theshdyarea is rlatively flat, and itemal
; S , S e Y e R distances {as well as diskances o Old Town, King
S -"_, Ay 0 - "= Sireet, eic.) are ralatively short, which should help
B &t make cycle commuting an afiracive akemative.
o iea Following consuliation with the biking communily,
' it wos decided that dedicated bicycle lanes would
not be incorporated into the streets; rather the
*commuter” cyclists will move with the autos
-2 within the nommal fravel lones. (See Figure 5-4
] :f_;‘;;y"ﬁ?-l b b Tt forthe location of bile routes.] Whera the bike
v — " R ’_.J.pn‘i? roule is provided on-streat, particularly along Mill
R TNy e i pgee e Road and Jamieson Avenus, signage should be
BN A S S /s, SR g I‘ provided delineating the on-streetraute.
RS TP fy 7 ',_!.' hﬁ “f
' M1t o Anoffoad recreational bike hail s provided to
=2l o connact the bike trail ot the Eissnhowsr Avenue
0 é:f Aarf 1% 7-  BrdgeoverTelegraphRoadtoHooff's Run. The
.115_.(.;;':;:: Lo trail It provided as o component within the
o 51 sidewalk design on the south side of Eisenhower
R '-Tf_';l.‘:'} P Avenua between Stovall Street and the point where
| | 1 S g T it can snter the RPA area just to the west of Mill
‘ Wiyt ML el Road, Atthat point, #will become a recreational
et * wail within the RPA/Communily Park, connecting
Fgure5-5 BlaPabs 1o Hooff's Run and an off-road troil running north
fo Jamieson Avenus,
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Bicycle plan elements include:

¢ Bicycle lockers ot Eisenhower Avenve and
King Streel Metro Stafions,

»  Office TMP mquirernents for the provision of
secured parking for commiters and visitors
using bicycles,

*  Offica TMP requiraments forthe provision of
changing ares, showars and clothes lockers
foruse by cydists, and

*  Retail TMP requirements for usable, sacure
bicycle racks for use by customers.

Exomnples elsewhere oko suggest that quolily
bicycle facilities will attract commutars and
shoppats. The plan also calls forlinknges o
other bicycls paths in the region, fo allow
commuters info the area a sale route,

SUMMARY

The implemeniation of a comprehensive program
of fransporialion improvements inlegrated with the
lond use concepts is crifical fo the Eisenhowar
Eont Plun's successful implemaniation. MNew
consiruction associaled with the cument Woodrow
Wilson Bridge and Capital Baliwey improvements
will provide new actess to and through the
Eisenhower East grea,

To achieve an occephable leve! of traffic within
Eisanhower Eastand the sumounding
naighborhoods will require anhanced transit
utilization couplad with roadway and pedasirion
improvements. The Plon incorporctes a range of
strolegies to increasa transil use and
accommodate the projecied incraase in roffic.
These strategies indude: areating o whon grid of
straafs; anhancing the padesirian axperience;
concentrafing development at the Metro;
balancing jobs and housing; reducing
development inlensty; minimizing local frips;
limiting off-straet parking; end maximizing the use
oftransif through a district fransporiafion
managemsnt program. An analysis of the Plan’s
projected raffic indicatas that the incorporation of
these stretegios within the Plan resulls in o
reduction of Iraffic impacts from the zoning in
place priorto the Plan’s adeption, while
anhancing the cesthetic and social qualities of the
communiy.
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URBAN DESIGN

Tha urban design concept for the Eisenhower East
Plon is on exciiing vision for growth and
development for the next 20 yaars. The Plan -
guides future development o produce a vibrant,
mixad-use neighborhood where Alaondria
residents moy live, work, shop, or simply enjoy
green parks and other public ploces.

The urbsan design elements consists of:

*  Anurban sireet network
* Asystem of parks, plozos and open

spoces
*  Adeoromanization of building heights
ond massing -
» . Architeciural design prindples
*  Sirest Design guidelines

StreeTs AND STREET NETWORK

The new Plan Is on inlerconnecied network of
shreets of various types woven together with o
variely of public spaces. Thesa new streets offero
sense of spatial enclosure and porticipate with the
‘ archilecturol choracterof tha area fo make new
6 public places. Unkke suburbon creas where
buildings float In a “se0” of asphalt, bulldings in
Eissnhower East define the “sireet wall” by their

| phacement along lot "build-ko" lines and add
URBAN DES|GN deﬁrﬂonundudivilybfheshun:d
Aninterconnecied framework of parks and squares
ore of jciried fogetherby a netvork of rse-ined
Plesandria, Virgiria Apil 2003 Eisanhower East Small Area Plon 61
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UR B AN DESIGN

Flgure 61 EMmAvenuedﬂwSﬁmdh
New Street Network

sireefs in o hierorchy of sirset types, defined by
use and size, This streat network provides the
fexibility of movementfor pedestrions and
aomobiles alike while defining locations for new
developmentwithin the plan,

The straetsystem is bosed upon the historic 66-
foot-wide right-of-way of Old Town Alexondria with
provisions for Eisenhower Avenue 1o be developed
into o lorger urban boulevard, Sireet design
principles are:

+  Eisanhower Avenue is the spine of the new
district, running from the gateway of Holland
Lane westward glong the southem edge of the
Carlyle development and through the
Eisenhower Avenue Metro station fo the west,
Eost of the Metro stotion, Eisenhower Avenue

-_w_ o
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Figure 6-2 Esanhower Averwe Streal Section
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willtranstorm from a back service streetio a
irea-lined boulevard. A 30- 10 34-foot-wide
¥ree-lined cendor median organizes the sastem
end of the averwe whila atthe wastem side
the sirect narows 1o pass undarthe Metro
platform and provide a naitower street section
atthe newtown cenler, Three travel lanes are
accommadated in sach diredion with the curb
lane dedicated to parking in off peak hours.
{See Figures 6-2 ond 6-3.)

* Rkl development will be located along
Eisenhower Avenue aithe Metro sigtion area
and will complementthe enerainment carder
ot the Hoffman Town Centec

*  Straetiress spaced o approximate 25-foot
infervals in a sic-foot-wide planting skip run
the length of Eisenhower from eastio west.
These trees not only help define the grand
boulavard of Eissnhower Avenwe, butthey will
also help o provide shade in the hotsummer
moanths as well as protection forthe
padesirion from adjacent iraffic.

@ . v T I 30._35, '. ‘ g2 b 22 * !nreidil amas, trees are plonied in free wells
-y LR s with the majorly of the area dudicoted to
e . et adlive sidewok use. Along Eisenhower
0 20 | 11351451 I Avenue, the iree well s six foet wide with the

Figure 6-3 Eisenhowar Avenus with Park Median balance dedicated toa 16-foot wide sidewalk.
On side streets with ground level retail is @
six-foot wida tres well with an eight-foot wide
sidewalk,

Nexondria, Virginia Apil2003 Eisenhowar East Small Area Plan 6-3
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URB AN DESIG N

»  Onsireets without oclive retail at the ground
level, there is o continuous six-footwide
plaring strip.

+  Fisanhower Avenue pedestrian zone wil also
accommodate 6 bike lone. Future bike lane
condiions will require City Council opprovol,

Eisenhower Ave
% R

o

Figure 6-5 Ewenhower Averce

Alexandrio, Virginio

Aprit 2003
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URBAN DESI G N

Eisanhower Avenue is the main spine through
the district and the widest street. Other streets
offer a different character and experience, from
such neighborhood sireets as John Corlyle
Sireet with its mixed-uses to Pork Drive in the
Corlyle South neighborhood. The typical 66-
loot-wide public right-of-way for streets
consists of two 11 -foot travel lenes and an
eightdoot-wide parking fone on each side.

- Again, sach of these sireets is comprised of o

six-fool-wide well or sirip for rees and o
sidewall zone of eight feet that can be
adijusted for increased planiing areos per
lacation.

Al the eastern end of the Plon in the South
Caorlyle oreq, the Park Drive defines the edge of
the built area and offers sweeping views of
new parkland fo the south, This streetis also
aithe tradifional &é-foot widih, although the
park borders one side.

Alexondria, Virginio

Apnil 2003

Eisanhower East Small Area Plan 6-7
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*  Ahierarchy of sireats has been developed to
mainiain o high-qualiy sireet environment and
offer g variety of streets—from the most
importantio those streefs serving garages and
porking occess,

=]

IA!

Streets are primary sirssts and the

moin streeks of the neighborhood, They
set the tone for the character of the
community and are most resriclive in
lerms of use and appeorance. This
category indudes streets suchos |
Eisenhower Avenue and Swomp Fox
Lana. (See Figura 4-8 for "A” Streats.)

Kay

Guidelinas:

Buildings shall front the street;
Activa yses shall ba locoted on all
streetfronfage;

Porking shall be screened with active
uses to ot least 30 feetin depth;
The highest quality of architectural
facade tregiment shafl be used;

No curb culs or service alleys shall
be inview;

Main buiding entries shdl be
located along fronioge.

IS “A" Street Frontages
S 8" Streel Frontages
HEER -C" Street Fronlagos
. ; .

Figure -8 ‘A B, 0nd C” Sireets

6-8
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o "B Streefs are the secondory streefs of
the neighborhood. They sarve both the

adjacent 1o a higher-crlegory street;
*+  Parking may come o the building
focade abeve the ground foor;
+  Parking structures shall be
architackirally trected to bein
homnony with the averoll building

design;
»  Ahigh qualily of architecturol fagade
irsctment sholl be used.

6 “"C”Sireets provide o means of occess o
service enfries and parking structures os

well os occess through the neighborhood.

They are the least public in nature of the
streets ond less restrictive in intar), “C”
streetsinclude parts of Mill Rood and

U RB AN DESI G N

Pusuc PLaces

Public spaces are varied ond occur throughout the
new Eisanhower East Plan. Tha mostimporiont

publlic ploces ore the beouiful and voried streets
thulunifyﬁal’lmlromnonhbsomhmdﬁmn
east o west, ond the system of public porks and
plazas locoted throughout the plan.

Many of the new parks and plazas in the Plan
could also serve as locations fo recall the history
of the site with markers based on local themes,
helping the cily fo remember its pas,

The plan encourages incorporating inlerpretations
of sarly history in the defoiled design of park and

pedestrian ond the automobile by Streel. {See Fi . "
providing options of access through the g::::lr Street. {See Figure 6-8 for "C plaza spaces.
rx:ghbodwood. th.em'm restrictive as The centerpiece of the whole plan is the new

streels, they reskrict some uses, KeyGundelunes C ity Pork on the sieam volley or
John Carlyle, ond Hollond Lone, (See
Figure 6.8 lor “B” Shrost.) E?"““d“w"““g“’""d

' «  Porking struchures facades sholl be
K”%‘”‘“’"” architecturolly reated fo bain
uildings shall front the street; ho with the [l buikding

*  Active uses shall be located on oll design;

Mﬁmhge; . Ll'b ¢ s u
. Cramarpe kbt Gl et

exceaded on both sides of the street; shresis.
*  Moin building entries shall be

An wompile of an acfive public opan space
Alexondria, Virginia Apri) 2003 Eisenhower East Smoll Area Plan é-9
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RPA and extending from oneblock east of the
Metro stafion, across Mifl Rood 1o areos acst, and
fuming north, porallel to Hollond Drive. The pork,
aliile more than 20 acres, combines o naturdlisfic
setiing for the recovered streom valley with lorge
exponses of play fields, serving both acfive and
passive uses.

This park and its central space, The Meadow,
provides the cily with much needad new parkdand
and includes paths, open spaces, ond a new
recreafional bike iroil connecled %o the existing bike
tral dong Eisenhower Avenue fo the west.

Other public ploces indude {See Figures 4-15 and

4-14{orthe spediic locations.):

s Tha new Eisenhower Stotion Square is the
heartof the new neighborhood at the stafion
areqa. The plazo aligns visually with Swamp
Fox Road and terminates the view from the
north with a new founiain ond the relocaried
stotue of Genemal Eisenhawer. ltisa
*hordscapa” plaza with paved suroces
throughout, serving the high volume of
pedesirian activity. To the west of the station
is the pedesirian side of the plaza, facing the
location of outdoor rastaurants, stores, and
octivities such as unchiime concerls. Tothe
eost are loading and woifing oreas for DASH
buses as well as wailing areas for knds and
vanpaol vehicles. Eisenhower Siation plaza is
olsa corveniant fo &xersive parking
resources within a block orwo,

6-10 Eisenhower Eost Small Areo Plon

Aol 2003

Alexondria, Virginia

650000



.\‘f/f. JIVI A

..»!f... qi? :' '
" ‘ . e

f”i ;&*’FZ\*

N
L,
.
Rb\ s “ - —‘-VIA_ & ‘Tl',_l‘
e T e
“whme
]
~
N
iy
)

Figure 5-9 View of "Wes! Side Gordens” Looking North

’, g ; f _.., o d
g (I’
r | ,ﬁ, g

URBAN DES!| G N

Jusi north of Eisenhower Stafion
along Swamp Forbond s Fihmon o
Cﬂﬂla\dhw“mh complexond
as a front door for the new residential
bulkding, eminaiing the view.

To the west s West Side Gardens, d
mawmww’mw'obpd
satfing for office building devel ndo
sense of entry 1o Eisenhower Eost from the
west. This square s o long green park that
provides relief o the weslem side of e town
center and o secure setback for office

development with specicl sacurity needs.

In South Corbyle, small-scae neighborhood
mdmm‘a‘gm (W'lmd
and terminate siree’s exending south from the
Corlyle development, South Dulony Gordens
and South Corlyle Square. South Corlyle
Sirest, the new spine of the South Carlyle
neighborhood, South Dulany Gard
development ond the Communily Fork, and
frarnes a view of the new Patentond Tr

Offica citrium. rademark

N“"dﬁﬁ.\’lrgiriﬁ ' pord 2003

Eisenhower Enst Smoll Area Plan 411
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Retail

Retoil frontoges in the Eisenhower East Plon are
orgonized dong designaied refail straefs.
Guidalines for refoil development are based upon
syccesshis refoil streets in Alexondria ond cther
locoles, Wide siorefronts will be keptio a
minimum so thoi frequent chonges in siorefronis
ond their contentwill guarantee o lively variety of
refail experiences and opporfunities {See Figure 4.
9 for Retail Locations.)

»  TheHoffman Town Cenler retail conleris
focused ot the Eisenhawer Avenue Meio
Siofien area along Elsenhower Avanue, Swamp
Fox Road, and Mondeville Lane. Conceived to
supportthe successes already in place ot the
Hoflman Town Cener, the new project will
expond tha desfination-enleriainment characer
of the stofion area. Rasiourants, holels and
other complemeniory dévelopmentwill provide
refoil opporfunities for residants and viskors
alike whether one is jusi visiling fo see o
movie, or lives n the area.

+  Tathe east, John Carlyle Street serves the

South Carlyle neighborhood with
neighborhood service or convenience refail,
ond becomes the neighborhood main sireet
conneciing South John Caryle Squane via
John Carlyle to Duke Street. John Carlfle
Street s designed fo be infimate in scale and
will serve new residents and office workers
cile,

Burone HacHTs AND Desigiy
STANDARDS

The buildings in Eisenhower East define the streets
and parks by bulding o the edge of the sireet
propertyline and developing siroet level uses that
enhance pedasiian oclivily and movement. The
Plan raquires thot sireels and urbon spaces creaie
a confinuous base building of the street front,

*  The base budlding heights for Eisenhower
shofl range from five to eight stories, All other
streels are encourogad fo have a five-story
base,

*  Thatbase is requirad o be developed of the
edge of the right-of-way fo define the spoce of
the odjocent shreet,

+  Sethack requiremants cbove the base level will
esloblish #he size and location of the building
wall and coniro! the bulk of the building so
thot a more arficulate, modelsd mossing is
developed gbove street level,

The Plon defines sevaral zones for tower building
heights that chenge according to specific urban
condifions in Eisenhower East. Overall, the enfire
district will offer a varied and distinctive skyline,
unique fo tha region yet estoblishing a
homonious experience for the padesiian. Towers
risa from bases fillad out to the sireet wall, defining
the padeskrion realm of sireet level, Above the

6-12
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SO ey i base, setbadks esiablish the mass of the sireet wall
SR 5‘:;,";{,\" ;i"puniﬂighlundoirbdmublebﬁumat

- ” +  Taller buildings sholl be locoted around the
A Metro station area and clong Eisenhower
Avere,

*  Building heights will peck at the station area,
with the tollest bulldings approoching 250 feet
high ot the transit site. Haights will slope
downword fo the westioa ronge of 1010 15
stories, whils to the sast will slope o four fo

, eight siories in the Carlyle South

Lo neighborhood, [See Figure 611 for Building
. ights.

"] 10-15 Storics o Peighe)

L Building fagades are required to provide depih and

D «-§ Stortes _ "= richshadow orticulation through a voriation of
. ‘ ' - ‘ o surfoce depth, shape, and materials, overoll facade
b I | ' omonization ond percaniage of glass on tha focade

5{’ 15-23 Staries

r
Y

el e T . surface. Like historic Old Town, the orchitecture of
] ) ) o " thenewdiskid esioblishes a choracter that
Figure 6-11 Building Heighis supports the moking of the public environment

and knes the street wall with facodes that offer a
richvisual experience to the eye. Individuol
buildings, while distinci, refoin elements fo ensure
that the overall character of the district is
moirdoined.,

Architectural principles that establish a fromework
for design character forindividuo! building focodes
are oullined in a seporade sechion on design
guidelines,

Alexondria, Virginia Apl 2003 Eisenhower East Small Arec Plon 6-13
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Architectural Principles

The fallowing are general architecturo! principles
that will guide the design of new buildings within
the Eisenhower East neighborhood. A complate
set of design standards and guidalines will ba
prepared by tha Depariment of Planning and
Zoning ond adopied by the Planning Commission
to supplement this plan and the zoning controls.
The architectural principles and the guidelines wilt
culline fhe design expectations for the proparty
owners, devalopers, and thelr architects. The
design principles set siandords for the design by
tha opplicant and for review of proposals by the
skff and the Design Review Boord.

1 Building Bose, The Eisenhowar East
neighborhood should ba defined
archireciurafly by buildings that create o
strong and continuous whban street wdl. The
streetwall should be common fo ol buildings
in the district and form the "bullding boss”
that will visuolly support taller buildings,

o Thebase buildings should create o sense
of enclosure for the street through o
regulorand consistert frontoge along the
fength of the street, The Plon establishes
a required build-to line {iypically tha

The base buildings should act in concert
1o create the “walls” of public urban sireet
space and urhan spaces such as streels
and squares. Exceptforimportant focal
elements, buildings should not be
“obiects” sumounded by open space.

The basa buildings should generally be
of o consistent height of five stories, or
roughly 40 10 65 feet—eaxcapt for
bulldings clong Eisenhower Avenue,
where the building bose may be up to
sight stories ko racognize the oddifional
sireet width. Whers bulldings ore tallar
than five siorias, the porfion of the
building abowva five stories should be set
back from the lower porfion of the base
ond/or diflereriated with an expression
line or change in architecture, material,
and/or color,

e ae properly line t the siree) end all
Sy buildings must be constrycied up o the
build-to lines. This potiem of urban
devalopment is similar fo that of Old Town
Figure 6-13 Relail Saction Alexindria,
6-14 Eisenhower East Small Area Plan Apnl 2003 Alexandkia, Vinginio
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o Thabuildings should be designed witha
contemporary architechural expression that
reflects the context of classical buildings
in Alexandrio, Generally, buildings
should incorporate o triparkle
composition of an expressed bose,
middle, and top. {See Figure 6-12.)

o The base bulldings should be arficuloted
ulilizing changes n plana, material, ond
detoll fo replicate the diversity and varlaty
found in o typical Old Town commerdial
block. Whils ons gwner generally
conirols the blocks, the building should
have architeciural slements that smulate
the rhythm of the subdivision of lots
found in well-unclioning cifies and Old
Towm,

o Thebase buildings should incorporcis o

o Ground floor retail shoxsld hovea
minimum 1 B-footfloor-to-floor height o
accommodaie qualily refall space and
meior fenonis. Tha refoll space should
have an averoge depth of 75 feet, ond
where the Plon colls for refail onthe
ground floor, the refoil should extend
more than 75 percent of the street
frontoge. [See Figure 6.13.)

o Thebase should be copped with g strong
horizontal expression element or comice.

© Main entries to the building should
generclly be locoted on the largest or
mostimporunt street fronted by the
building. By confrast, sarvice eniries and
loading should be located on the smallest
or leost imporiant sireet fronted by the
bullding consistentwith the Plan‘s street

URB AN

O ESLILGN

strong base component of one fo two type designations. Porking ingress and
stories, generally reflacting the locotion of egrass and service access moy not be
refail spaces or spaces of inferest o the located on the major iraffic-comying Figure 6-14 Seclion showing oclive use on sireet
ian. streets, ‘ fronage; parking goroge is nol visible
from the sireel

o Theground floorof the base building o Porking garge &xhaystvents should not
facing the street should be visually open open ono pedesiian woys or sidewalks
fo provide padesirion injerest. Retail along a sireet, Infokes for garoge
along the sireet provides the bast ventilation may be placed clong exterior
apporuntly for creafing visual inferest, walls adjocent o sidewnlks but they must
clong with entrywoys of regular intervals, ba infegrated info the design of the fagade
show windows, and fransporency fo the and must not negatively impact the
inerior of the buildings. pedesiian experiencs,

Alextindrio, Virginia April 2003 Eisenhower East Small Arsa Plon 4-15
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o Where ihe Plan permils above-grade

parking screened from the street by active
uses, the active use must be g minimum
of 30 feet deep. The active yse should
present a kagade that is typical for the
usa. Funclional windows presenting day
and nightime aclivity, as well as funcfional
bolconies, are sirongly encournged.

Whare the Plon permits porking to be
constructed 1o the sireet fronfoge, the
fogade should be architecturally designed
to emurale the proportions and scale of
the primary use. Moterials should be the
some as the building or similar quality.
The parking should be on integrof part of

the design of the primary building.
Openings should be well proporfioned
with heoders and sills. Architectyral
griles ore encouroged fo screern openings.

o tlighting within parking gorages should
be designed so that the light sources ore
fully screenad from oll public ways.

Tower Elements. The toller “lower elements”
of tha Eisenhower East buildings should be

designed fo the following principles that will
govem their massing. [See Figure 6-15.)

o !ngenerdl, the kaller high-rise building
alaments should be designed fo crealea
varied skyline and o assure air ond light
between the fowers ot tha sireet level. The
pincarment of fowesr alements Is inkendad
1o avoid the appearance of coryon-ike
streets linad with undifferentioled masses

Anwnpledcbtikiﬂgwihnaiwhbdmoﬁm

of buildings.

o The composition of the tllerbuldings o Themassing of the fower elements should
should consist of dearly arficulated base be developed both horzoniatly and
(describad above), middle, and fop verfically with changes of plane,
elements with each of the elements having stepbocks or setbadks, regulor
an infegral relationship 1o the others. sagmeniation, ond occent elements. The
Therefore, the fower slements should ba buikding avficulaion shoukd avoid large,
integrated with the design of the bass and unnefieved planes and simple slob-like
avoid the impressionof an unreloled massing, In ganerol, the fower elements
building slement ploced on the fop of o should siep badk from the base; however,
plinth-like base. it may be desirobis o set porfions of the

tower flush with the build-to line.
6-16 Eisenhower East Small Area Plan Apnl 2003 Alexondrig, Vimginia
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3 Bderior Details and Materials. The buildings
in Eisenhowar East should be construcied of
high-qualily molerials and exterior weaiments
that drow upon and contribute 1o the existing
corext of Corkde and the west end of Old
Town,

o Tha exterior skin of the buildings should
be arficuloted with duroble materials ond
be construcked predominarly of masonry
{incuding stone, brick, file, and precast
concrete], Metal panels or curiain wall
elemenis may be usad s on occent but
are not parmitied as a primary dodding
material, Synthelic matenals such as
plastic ponels or exterior insulation finish
systamn (EIFS) are nof permitted, The
bullding masses should be perceived as
predominantly masonry and should avoid
kirge oreas of glozing. No more thon 49
percent of the building’s exterior should

[T ST
I .
ooy TR . .

An example of o residential fogade using high quality

be glozed. Buildings defining the sireetwoll mode of high quality )
et Highestquel s should be used o’ fethebose |
) o Highestquelitymateria U '
o Therooffines should contribute fo on otthe base of the building Yo enhancs the

active skyline in the Eisenhower Ecsi pedestrion experience of the district, expression lines, or comice lines. The

district. Tower tops should beaﬂl-CU!tllled ensure durabifily, and contribute K the floor slab lines should not be expressed

to meet the sky gracehully and mainiin a public realm. in the exterior focade with exposed sicb

closely integrated relationship 1o the mass ends or with conirosfing materials,

ofthe b‘ﬂlf_"m- Mﬁd‘“ﬂ'ﬂ" penthouses o Masonry should extend from the top of

shoukd be infegrated into the design, fo the building 1o the base with materiols The Ireciment of windows in the fogade !

ﬂ:ﬂﬂm b:furs?n:lp:u'fb such as stone, cost stone, or precast should typically be punched cpenings !

e appearance ol a on e providi lecturol accents, and veriically-oriended instead of

top of o much largervokume, concre ing archilectu I !

Mesondria, Virginic Apri 2003 Eisenhowar East Smoll Area Plan 6-17
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hortzontol window openings. Windows
should have a relofiorship o the
funciions they enclose: residenfia!
buildings may have variously sized
windows, some of which o operable;
offica buildings may have uniform fued
windaws; hotals may have uniform
windows with on operable porfion; sic.

Windows should ba glazed with dear
gloss fo promote fransparency, Darkly
finted or reflective pglass shoud notba
used, :

Balconies should be anclosed by fanking
walls with railings subsiontial enough to
screen siored Hems from view, Floor
slabs maoy not exdend subsiontially
beyond the surface of the fogade of the
enclosing wolls,

The exderiors of the buildings should be
devalopad with detolls such os window
sills and retums, expression lines,
comicas, enirance fecturss, or bay
windows thot give modeling ond scole fo
the building and minimize yse of flat
surfaces with no dapth or visual inferest.,

These guidelines are intended o ensure high
quality and establish characher without presaribing
an exoct orchileciural expression or form,
Thoughths solufions to design problems are
encourcged in the spirit of creofing the best
possible public anvironmentfor Eisenhower East,

6-18
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IMPLEMENTATION

MPLEMENTATILION

Adoption of this Plan is an important first siep in
outkning the future of EisenhowerEast, as the
Plan provides a vision that reflecs the aspirations
of the City, the broader community and the
immedicie siokeholders. Howevar, the mare
presence of a planning document and the
existence of asignificant markst opportuniy for
the development of commercicl and residential
space ot Eisenhower East do notby themselves
guaraniee that the program will be successfully
irmplamenied,

Recart history overwhelmingly reflecs the factthat
urban development is an exiremely complax
process, and ona that is continuausly buffeted by
riskand unceriointy brought aboutin large part by
a dynamic economy thot is changing ot on ever-
accelerviing rais of speed. Thesa issues are
magnified here as well by the scale of the
proposad development - its sheer scale roises
planning concams that would nototherwisa
surface with a smaller project; andthe likely
length of cheorphion virually guaraniees that there
will be a nesd o maka numerous adjustrments fo
the Plan before it is completed.

Given the scole of the underoking and the
dynamics of the marketplace, sucoessiul
implementation of the Eisenhower East Plan will
almost ceriainfy require the confinvous and
exfonsive involvemant of the Cily of Alexandrictin
orderio maimoin the integrity of the longerterm
vision thathos been established, and exercise the

Aaxandria, Yirginia

Apr|2003
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necessary leadership fo ensure that both private
and public actions faken remain consistent with
the broader goals and objeciives fortha
neighborhood.

Morneover; f recant wperiance in comparabla
devalopment confexds is any guide, this lsadership,
of necesstly, will have o ba proactive in nature
rather than the mom passive role that would limit
involvementto regulckory and administrolive
procaduras, Tothis end, identified below ore o
numbar ofslements that need fo be considerad in
the forrulation of 6 delafed approach o
implemanting the Eissnhower Ecst Plan.

With tha langth of tima involvad in kaking a project
from Inifial conceptualiztion o adual complation,
it s absolulely paramount thatthe dewelo pment
process be fair, aasonoble and completely
undentondable. Developars need 1o know the
rules of the game and the accepibla development
parameters. Such communicafion shortensthe

design and execution of larger mixed usa
develcpmants—porticulary mulfi-phase projecs,
where thera will be an axtensive tima lapsa
between inifidl planning and zoning.and adudl
execution, In such confaxls, the developer needs
the flasibifity fo respond fo changing market
condifions, providad that overdl| gocls and
objedlivas forthe Eisenhower East planning
dishict are realized.

PROACTIVE LEADERSHIP

Given the number of siakeholders, the range and
maghitude of their concems, and the likely length
ofthe build-out of Eisanhower East, it is
recommanded that the Cily fake a proaciive role in
direcling and implemanting the Elsanhower Easf
Plan. This involvement can be structured ina
number of different ways, includings

*  Utilize an existing Cty Deporimant as the

represankiiives and properly owners, ko
provids on-going lsadership ot the local level,

Whether working withinthe exdsfing Citystruclure,
with @xisting organtzations, through o public/
privale parinesship, orcombination therecf, the
City noeds fo tuka a sirong rola parbiculardy during
the ransition period from plan fo implemerafion.

ttis inportont that o leader or laad agencybe
designated—one who has experience In,
underskinding of, and appreciation forurban
contars. This individual/agency could
*champien” EissnhowerEost and effectively
manage the many facets of a quality uiban
development,

The public/private parinershipapproach isone
way fo bring fogether all of the stakeholders with
intarest in the successiil implemeniation of the
Plan. An example of such an organization is the
Ballston Farinership that was formed to assist in

procassing time, reduces risk and halps primary point of contact and manogement the implernentation of new developmentamsund
devalopars obtain nacessary financing, entity, with designated stoff focused primarity the Ballston transt station in Aringlon County.
onthe Plan implemantation;

Moreovet, fo the degree thatthe plart and plan- The Ballston Parinership mpressnis an alliance of

approvol process are stabla, there is grecter »  Support the rola of tha City with assistance davelopers, businesses, residarss and local

cerfainly for both skdes about lond values, from exdsfing erganizations, such ar the officials that advocorie and market the Ballston

developmant rodes and fisture financial refums for Eisenhower Parinership, building their area, The model that may be considered forsuch

both the public and private sectors, fadors that capaciyfo fake on a more aclive leadership an omganizafion in Aleendria may be thatof o

are key fo finandial plonning. role;and/or special fax district; which in this region, Arkngton
is establishing In Rosslyn, and has already been

ltis increasingly recognized that rigid zoning »  Establish a public/privata parinership, eskablished in Marviand and Washinglon, DC,

ordinances are oflen detriments to the successful indluding City officials, communily

72 Eisenhower EastSmall Arma Plan Apil 2003 Alewandria, Viginia
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Implementation Efforts

»  Facilitafing the adjusiments in property

I MPLEMENTATI!I ON

As mary of the benefils of public investment in

Realizing the successful implementaion of the boundaries to realize tha street network ond Eisanhowsr Ecst ore fo be local in nature,
Eisanhower East Plan will require proactive effors block development aras outlined inthe Plan; considerction should be given %o credtinga
inthe following: funding mechanism thatequitablyshares the cost
. Sinr:mﬁnga comprehensive epproach forthe ;'f. providing the mcnlluw‘i:ﬁ%thudmh among
+  Praparing a block-by-block davel t funding of the improvements that benefit the vorious benaficlaries. The City may wont to
with spacific gl.n'da-:yn-et:l to orwu?:: el districtas a whole; consideran organization that is self-funding and
construction that reflects the vision of this hasthe ability o raise funds. Thistype of
Plan; *  Coordinating and implementing the roadway pmgmo_o_ddhndhmquhdhﬁnswdum
networkand ctherinfrastrucure and sarvices, and amanikies through some form of financing that
¢ Modifying tha curent zoning o reflecta including the developmentof pro-rufa shares shares the burden between the Ciy, Eisenhower
Jexibla performance-bosed approach o for specific portians of the improvements; East properly ownaers, developers, residents and
developmert; _ businesses. A common form offinanding public
' »  Coordinating e development of detailed improverments thatshoukd be considered is
*  Esioblishing a sirategyto coordinate and des;g;brthe public open spaces, und through locutly devisad Special Tax Districts.
hasa developmentic ; fmy nition of fhe parks and opan spaca ) .
sevalopmontphad:igm ok program indudngﬂ\enulhodo!::;forpq Special Tax District Funding
funding the program through development in orderto fund the necessary public infrastruciure
*  Working in concer with the private sector on assassments; thatwillenable the crection ofa viable, qualfly
a oordinated retoil siralegy to ensure the urban environment with ransit orianted
dsvelopment and markating of a sucosssful ¢ Implementing ofair-share Affordable Housing dmloprrxeminﬂw?Eissni\owarEudamﬂwe
refoil center, with g desirable synengy of use Program; crection of a special district fo raise funds fo
and adivities; finanoe infrastruciure may be the
. Worldng WHhﬂ\BCHV"COW |mp|mm MWOY forihe Ci‘f‘“ﬁondhﬁﬂmt’h
*  Adopting detailed design guidelines for new Program and developing cther funding ful achieved.
construdtion that reflectthe stoled architedural sources for the implemeniation of the
principles; *public” improvements in Eisenhower East; ltis clear hot the costs of the desired
od rﬁuﬁ:ﬁm , whan compamd 1o that able o be
»  Establishing a design review board wih provided directly by new davelopment, or by the
members of thedasign professionforview ~ *  Developing and managingthe distict-wida ﬁﬁﬁW%&%“
lopment proj Trans Monagement Progra ggap- As
mt?.?ngmiﬁ"d"“m“"‘”“ Poder e offers tools to help namow the funding gop.
Alenndrio, Virginia Apnl 2003 Eisenhower EastSmall Arsa Plon 7.3
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In addifion, bacause of diverse land ownership,
development does not abways occurin @
coordinated fashion. A special distrid can olso
provida a medhanism fo fund needad infrastucum
batween two nearby but non-adjacent development
projects,

The Eisenhower East anea wil reqquire an improved
grid street sysiem, addifional and enhanced
straakscape, on extansion of the Meio platform 1o
the north side of Eisenhower Avenue, new public
parking struciures, as well as the acquisition and
development of addifienal apen space. In
addition, enhanced public services fabove and
beyond those normally provided by tha Ciy)
could be fundad, such as fransit shuftle services
and other enhancamards thatare typically
providad by many business improvement disticss
in the United Stales,

While the boundaries of such a district will need
o be determined, the core of a districtwould likely
be defined bythose projects thatwould
significantly banefit from tha planned infrastruckure
improvements such s the Mill Race project; the
US. Ratentand Trademoark Office project; as well
as the area bounded by Holland Lone, Telegraph
Road, Duke Strest, and the Capital Beltway.

I should ba noted thet the approval of the Mill
Race projactincluded a provision for a speciol fox
district,

Coo 1
[[] cwor:
[] conem
[7] ros
1

Caamw
P

“ »

Figue 7.1 Propossd Zoning Changes
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Development Controls

The implemeniction ofthe Eisenhawer East Plan
necessikates the following changes to the CDD
zoning text and mapping {See Figure 7-1,
Proposed Zoning Changes):

CoD2:
Amend mapping %o include Blodas 16,20 and 23
and fo delete Blocks 22, 24 and 25A

NewCDD11:
Create a new CDD 11 fo inchrde the mapping of
Blocks 24,25A, 26,27, 28,29 and 30

POS;
Amand mapping o include all of Blocks 22 and
31 as publicopen space {POS)

Both CDD 2 and CDD 11:

Zoning text fo indude the development controls
foreach davelopmentblock, as delineated in
Figura 4.8, asfollows:

*  Allowable gross floor area {AGFA)

*  Building haights, fo include maximum height
of tha building base and the suggested
locations and maximum height of fower
buildings

*  Size of publicopen spaces

*  Prindpoi use

*  Required location forground-level reail use

Spedific provision o be included in the texito
note that development figures reflect the iransfer of
densly for fhe entire site fo a smaller net
developmant area, prohibifing developmenton
any porfion of the properly delineated in the Plan
for public open spoce or eadways,

Design Guidelines

Davelop detuiled block-by-block design
guidelines fo ansure the implementation of the
desirad urbon form, retail streetscape ond building
aficdation compatible with the architectural
principles outlined in the Plan. These design
guidelines should then be adopted by the
Planning Commission and used in tha design
reviaw of individual building projects,

Design Review Board
Establish o Design Review Board to review and
approve ths construciion of all new private
development in the areas oulside the approved
Carlyle CDD areq, in accordonce with the design
guidelines ofthis Plan or adopted pursuantto this
Plan,

The Design Review Board should consistof the
following members:

*  localAcchitect
*  Ciy Planningand Zoning Direcior
*  Non-esidant Archited/Urban dasigner

I MPLEMENTATI ON

»  Cifizan with demonsiraled experfise in design
and archieciural issves
e

Retail Strategy

The development of Eisanhower East envisions the
creakion of @ vibrant, successful retail/
snierinment cener as an integral part of the new
community, To ensuna succass reflective of the
Plan, itis imperctive thet the City work ina
cooperdtive, coordinated mannerwith the private
seciorand the properly owners fo developa
strategy and bring the envisioned relail center o
reclily.

The mlocation of Mandeville Lane, approsimaaly
BO featto the north, and the infroduction of retail
along the face of Hofiman BuildingOne isan
imporant slementio balanca the stand-off security
neads of the Depariment of Defansa tencnts with
the crealion of a fively rekail/entericinment cantes

Land Adjustments

Cily needs fo fake a leadership position and
faciliite the following adjustments in fand
ownership in orderio fadilitale the development as
proposed in the Elsenhower East Plan:

*  Boundary between the American Trucking
Association (Blocks 19 and 20) and Hofiman
properties (Blocks 11 and 12)

Aleandria, Virginia

Apil2003
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¢+ Alaxandrio Sanitation Authority land — spli
incorporation into the block primarily owned
by Carlyle Development Block P Carlyla) and
land ownad by Viginia Concrefe (Blocks 26
and 28)

*  Ukimate voeation of Hooffs Run Road - split
beiwesn the property owned by Caryle
Developrnent and thatownaed by Hoffiman
(Blocks 25A and 258)

* Disposition of kand cssociated with
reconfiguration of the cindle at Eisanhower
Avenus and Holland Lane

*  Rights from JPl o extend Elizabeth Lane over
tha RPAto conneact into the JP| anirance af
Mill Rood (Block 21)

»  Acquisifion of right-of-way from ATAfor

John Carlyle Sireet (south of Eisenhower

Avenue fo the public square)

¢ Hizabath Lane Bdansion (Mill Road to
Eissnhower Avenue)

*  ParkRood

*  Meiro Station Road anthe aastside of the
Mairo Siafion

*  Reconfiguration of the traffic circle at Holland

Lona

The above roads should be implamented by the
City and funded by both tha public and the private
sector wih a defermination of the appropriale koir
share contribulion of sach of the property owners
ordavelopers. Thesa improvements will need o
be further prioritized and coordinated with the

All otherstreets ond the cllendant sireetscapes
generally serve and bensfit one developmentand
the costof implemeniafion of the improvements
should be bome by the adjoining or
sncomnpassing properly owney'developer.

Development Phasing

The succass of Eisanhower Eqst is predicaied on o
mixof land uses consiructed aver o pafiod of fime
1o meetthe market absorplion fo creais a dynamic
neighborthood, encourage the use of ransit, and
mifigate the potentiial negaiive traffic impacis. The
privere sacior must bulld in a coordinated,
planned mannerio ensure o general baloncs of
uses. The development phasing should not be
loft merely to the whims of the current market or
availabls finandng. The Plan identifies a primory

S i ; .
N v:;:tkh;rﬂr;‘ m::‘klzgc)' o . implemandution of planned privere development oo o the alowable medmur amoont of
implement developmentaroundMetrostafion ~ The following strests have been idenfifiad as developmentforeach bock
serving more than one development project or Tha rfentis o provide somed ofBecbitly
hipwithin Eisenhower Ecst: @ jrman 6 dégree
i A LT
& major n e . . i in ne, ing
vﬁ:ﬂll‘fdl}equ:?::hminingﬂmeqn;fueorhirsham A °"°““l Lane fsdensonsoch ofEisenho¥S e CityDeprmant of Flanning and Zoring s
implomentakoncloment ofhe lonhoskdartfied  * Roadaround John CarleSquare m”m"""“m“ o oo i
the following roadwoys os streels that efleclively lando locotions as needed, i dud? the "
serve aff pr:gporﬁeswdhin Eisenhower East: The above roads should beimplemeried by the e:q:lo::iaion of oppr;nuh me;::vm bngé
City and funded at o dafined rfic by the private underiaken ifthe desired bakincs is not being
. Eisan} Avenc sedlorwith a determination of the fair-share achioved,
v Souhem S:met ® contribution of each of the chutting pro perty
. MilRood | owmens or devalopen benefiing from e In addiion, the treet and iy infrastruchure
roadways, must be coordincted % sarve the private
development and the ganeral needs of the Chy,
7-6 Eisenhower East Small Area Plan April 2003 Aleandria, Virginio
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The following streetand streetscape, opan space,
and transitimprovement phasing has bean
establishad forinitial plonning purposes.
However, the City should work closelyto refine the
phasing as the construction of privcte secior
development proceeds.

Shon Term Improvements {2005 - 2010)
*  Sheets and Sireetscopes
o EkenhowarAvenue {complafion of the
tmprovements fo be coordinated with the
completion of the new Mdl Rood ramps
1o the Capital Beliwoy) and conversion of
the fraffic cirdleto a “T" infarsection
o MillRoad (south of Eisen hower Avenue)
o JohnCaryle Sireet Exdanded (between
Eisenhower Avenue and the public
square)
*  Pareand OpenSpace
o Porion ofthe park along Eisanhower
Avenue, westof Mill Rood

Mid-Term Impravements (2010 - 2015}
*  Streets and Streeiscopes
0 RoaduroundCarMaSqumSomh

v Tonsit
¢ Bxdension of tha Metro Station platform
and construction of north entrance
o Reconfiguration of Bus fucilities ot Meiro
Siation

Long Term lmprovements 2015 - 2020
»  Streots and Streetscopes

o Southem Strest

o EHlizobeth Lane Edended

o FarkRood

*  PadsondOpenSpaca
o RPAand adjaining City park ama

Infrastructure Improvements

As new developmaentand road construction is
vnderkaken, it may be necessary fo improve some
of tha area’s Infrastruciure systems and facilifies,
The crea indudes major storm water and sanBary
sawerfacilitias that serve not only the Eisanhower
Eastarea but also majorssgments of the City.

The City's Copiial Improvement Progrom indhudes
funds forsema of the majorinfrastructure;

FMPLEMENTATI!I ON

Parks & Recreation

The Eissnhower East parks and open space
program is predicated upona
system of urban spaces, parks, and conservation
arecs thatore odequalely sizad and propery
locoted o serve the neighborhood and the Ciy.
Bxplict in this approach is forthe Cityto create an
implemenialion programio develop detiled
designs forthe public spaces, acquire the lond for
public use and develop the parks,

In caleuloting the allowable gross floor area for the
develepment of sach propery, the amount of
allowable bullding space was ionsferrad from the
gross sile area fo the niet site area, essenfially
concentrating all of the land value into the smaller
net daveloprnent siie ared sc thal the open space
has lttle monetary value, axcapt as open spoce,
Intha acquisiion and development of the maijority
of the open spaces, the property owners are the
immediate beneficiaries as vakue-added o their
project and must, therefore, provida the majority
&h bm’

o Metro Station Road however, significant funding will clearly be Developmentofthe public parks and open space
o HollandLane Bdended required, through an equitable or foir-share within Eisenhower East will need 1o be further
*  PordsandOpanSpace funding of the mprovements, lo occommodafethe  prioritized and coordinated with the
o Publicsquares adjoining developmant uses anticipied within Eisenhower Eastorthe implamentation of planned privale developmend.
projecs rerouling and upgrading 1o accommodate @ new The implamentalion programshould indude the
davelopmant patiern. delertmination of the appropriaie foir-shore
contibution of sach of the properly owners or
developers.
Aexandria, Vieginic Apil2003 Eisanhower Eest Small Ama Plan 7-7
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IMPLEMENTATION

Capital iImprovements Program (CIP)
The Cily of Alaxandria hes o six-yaorCIP that is
updated annually and which sseks 1o establish the
City's copital priortties within available financial
resources. The CIP includes such elements as:

Transit facBitlas;

Lond for public buildings and fagitias; -
Parka/open space/plaxs;

Streels and sidewalks; and

Other infrastruciure,

Through iis annyal oflocation process, the CIP
considers the phasing schadule lssuas for lorge
capital improvement projects, such s the public
elements of Eisenhower East. Coordination ofthe

The Eisenhower East Plan requires continuous
monitaring of iis ransporiation systems and
parking in ordar o ensure iis capability to provide
foralange dayfime population of employees and
weekend populalion of a comparable mogniude of
o mafortown cender The seivices of a locol
iransportation coordinator (likely cily skaff) should
be engogedio provide on inlegroted approach o
the public transit systemns, Matro and parking, to
ensure publicaccass and convenience.

Of porticular significancato the long-term success
of Eisenhower Eastis the prosision and
managemant of parking. The pure allocation of
requirad spaces by devalopers on a project-by-
project basis hos often proved inadequate and
cost-ineflective in utban centers of comparable

mmbr#mbmntwrhﬂnwt::cm scdle, Inthis regand, comsideration should be
infrastruciure is an important compone e vento.a program of cenfrally-managed parking
development of the phasing schedule, gmdurusbensum that they are properly located,
have cormmon houns and pricing, and ore
Transportotion Management District convenientio the short-term needs ofthe area,
The Eisenhower East Plan calis forthe creation of Properly conceived and managed shared parking
g disrichwide Transporafion Manogement within mixsd-uss amas can reduce the maximum
Program. The manogemant progromwould number of parking spaces required by toking full
include annexation of existing individual TMPs advantage of joint use opportunifies.
into the district program, the coflection of fees,
coordinction and funding of shutfe fronsit
programs through the Ciy's rans# syslem,
monloring of the short fermn parking, management
ofthe frorsitincentive progroms and management
and monlioring of the bicycle program.
7-8 Eissnhower EastSmall Area Plan Aprl 2003 Aeondria, Yiginio
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_Atachrcrit 4.

RESOLUTION NO. MPA 2006-0002

WHEREAS, under the Provisions of Section 9.05 of the City Charter, 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 &s changing conditions may make nccessary; and

WHEREAS, an application for amendment to the Eisenhower East Small Arca Plan
chapter of the 1992 Master Plan was filed with the Department of Planning and Zoning for
revisions to the text and the figures of the Plan; and

WHEREAS, the Department of Planning and Zoning has ana]yzed the proposed revision
and presented ils recommendations to the Planning Commission; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on
Junc 6, 2006, with all public testimony and writien comment considered; and

WHEREAS, the Planning Commissior finds that:

1. The proposed amendment is gencrally consistent with the overall goals and objectives of
the 1992 Master Plan and with the specific goals and objectives set forth in the Eisenhower East
Small Area Plan chapter of the 1992 Master Plan; and

A The proposcd amendment reflects the Planning Commission’s long-range
recommendations for the general development of the Eisenhower East Smatl Arca 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 amendment to the Eisenhower East Smail Arca Plan chapter
of the 1992 Master Plan will, in accordance with present and probable future needs and
resources, best promote the heelth, safety, morals, order, convenience, prosperity and general
welfare of the residents of the City;

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

1. The following amendment is hereby adopted in its entirety as an amendmemt to
the Eisenhower East Small Area Plan chapler of 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:

Revisions to the text and figures of the Plan.

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

ADOPTED the 6th day of June, 2006.

ATTEST: a/Qa"\ g(%.m&r

Eileen P, Fogarty
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Eric R. Wagner, Chiairdan
Alexandria Planning Commission
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