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Introduction and first reading:
Public hearing:
Second reading and enactment:

INFORMATION ON PROPOSED ORDINANCE

Title

20

A0

G-1a- 0l
9/12/20006
9/16/2006
9/16/20006

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.

Summ

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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EXHIBIT NO. .,_.‘;\_______..

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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EXHIBIT ND l \L7'

Docket [tem #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
Pian 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, 20606: 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 earlicr 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. Inregard 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 to 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 Street), 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 Development Plpellne

greater Washington has meant prmcrmams -

that the neighborhood’s build-out
is occurring faster than [
anticipated. = The EESAP §&
anticipated ultimate build-out

in the development plannmg e I'Ii
process at cither the preliminary, 1
concept, or final stages within | ' ST Nk » ,,-
the Eisenhower East/ Carlyle BEZ i Py fﬁ:..,
CDDs. This figure includes the

6.68 million square feet of development approved for the Hoffrnan Concept Plan, which may take
10 to 15 years to achieve full development.

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 well as
those undergoing current review, have remained consistent with the spirit, intent and goals

2



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) Hoffman Concept Plan: Plan submitted by the Hoffinan 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
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
to the Eisenhower East area and in keeping with the tenets of the Small Area Plan;

1L 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 Hoffman proposals, most notably along at the Hoffman 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 measurements:

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 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 (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 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 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 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.

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. isio ni Hoffman Concept Pla

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 culminated 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 Hoffiman Concept Plan, which accounts for the majority of
revisions within this proposed amendment.

The Concept Plan and Stage | 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 achicves 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 properties
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 Speciat 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 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 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 Biock 9A and 9B, as per
the approved Hoffman Concept Plan.

3. Revisions Pertaining to ATA Height 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 affordabie
housing, as per § 7-700 of the Zoning Ordinance. In order to facilitate the provision of affordable
housing, this amendment seeks 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: 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

evisi P i to Marriott Transfer of Deve le Area

The proposed Development Special Use Permit #2005-0011 (Marriott) includes a transfer of
development area to Block 16 (Marriott) 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 #2005-0011 (Marriott) is approved by City Council.

5. *Technica}l’ 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 shified 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.

I11I. 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 a2 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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LAND U s E A N D

considered a suburb of the urban areas of
Alexandria, especially Old Town. The development
patiemn consisted of large, suburban-style
buildings surrounded by parking or parking
provided in large free-standing parking garoges—
atypical developmentpatiem found in suburbon
Americo,

The vision for Eisenhower Eastis for a dynamic
urban mixed-use community within the City of
Alexandria. The intent s fo create a frue “urban
village,” which focuses on encouraging
altematives to the culomobile to create a quality
Alexandria neighborhood incorporating fiving,
working, shopping, and enferiainment. The key o
creating a vibrant urban center is maximizing the
potential of the existing Eisenhower Avenue Metro
stofion. The Eisenhower East Plan calls for the
extension of the existing Meiro station platform
northward aver Eisenhower Avenue fo provide o
direct pedestrian connection from the existing
stafion locofion fo the north side of Eisenhower
Avenue,

The Plan maximizes the use of the station and the
Metro system by enhancing the pedestrian access
lo the stafion, providing coordinated shutile transit
service, facilitoting connections fo Metro with the
city-wide DASH transit systern, providing o mix of
kind uses fo extend the active hours and days of

c
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Figure 4-1 Existing Strest System
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4-2 Eisenhower East Small Area Plan

April 2003

Alexondria, Virginia
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use, and encouraging greater ridership through
incentives provided by a ransporiation
monagement district.

ESeNHOWER AVENUE

The Eisenhower East Plan calls for Eisenhower
Avenue to become a major urtban boulevard.

The vision is for a proud, landscaped urban
boulevard with wide landscoped sidewalks anda
thirty-loot-wide landscaped median. (See Figure
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 on-street parking )

Single lefi-tum horbors and pedestrian crossings
with special paving are provided at each break in
the median; however, sufficient width exists in the
median fo provide iwo left tum lones from
Eisenhower Avenue to Mill Road and the Capital
Behway ramps if the ollemative Elizabeth Lane
exiension is not conshucted (see laler
discussion). The infent is o creote a beautiful
urbon boulevard where the pedestrion will feel
equally athome with the vehidles.

Eisenhowar Avenue (See Figure 4.2, New Sireet
Pattern) occommaodates both local and through-
city iraffic. The new boulevard will distibute
through-city iraffic from the Copital Beliwoy via

Alexondric, Virginia April 2003

Eisenhower East Small Area Plan 4.3
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new express romps. These new ramps, which
land on the extension of Mifl Road, will provide
ingress and egress from the express lanes that
serve Mandand and Washington, DC origins and
destinations on the east side of the river. A future
ramp is also projected ot Stovall Street from the
Capital Beliway to serve Alexandria and the
Eisenhower Valley area,

The UrsaN Streer Grip

The Eisenhower East Plan extends the urban street
grid conceptof roadways and sidewalks
established in Carlyle through the balance of the
area (See Figure 4-2). The urban roadway gnd
establishes development blocks approximating the
size of those found in the original plan for Carlyle
and Old Town. Eorlyin the planning process,
many concems were raised about the abitity for
Eisenhower Avenue to canry the projected through
and local! traffic os a stand alone arterial.

Strotegies were explored for reducing the number
of vehicle trips and fociliating the movement of
vehicles, Establishing an interconnected urban
grid of sireets was considered paramount for
mifigating potenfial impacts and monaging traffic
in Eisenhower East.

The blocks created with the grid network establish
the framewerk for ¢ qualily sireet environment,
which in fum creates a handsome landscaped
pedestrion sireetscape with retail fronfoge where

R CULAT

o

N

4.4 Eisenhower East Small Area Plan

April 2003

Alexandria, Virginia
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appropriate. The infent is fo pattem the
streetscape after the primary stveets in Old Town.
The streets will have generous sidewalks paved
with brick, pedestrian scaled street fumiture, and
classic street lighting.

The grid pattern of streets establishes east-west
and north-south circulation. The east-west sireets
within the grid supplement Eisenhower Avenue in
peak hours when greater capacily is needed. The
street grid provides allemative routes and provides
supplemnental locafions ke occommodae tuming
movements thot slow iraflic flow in peak hour
condifions. -

The Grid Pattern West of Mill Road

The Eisenhower East Plan calls for thres primary
east-west streets in the western porfion of the
study area. Mill Road from its intersection with
Jamieson Street tums westward ond follows along
the northern boundary of the Hoffman propery
and under Telegraph Road, with allemative
connections back o Eisenhower Avenue ond to
Telegraph Road, The existing private Grist Mill
Road that exists on the south side of the AMC
theater complex s extended eastward under the
Metro tracks and through the recently approved
Mill Race development to Mill Road.

On the south edge of the Hofiman parcel, a new
southem boundary road connects through the
ATA property to Mill Road on the eastand extends
to the west across Stovall Street (or in the future

LAND U s E A

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

Akey component of the grid is the northward
extension of Swamp Fox Road which lies between
the Hoffman One office building and the AMC
theater building. This street is currently dosed to
through vehiculor iraffic 1o meet Depariment of
Defense [DOD) security requirements that require
vehidle “stand-off” distances from DOD-occupied
buildings,

The intent of the Plan is fo *harden” the east end
of the Hoffman One building, which would obvicke
the need for a standoff setback along Swamp Fox
Road. Swamp Foxwould then be exdended
northward, around a small park that visually
terminates Swamp Fox, to meet Mill Road at the
north end of the Hoffman properies. Also key to
complefing the grid is Mandeville Lane tht lies on
the north side of the Hoffman One Building.

To provide security setbacks for the Hoffrman One
building, the existing roadway is offset o the
north, providing the required sfandoff disiance
from the roadway to the building. The street is
then extended eastward fo intersect with Mill Road.
The space created by the stondoff distance isin-
filled by retail ot street level.

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

D CIRCULATION

esioblished by the roodway patiem of Carlyle. An
extension of Elizabeth Lane southward to Mill
Road is proposed Yo add capacity for lefthand
tumns from Eisenhower Avenue to Mill Road, and
conversely, righttums from Mill Road to
Eisenhower Avenue.

South of Eisenhower Avenue, Hooff's Run Drive
is vacated ond replaced by the extension of John
Carlyle Street southward, terminating in South
Carlyle Square and connecting around the square
to 0 new roodwuoy, Park Road —that generally runs
eastand west —and parollels a resource
protection area and new park. Dulany Streetis
also edended from Eisenhower Avenue to the
park, and provides o visual exdension of Dulany
Gordens within the PTO complex to the new park
along Mill Run. Additional east-west and north-
south streets are crealed south of Eisenhower
Avenue fo establish circulotion and access, os

well s, reasonable development blocks.

The land in the southeast comer of the
Eisenhower East Study Area is owned by five
private parties and the City. The City wil}
coordinate with the property owners to ensure
appropricte rights-cf-way for the new roadway
patiem. The locations of the new roads have been
esiablished fo facilitate equitable land trades that
will create new rights-of-way to occomplish the
new sireet pattem (see Figure 4-4, lond
Ownership and New Rights-ol-Way)

Alexardria, Virginia

Aprt 2003

Eisenhower East Small Area Plan 4-5
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LAND Use ELEMENT

Land Use/Circulation Strategy

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

Retoil and service commercial facilifies are added o
the land-use mix o ensure the presence of support
fadilifies and to establish a pedestrian-friendly
neighborhood thatis active and vital 16 hours a day/
7 days perweek. Anintegrated system of pedestrian
streetscapes, squores, pkizos, and open spoce/parks

. provide a neckloce of green throughout the area and

green “urban jewels” to enrich the lives of the
residents, workers and shoppers.

Key also to areating a quality living and working
environment s the need 1o reduce the amount of
traffic that potentially could be developedin the
area given the existing zoning and the need to
accommodate unrelated through traffic. A series
of traflic miigation strategies were analyzed, ond it
was determined that within the Eisenhower East
study areq, the Plan could reduce the negative
impacts of iroffic ond enhance the quality of life
through seven key strategies:
*  Create an utban grid of inferconnecied streets;
»  Concentrate the greatest development density
within 1500 feet of the Metro station;

CITRCULATI ON
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*  Achieve a bolance between jobs and housing
commensurale with the ability fo mainiaining
appropriate revenues fo serve the needs of
the City and the neighborhood;

*  Provide @ modest reduction in development
intensify;

+  Creote a pedestrion-fiendly community with
retail/ commerdial sesvices and enterkiinment that
obviates the need for shortinternal rips and
extends the aciivity of the neighborhood overa
16 hour per doy /seven doy per week period;

*  Opfimize the amount of joint use parking and
minimize the overall amount of parking; and

+  Maximize the use of the transit facilities by
implementing a district wide Transportation
Management Program.

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

Urban Roadway Grid Strategy

The urban grid, outlined above, creates the
framework of development blocks for the location
of land uses within Eisenhower Eost, The grid
substantially reduces traffic congestion by
providing alterative roules and tuming opfions,
and in addition, creates a sense of “openness”
throughout the neighborhood. The grid provides
connectivity and creates pedestrian opfions, and
provides opportunities for vistas, londmarks, ond
visual cormidors forimportant buildings. The new
block pattem enhances the development potential
by providing “development ready” sites of a size

L AND u s E A

approgpriate for new urban development.
Lastly, the secondary streets provide for the
location of service entries and ingress and
egress from parking structures.

Land Use Location Strategy

The Eisenhower East Plan copitalizes upon the
public investment in the Eisenhower Avenue
Metro Station and the pofential io create o transit
village ot a development intensity that would not
be able o be atiained within a community served
only by the automobile. A number of studies
hove shown that office and residential uses within
a fight perimeter of major fransit skifions generate
significant increases in transit use. The studies
show that a significant percentage of the daily
office trips within 1500 feet of a major fransit
station are by transit. The use of the autornobile
is diminished, resulfing in a reduction in the need
for street capacity and porking. Similar studies
have shown that residentiol uses within the 1500-
foot radius — and indeed further — provide heavy
ufilizotion of transit. Residential uses dosetoa
fransit stafion are valued ot least 15% more thana
similar residential unit in o non-fransit locafion.
An added benefitis that the residentiol uses neara
fransit station use the transit for a longer period of
the day (as opposed o heavy use onlyin the
peak hour for office use} and during all seven
days of the week. The Eisenhower EastPlan
locates the highest office and residential densities
within a 1500-foot radius of the Eisenhower Avenue
Metro Station, In foct, of all of the planned new
development, 73% of the office area, 66% of the

N
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residential and B2% of the retail/
enterfainment uses are located within 1500
feet of the Metro.

Land Use Balance Strategy

To create a dynomic day and nightime community,
the Eisenhower Ecst Plan calls for o balance of
office, residential, hotel, and refail/enteriainment
vses. Troffic sfudies early in the planning process
indicated thatthe bolance of residential and office
use (somefimes known as the jobs/housing
balance) hos more effect upon traffic impacdts than
otherfaciors such as location of uses or reduction
in the intensity of the overall development. Bosed
upon these studies, the Eisenhower EastPlon calls
for providing residential accommodations for
approximately one resident for every twojobs.
Assuming an average of 3.5 10 3.75 employees for
each 1,000 SF of office and 1.810 2.0 residents
foreach 1,000 GSF of residential development, an
equal balance between the area of offica and
residential results in approximately two jobs for
every resident; therefore, the Plan calls for the
distribution of the gross square feet of new
residential and office uses on a 50/50 basis. This
balance is consistent with the goal of reducing frip
generaiion and ¥uffic, development economics and
economic benefitio the Chy.

Land Use Intensity

In addition o the requirements fo balance the land
uses between office and residential, it was
determined through the planning process that fo
achieve the desired reduction in troffic impacts,

Alexandria, Virgiﬁiu
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some modest reduction in overall
development intensity {from existing
maximum zoning) should be incorporoted
into the Plan.

Several altematives were considered. The most
siraightforward and equitable approach found was
to base the allowable building floor areas on
gross square feet rather than net square feet, This
Plan requirement, in addifion fo areating a modest
reduction in allowable area and providing more
certainty in the actual size of buildings, will result
in better buildings bacause the incentive fo
construct occupiable floor orea with ceilings
heights less than 76" would be eliminated,

Retail/Commercial Strategy

* The Eisenhower East Plan incorporates a regional

serving refail/entertainment complexand a
neighborhood serving area to provide for the
needs of the worklorce and residents of
Eisenhower East. These facilities provide the
necessory refail, restourant, enferfoinment, and

C
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the use of transit and limit the number of
single occupancy vehicles on the streef.
Transit Strategy

The Plon includes the formation of o district-
wide Transportation Management Program
(TMP) to ensure a coordinated program of
policies and incentives to maximize the
utilization of the existing and proposed
transit infrastructure in the area.

Impact of the Seven Traffic-

Reducing Strategies

Each of the seven key strolegies are carefully
integrated into the land use and dirculation
aspects of the Plan. The synergy gained through
infegrating the seven strategies info ane plan
results in substantiol improvements in the traffic
performance. In January of 2003, Wilbur Smith
compared the AM and PM peaks fraffic flows on
Eisenhower Avenue under the Eisenhower Eost
Plan with their eorlier shudy that had determined
the traffic flows for maximum development under

the current zoning.

The results of this analysis indicoted that the
Eisenhower East Plan will have 25% fewer

trips in the PM peak hour than the build out
scenario under the current zoning and 29%
fewer trips in the AM peck hour. The overadll

reduction in average daily troffic (ADT) was
17%. Perhops of more importance is that
the projected performance of the major
infersections under the Plan performed
exiremely well. Below is the projected level
of 2020 Build-out Peak Hour Levels of
Service ot major intersections located within the
Eisenhower East study area. (See Table 4-1.)
The comprehensive troffic analysis also showed
improvementio the level of performance for
intersections located outside of the study oreq,
induding:

AM Peck Hour:

Duke Street & Taylor Run Parkway: Level Cto B
Duke Street & Diagonal Road:* Level F to
E -

Duke Street & Holland Lane:* Level F to E

service facilifies fo lessen the need for frips

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

City fo fulfill daily needs. A variety of restaurants

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

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

Parking Strotegy Eisenhower and Swamp Fox Road LevelB | LevelD

The Eisenhower East Plan parking strategy (see

discussion below) oplimizes the parking for each of Eisenhower and John Cariyle Street Level8 | LevelC | qip1 4.1 Projected 2020 Build-out
the uses within the planning area and estoblishes o Eiselimwer and Holland Lane LevelA [ Level A Peak Hour Levels of Service
limitafion on the amount of porking fo encouroge

4.8 Eisenhower East Small Area Plan Apnl 2003 Alexandria, Virginia
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Figwe4.5 land Use

» Eisenhower Avenue and Mill Road
Extended:* Level F 10 B

PM Peak Hour:

*  Duke Street & Taylor Run Parkway: Level
FloD

»  Eisenhower Avenue and Mill Road Exended: *
levelFto C

(*Without the Plon, these intersadtions are projecied fo

operale at foiling levels.)

While traffic reductions resulting from the
Plon occurred at the other Duke Street
intersections, at Collshan Drive, John

Carlyle Street, and Reinker’s Lane, these
intersections continue o operate ot over-
capacity in the 2020 Buildout Year.

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

D CIRCULATI QON

generated from Eisenhower East under the
Plan. Overall, projected traffic reductions
(in ADTs) of 17-18% are onticipated along
these streets with the implementation of the
seven stralegies integral to the Plan.

Land Use Concept

Lond Use and Development Allocations
Figure 4-5, Land Use, indicates the location of the
primary uses on each block. The Land Use Plan
and the following Development Controls (ihat will
be incorporated info the revised and new CDD
zones) indicate the intended primary lond use of
the block, required location for ground level retuil,
the allowable gross building square foolage for
the block, the maximum height of the building
base, and the suggested locafions and maximum
height of tower buildings.

While the Land Use Plon indicates the “primary”
use for the block, the Plan encourages a mix of
uses on each block and includes provision for the
transfer of the primory use from one block 1o
another within an individual CDD. The optimum
location of land uses wos established following an
analysis of the proximily to the Mefro, proximity fo
major roadways, adjacency Yo parks and open
space, distance from noise, and other
erwironmental hazards.

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

Alexandrig, Virginia
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areas) under current zoning, a factor for
above grade parking, the ability of the site
to accommodote the development, the
distance to transit, the appropriateness for
large or tall buildings and the balance
between the land uses. The Plan is predicated
on modifying the King Street/Eisenhower
Avenue Melro Stofion Small Area Plan 1o incorporaie
the provisions of the new Eisenhower East Plan,

The Plan recommends modification fo the
boundaries of the existing CDD 1 and CDD 2
zones and the creafion of a new CDD 11 1o
incorporate the land south of Eisenhower Avenue
and eost of Mill Road. Design Guidelines for each
block to achieve the vision of @ quolity urban
neighborhood will be developed by the
Department of Planning and Zoning and adopted
by the Planning Commission.

Figure 4-6, Existing Zoning Boundaries, indicates
the location of the existing zoning in the planning
area and Figure 4-7, Proposed COD Boundaries,

- indicates the properties to be included within the

CDDs under the Plan, including the revisions to
CDD 2 and the location of the new CDD 11, The
zoning of the properties located outside the
proposed COD boundaries will retain their existing
zoning under the Plon. The Plan recommends the
location of the principal land use using o block-
by-block approach that is based on the
desired and appropriate location to achieve
the vision and objectives for the Eisenhower
East community, lt is imporiant to maintain

0

Figure 4-6 Bdsting Zoning Boundaries
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a balance of the new residential and office
uses fo sustain the refail uses and the
overall livability of the neighborhood, in
addition to the traffic redudions that come
from a balanced distribution of the office
and residentiol uses. Maintenance of a
50% office/50% residential balance is
desirable.

However, market conditions will likely aHect
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 to office or vice verso)
may be permitted during the development
approval process, provided that the overall
50/50 balance is maintained, a receiving
site is defined and accepted, and the change
is consistent with the principles and intent of
the Plan.

Achange of use that results in the transfer of an
equal amountof square footage fromone parcel to
another may be done administratively, Achange
thatincreasesthe amount of building area on a
parcel shallbe made as anamendment o the
Masker Plan.

Figure 4-8, Block Mumbers, indicates the block
designations used in the Plan. Figures4-9 and 4-
10, Development Controls for CDDs 2and 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 floor area for each block
includes afador o accommodate the above-grade
parking that cannot be incorporated in wo levels of

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

Retail Centers

The City commissioned o market study by o
national real estate economist to assess the
potential for retail within the Eisenhower
East study area (see discussion above - Real
Estote Market Context). The results 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 draw
with the existing and polential entertainment
venues, there is a market for o regional serving
retail/entertainment center Jocused on the Metro and
contained within the Hoffman Town Center,
as well os a neighborhood serving
convenience retail center at the east end of
the study area south of Eisenhower Avenue
and located on the exiension of John
Carlyle Street.

Nt {? [}

Figure4-8 BlodkNu
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L AN
Property Block { Net Devalopment | Principal Use| Allowable Gross | Building Height | Maximum Tower | Ground Floor
Name/Owner Site Area® Floor Area {Stories) Helght {in faet) Retair*
Holiday lon 1 179,11 Hote 101, 10-15 i
Hoffman 2 168,400  Office 4,45 16-15} 2
West Side Garders : 34,800  Gpen Space]
Hoffman 3 98,700] Office 90,367 1015 3
Hottman 4 59, 700} Office 685,078 10-15 36,950
Hoffman 5 56,400 Residentlal 329,841 10-15 220] 2,
Horth Square 10,900 Open Space
Hoffman 6 195,21 Office 1,036, 10-13 150| 33,500
Hew Retall 5 i Retatl 50, 12 w0 50,000
Holfrman 7 105,800 Retall] 25,0004 12 20-40] 25,000{
Existing Clrema 7 - Retail] 136,0004 136,000]
Haffman 5 59, 200] Office] 492,430 2 2 31,0000
[Hoftman 9 82,500] Hote] 551,206) 152 z% of
|Hotfman o8 7410  Office 363,142 20250 o R
|essenhower Sation | 98 21,200) Open Space |
[#erro 10 9, Retail 5,000 12 20-40 8,000
Hoffman It 66,600]  Residential] 616,456 15.25 250 50,000{
Haffman 12 48,5000 Residentil} 545, 762) 15-25 15,000
il Race 1 59,260 Fesidential] 0, 15-25 2 12,000
Hoffman 14 109,400] petail] 18, 1.1 20-400 18,
Approved Parking | 14 1 | 100]
Andrews 16 20,801 Hotel 127,000} 10-15 150]
Ml Race 17 77,50 Office 406,000( 15-25 200] 4,
Ml Race 18 76,700 Residential 525,000] 1525 220 14,000]
ATA 9 57,0000  Residential] 395, 1525 245/
[rpaspark 19 55,000 Open Space
AT 20 77,100 Office 585,000 10-15
Sknpson, Phase 1 3 50,100 Qtfice 98,000, 1015
Simpen, Phase 2 Y] 92,400 Office]| 304,000 10-1 200]
;Mmmwmm-mmmwmdmmwr d ory best avallable inf : Thits site area may be adjusted in the sctual creation of
ey,
**Reflects desiced location and Accessory retal may be provided on sites ot noted for retadl,
Figure 4-9 DevelopmentConrols CDD2

N
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Figure 4-11 indicates the prima Net Development | Principal | ABowabie Gross] Buiiding Height | Maximum Tower | Ground Floor

cgncentraﬁons of re?ail/en‘:edair:ymeni uses Name/Ownet | Bock] " gite area® u«m Fioor Area (St?ﬂn)' Helght (in Feet) |  Retall

and the general sireet frontages where Park z 116,000] Open Space

ground floor retail must be locoted. oftman ” o, 1;r office 176,007 15 200

The Plan envisions refail/enterfainment uses as an Hotfman 24 48,2000 Residential 4, 10-15)

infegral part of the development of Eisenhower

East. Theinfentis fo create carefully plonned éoa.rdneur:y 5,300 Open Space

refail centers infegrated into the other uses fo Hoffman A 60,400 Residentiat 175,840 10-15, 0

create the desired vibrant mixed-use community, 22,000
Cartyte 258 66,800,  Office 204,000} 101 200 '

The retail and enterlainment uses must be 4,000

corefully planned o create a modem, cohesive orsie Bock Tem o 0% b =

urban refcil environment, rather than just m“g““m 41,000 Residentiel 124, 48 100

accommedating refail in the ground floor of

buildings along street frontages. Several po- Cartle Sauwe om"spml

quality refail environments have recently Alex Mini-Storage 73,300 msidendll 350,000 4-31 100

been consiructed in the Washington, DC

Metro orea, and Clarendon, Bethesda, and Virgina Concrete 83,600 md’"‘“’ 282,000 “I g

Silver Spring. These mpdels can serve as Hooff-Fagelson 55,500, Residential* 170, ) 100}

examples of quality planned retail

environments. Hooff-Fagetscn | 114,000  Office* 512, 1015 200

Hoffman Town Center Figurs4-10 Development Cortoks CDO 11

The Eisenhower East Plan indudes a major retoil *Public utifity use may be penmited pursuont fo the

enterfninment center as an integrol part of the provisions of the underlying OCM (100 zone, ifthe

Hoffman Town Center. To achieve the maximum Ale:ondnaSumbﬂothorﬁy ccauires the propertyfor

synergy between the entertainment and exponsion of thelr fackies.

refail facilities and the office ond residential

uses, the Plan envisions the City working

closely with the property owner to create a

detailed plan and implementation strategy

for a retail center streiching from the Metro

station and Meiro Square northward clong

4.14 Eisenhower East Small Area Pian April 2003 Alexandria, Virginia
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Swamp Fox Road past the AMC theater
complex and anchored on the norh by o
quality new hotel.

The AMC theater complexis key o establishing a
refail/enfertainment center that will not only serve
the residents of Eisenhower East and the City of
Alexandria, butwill serve the entire region.

Studies conducted by the City indicate that already
the AMC complex, without the support of
edditional restaurants and refail, is a regional
drow. The theater has attracied more than 1.128
million people in its first year of operafion and
envisions oftracting 1.4 million people in the
coming year. Asindicated in the figure below,
Hoffman Town Center Retail Complex, the
Plan envisions that new retail, restayrant
and entertainment venues will build outward
from the theoter complex.

New retail buildings will complete the semicirculor
drive already envisioned in earkier Hofiman
proposals, with the cenfer of the semicircle
becoming an atiraclive urban space with outdoor
dining and activities as illustrated in Figure 4-12.

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

The retail will extend northward to
Mondeville Lane, where new retail will be
located between the Hoffman One building
and the new sireet afignment. To the east of
Swomp Fox Road, new retail will be located
between the blonk north walls of the theater
and Mandeville Lane. This new retail
matched by retail on the north side of
Mandeville Lane will create an active retail
frontage for guests who park in the
currently approved 2,800+ car parking
structure to be located to the north and eost
of the theater complex. A new urban ploza
or small pork is located north of Maondeville
Lone and on axis with Swamp Fox Rood to
creale a northern terminus to the retail. Key
also to the viabilily of the center is retail
extending from the theaters southward lo
the Metro stafion.

The Plan envisions a mojor retail component in
Block 8 immediately south of the theaters and
fronfing on GristMill Road, Swomp Fox Rood,
ond Eisenhower Avenue. The retail will extend
eostward on the north and south sides of
Eisenhower Avenue, with refail spoce at the ground
floor of the Mill Race residential buildings (Blocks
13 & 18) and the new buildings on Block 12.

A new urban plaza, Eisenhower Station Square, in
the northeast corer of Block ¢ {shown ilustrated
in Figure 4.13), is foced with retail on two sides
and open 1o the north to the Town Center, New
retail is added between the south side of

4.16
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Eisenhower Avenue and the Matro siation is
ravised to facilitate the inferface with other tronsit
while surounding the stotion with refail,

John Carlyle South Retail Center

A neighborhood refoil centeris planned for the
foot of John Corlyle Street south of Eisenhower
Avenue as partof Blocks 25B & 26. As opposed
to the Hoffman Town Center, which will focus on
enterfainment, restaurants, and regional serving
retai!, the John Carlyle Center is thought o
provide for the retail ond service needs of the
immediate residential neighborhood and
Eisenhower Cast in general.

PARKING STRATEGY

Porking is a significant land use component of
any neighborhood and the parking for Eisenhower
Easthas been corefully considered in the Plan.
The key s to provide sufficient parking to serve
the economic and convenience needs of the
neighborhood, while limifing the parking
commensurate with o well-planned transit-orienfed
neighborhood.

Mast planning ordinances establish a minimum
parking requirement for each land use,
which can have the tendency o provide
parking in excess of what is necessary and
thus increasing the use of the private
gutomobile 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 anolysis of

L AND U s E A

the existing parking in the area, the existing
parking program in Carlyle and parking
ratios employed in similar fransit served
areas on the Melro system.

The following are the meximum parking standards
for structures located within 1500 feet of the Metro
siofion:

e
o Llong-term parking 1.66 cars per 1,000
gross square feet of office
a  Short-term parking .34 cars per 1,000
gross square feet of office

*  Residenfial
o 1.1 cars/1,000 gross square feet of
residenfial

*  Hod
o 0.7 spaces/room, plus 1 space for every
eight seats for restourant and conference

space

*  Retuil/Enterainment
o 2.0cars/1,000 gross square feet of
refail/erderiainment

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

D ClRCULATI ON

its attendant parking) exists within 750 feet

of the infersection of Swomp Fox Road and

Eisenhower Avenue fo ensure that adequate joint-
vse parking isin place fo serve the refail, Atthe
fime that 2,000,000 GSF of officeis in ploce the
parking rafio will effeciively be reduced t0 2.0

ams/ 1,000 GSF.

The following are the maximum parking standards
for structures located greater than 1500 feetfrom

the Metro station: .
+  Office

o long-term parking 2.25 cars per 1,000

gross square feet of office

o Short-term parking .25 cars per 1,000

gross squore feet of office
*  Residential

o 1.3cars/1,000 gross square feet of high

rise residential

o 2carsflownhouse unit
*  Remil/Entericinment

o 3.5cars/1,000 gross square feet of

retail/enerkinment

In the case of residential and retail uses, minimum

porking standards are suggested fo ensure
these uses remain competitive and viable,

os follows:

*  Residential - 1 space/unit

* Retail - 2 spaces/1000 gross sq. ft.

Alexandria, Virginia
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To ensure adequote access, the
implementation of the Plan’s parking ratios
will require an aggressive Transportation
Management Program to reduce the
amount of single occupancy vehicle (SOV)
use. The Plan seeks to achieve a 43%
share in non-S0V office irips as a percent
of the total daily trips within 1500 feet of
the Metro stofion. It is believed that this
ratio can be achieved for Eisenhower East
within the twenty-year full build cut horizon
of the Plan os the Ballston/Rosslyn corridor
is currently achieving a non-SOV trip ratio
of 44%. Under the residential parking
scenario, the residential non-SOV trip rafio
is targeted ot o 45% share. The Plon

) recognizes that the current parking ratios in
~ .
the area exceed the moximum standards

outlined in the Plon; however, the standords
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 o phasing in of the parking
standards to accommodate exsting development
and leases, and to recognize that the areq will be
urbonizing overfime. The following are specific
provisions for garages not currently approved:

»  Newgoroges builto serve new facilities shall
meetthe maximum parking standards outiined
in the Eisenhower East Plan;

c
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* Existing on-grade parking may be
maintained on the balance of the
undeveloped land in excess of the
maximum parking standards outlined in
the Plan.

= Property owners/developers with exisfing on-
site parking, when submitfing plans for
approval of the first building to be built under
the Eisenhower East Plan, shall submita
Parking Plen outlining o phased progrom to
transition from the interim stage {where
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 transportation system, a major
concem in the planning of Eisenhower East is the
potential visual impoct of parking structures on the
urban environment. Preliminary opplications
submitted fo the Department of Planning and
Zoning prior fo start of the Eisenhower Eost
planning process showed parking structures that
were more than a block in length and welve
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 a freestonding building linked

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

Eost,

The Eisenhower East Plon analyzed several
options fo reduce the visual impact of the
parking. First, lowering the parking ratio to
encourage use of tronsit and mitigate the
traffic hos the positive effect of olso
reducing the visual impact of parking.
Secondly, the approach to parking at
Corlyle has resulted in a positive visual
urban environment. Carlyle encourages
underground parking and requires above
ground parking to be screened from major
streets by active uses.

The Eisenhower East Plan provides a sfrong
incentive for incorporuting atleast two levels of
underground parking under the entire
development block. The Plan recognizes that
there is a costfor underground parking above the
costofon-grade parking. Indeed, there isa
premium above the cost for open, stand-alone
parking structures. However, it is befieved that the
benefils to the community from changing the
physical approach o parking outweigh the long-
term costs. The more urbanized

' Gross Floor Area (GFA) [s defined as the sum of oll gross
horzonial arsos under o roof or roofs. These areas are measured
from the exterior foces of walls o from the center-line of party
walls. Elavator and stair bulkhaads, muli-story atriures and
similar volumstiric construction, not Involving floor spoce are
excluded.
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communities along the Metro corridors
provide profotypes for Eisenhower Fast.
The new development in these areas
emphasizes the use of underground
parking,

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

The area of the site is multiplied by a factor of .9
{assumes thot 90 percent of the site can be
utilized for underground parking); the resulting
number is then mulfiplied by afactor of 2 to
accountfor the two levels of underground
parking. The underground parking area is then
divided by 375 SF/carto determine the number of
cors that can be theorefically accommodated in the
two levels of underground parking. This number
of cars is then subiracied from the maximum
number of cars fo be parked for the acfive uses in
the block to determine the number of cors that
may be porked above grade. The number of cars
allowed %o 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
Eost Plan has been identified and each
streat is designated as either an "A," "B, or
“C” streets for the purpose of the Urban
Design Guidelines. As indicoted in the
guidelines, each of the sireet types requires
the above-grade porking to be screened to
a different degree. The screening ranges
from the “A" type street where octive uses
are required fo screen the parking from the street
to a “C” type street where appropriately designed
parking struciures moy abut the street facade ond
may be located on the ground floor, (See Urban
Design chapter.) In all cases, itis expected that
cil exposed garage faces will have special
architectural ireatment fo ensure that the garoge
design, materials and scale are integrated and
compadtible with the primary building,

Under the provisions of the Plan, there is strong
incentive for locating ot least iwo levels of the
parking under the building block. Ifthe
developer/property owner intends fo indude the
maximum amount of active use {as identified in
the Plan) on the black, the design generally must
include two levels of underground parking.
However, the Plan offers the incentive for the
developer/propery owner to build more than twe
levels underground and utilize the full AGFA
for active uses.

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

D CIRCULATI ON

Figure4-14 CDD 11 Rorking Flexsbity

developer/owner would prefer, more
purking 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 flexibility o the porking
program in limited locafions and under strict
condifions:

In certain areas with the approval of the Director of
Planning & Zoning, the Depariment will consider
the opfion of parking located one-half level below
grade or on-grade if the parking is
completely concegled by the active use, and
the resulting building volume is not deemed
to be too large for the site. This approach
may be appropriate for high density
residential in the new CDD 11 areq, where
sites are constrained. With the approval of
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the Director, the AGFA would be limited to
the allowable octive use area —a parking
area would then not be included in the
AGFA. (See Figure 4-14, CDD 11 Parking
Flexibility.)

Due to is limited visibility and the location of the
existing Courthouse parking structure, an above
grode parking struciure may be constructed on the
northeast comer of Block 23 abutiing the
courthouse properly where it can be integroted
into the slope between the courthouse and the
subject property. In the interim, surface parking
displaced by this structure moy be replaced in the
new parking garage, in order to maintain the
current parking ratio for the two office buildings

~ onthe propery. The structure must be

architeciurally designed with special atfentfion io
the Elizabeth Lane fagade and constructed of
quality materials. The structure should be no more
than five levels above grode or exceed the height
of 45 jo the upper poropet as meosured from the
sidewalk in the northeast comer of the property
adjoining Elizabeth Lane, Lighting shall be
controlled so that the fight source is not directly
visible from the street. With the approvat of the
Director, the area for this parking structure would
not be counted toward the AGFA, provided that
the visible portions of the parking struciure are
architecturally reated in @ manner acceptable fo
the Director of Planning and Zoning.

In Blocks 2 & 3, because of their location along
the western perimeter of Eisenhower East and

c
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abutfing Telegraph Road, the porking for office
uses in these two blocks may be located above
grode, if the siructures ore infegrated info the
slope adjocent o Telegraph Road, architectyrally
designed with quality materials, and generally
screened from Siovall 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
parapet. Lighting shall be controlled so as
the light source is not directly visible from
the sireet. Provided that the visible portions
of the parking structures are architecturally
treated in o manner acceptable to the
Director of Planning and Zoning, the AGFA
would be limited to the allowable active use
area and the parking area would not be
counted toward the AGFA.

OreN SPACE ELEMENT
Open Space Concept

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

Early on in the planning process it was
determined that the open space and parks within

the planning area should be planned
holistically, rather than having each
development parcel provide a nominal
omount of public open space. The Plan
establishes a coordinated plan of open
spoce and parks along with an
implementation strategy to be undertaken
by the City’s Depariment of Recreation,
Parks and Culturol Activities.

Underthe implementation program, each
development proposal within the Eisenhower East
Plan area would pay a foir share of the cost of the
acquisition and development of open space and
parks serving the Eisenhower East areo.

Types of Parks and Open Spaces
The Plan indudes four fypes of open space and
porks: ,

Parks/Resource Protection Area

Porks and Resource Protection Areas within
Eisenhower East ore the largest public spaces and
are related in form and location to natural
amenifies such as stream valleys, watersheds, and
resource profection areas. Parks are generally at
the edges of a neighborhood and offer large
expanses of open space for formal and informal
recreafional activities. Community amentties such
os nature frails, bike tralls, and recreational filness
trails are located in parks (See Figure 4-15),

Parks/Resource Profedtion Areas: Eisenhower
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Figure4-15 Parks, RPA ond Boulevards
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Park, The Meadow, Community Park (RPA)
Neighborhood Squares

The neighborhood square is generally a
green space with grass ot its center and
trees defining the edge of the space. The
neighborhood square is the center of a
smaller neighborhood unit and provides
formal green spoce for adjocent
development. The park can be used for
informal ond formal activities, such os
concerts, elc. but is primarily a green oasis
in the urban fabric {See Figure 4-16).

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

Square

Urban Squares

The urban squore is o centrally located space
sumounded by aclive uses and covered by a hard
paving material such as brick or stone. Trees
moark the confines of the plaza and provide shade
otthe edge of thespace. The urbansquare is the
location of acliviies such as concerts, outdoor
markets, and oreas for exterior reslaurant and cofé
seating {See Figure 4-16).

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

Boulevard Park Space

The central spine of Eisenhower Boulevard is to
be developed as a linsar park with double rows of
trees, pathways, sealing areos, ample crosswatks,
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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-
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 lands from Eisenhower Avenue
eastward fo the southeast comer of the plan area
where it meets up with Hooff's Run. Much of this
area has historicolly been neglected or paved over
byinappropriate development. The restoration of
the RPA into the Community Park will open up a
cultural resource, as much of this area was part of
animportantwatershed and the outfall of the
historic Mill Run.,

The north side of the RPA is expanded and
enhanced to create a new active/passive park—
The Meadow. A City requirement identified during
the plonning process was fo create g security
radius northward from the police focility and joil.
The near curb of the roadwoy facing the RPA and
the park is located to meet the setback
requirernent, This new meadow area creoles o
usable green recreational open space for use of
the neighborhood residents and the City. The
RPA park will include a recreational frail running
generally east-west for pedestrians and bicydles.

C
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Neighborhood Squares

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

Each of these parks provides open space for the
residents of the southeast portion of the planning
areq, ond, with their position fronfing the larger
Meadow, will assist in fronsitioning to the
Community Park and opening up glimpses of the
enhanced RPA from Eisenhower Avenue. Atthe
west end of the plonning area, West Side Gordens
will provide a natural green open space on the
easterly edge of Blocks 2 & 3. The park will
provide a green foreground o new office
buildings and natural setback—and perhaps a
security setback—ifrom the major traffic cartier,
Stovall Street (See Figure 4-146).

Urban Squares

Included within the Hoffman Town Centeris an
enhanced iransit ploza that will suround the
Mero stafion and provide the interface between
the transit stofion and the bus transit loading and
unlooding zones. A major plaza, Eisenhower
Station Square, is located along the south side of
Eisenhower Avenue fo the west of the Metro iracks
on axis with Swamp Fox Road. This siation ploza
will provide a mojor gathering and social space
along Eisenhower ond anchor the southem
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end of the Swamp Fox Road, the major
north south shopping street and the route
to the entertainment complex.

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

Boulevard Parks

Eisenhower Avenue, with its wide kandscaped
brick paved sidewalks, will be a mojor pedestrian
route. The street will be visually narrowed by the
very large londscaped center median. There will
be o variely of aciivifies and things to see along
the Avenue as one passes by the enhanced
resource protection park, the Metro siation, the
retail and gathering space at the Eisenhower
Station Square, as well as the Patent and
Trademark Museum housed in the grand atrium of
the PTO building complex.

I RCULATI!I ON

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 o broader
segmenit 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 market rote
housing, insufficient federal expendityres for
housing, potential losses of federally-assisted
housing, a need for renial housing appropriotely
sized for families, the increasing demand for
affordable housing in connection with projected
employment growth, and transportation/troffic

concems.

The policy colls for developers of new residential
orcommercial development o providea
coniribution to the City's Housing Trust Fund
{curently in the amount of $1.00 per gross
square foof), orto provide on-sile affordable
units, The City subsequently adopted a
prefarence for on-site affordable unis, in liev of a
monetary confribution, whenever feasible,

While the City of Alexandria hos established this
preferance for on-site affordable units, the subsidy
cost of providing those units must also be taken
into consideration. The Cily encourages
developers to provide to City stoff o
preliminary calculotion of the number of

affordable units that can be provided on-
site, assuming discounts equal to the
formula contribufion. The City wilt
determine on a case-by-case basis 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 @ meaningful number of affordable
units at a reasonable subsidy cost per unit.

Affordable sales units should be targeted to
households who are income-eligible for the City's
homeownership programs {current madmum
incomes are $68,7001or households of one to
iwo 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. Currently the maximum sales
price fimitis $225,000, with a preference for lower
prices (preferably notto exceed $173,200) for
one-bedroom units. These income and sales
price limits will be adjusted periodically.

For rental units, rents {adjusted fo toke into
account any fenant-paid utilifies) should not
exceed rent levels published by the Virginia
Housing Development Authority, under the Low
Income Housing Tax Credit Program, for
households with incomes at or betow 60% of the
orea median income. 1t is anticipated that
some of these units can also serve as a
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housing resource for households with
Section 8 vouchers, although these rent
levels may require households to pay slightly
maore thon the 30% of income normally
required under the Section 8 program.

CoOoRDINATED DEVELOPMENT DisTRICT
ZONE AND DEVELOPMENT GUIDELINES

The proposed CDD zones are struciured fo allow
limited levels of development as a matter of right,
using conventional zones and to allow greater
levels of development for projeds thatundergo o
discretionary review process. The main
considerations for development approval under the
(DD procedures are conformance with the Eisenhower
East Small Area Plan and corformonce 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 areq,
the OC Office Commercial zoning regulations shall
apply provided that the maximum Floor Arec Ratio
withouta Special Use Permit {SUP) shall be 1.25.
The maximum Floor Area Rafio with an
Architectural SUP shall 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 Hoffman Tract, where the
maximum height shall not exceed 150 feet.

LAND u s £ A

Any project proposed for development
under the OC 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 Pian as public
open space or roadways, This provision is not
intended to affect the omount of total
development on the porcel.

Development With a CDD Special Use Permit
Coordinated Development shall occur subjectto
the following guidelines:

Land Use and Development Controls

There shall be o mix of uses in the area induding
office, residentiol, hotel and retail in the location
and amount provided within this Plon.

The development controks 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 and the
desired amount of ground-level retail space and
ore delinected in Figure 4-9,

Change in the principal use of the property may
be permitied within the CDD during the
development approval process, provided thal the
overall 50/50 bakince {counting both CDD 2and
CDD 11} of residential and office use is
maintained, o receiving site is defined and
accepted, and the chonge is consistent with
the principles ond intent of the Plan. A

D CIRCULATI ON

change resulting in the Yronsfer of an equal
amount of square footage from one parcel
to another may be done as port of the
development approvol process. A change
that increases the omount of building area
on a parcel shall be made as on
omendmentio the Master Pian. The development
figures outlined in Figure 4-9 reflect the transfer of
density for oniginal underlying parcel(s) toa
smaller netdevelopment areo, Developmentis
prohibited on any porfion of the property delineated
in the Plan for public open space or roadways.

Design Guidelines

The area shall indude a variety of archifecture and
building heights that are in general conformance
with the height guidelines and architectural
principles outlined in this Plan. All above-grade
parking structures shall be screened by either
aclive uses or architectural treatment, depending
on the type of street on which they are located
ond visible, as outlined in the urban design
section of this Plan. New development projects
shall comply with any detailed design guidelines
subsequently adopted pursuant fo this Plan.

Transportation ond Parking Management

All new development projects shall parficipote in
any eskablished Transporkation Management
District for the Eisenhower Eastarea.

The amount of parking provided with new
development projects shall not exceed the
maximum amount outiined in the Plan,
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Where parking is currently provided at a
higher rafio for existing uses, the property
owner shall submit a Parking Plan for
approval by the City outlining the proposed
strategy fo stage a reduction in the amount
of parking provided to the maximum ratio
by the time 75% of the cllowable
development on the properly subject to
commeon ownership or control is
constrycted.

Street, Open Spoce and Other Public
Improvements

All new development in the District shall
porticipate in any program adopted by the City
Council for the equitable distribution of costs
associated with the implamentation of street,
sireetscape, open space, parks and other public

, improvements necessary to support development
" in the Eisenhower East area.

SoutH Carivie COORDINATED DEVELOPMENT
District {CDD 11)

Development Without a Special Use Permit
Within the South Carlyle CDD areq, the OCM
{100} Office Commercial Medium zoning
regulations shall apply provided that the
maximum Floor Arec Rofio without o Special Use
Permit shall be 1.0. The maximum height without
a special use permit for all property within the
South Carlyle COD shall not exceed 100 feet.

Any projed proposed for development under the
OCM (100) Office Commercial Medium zoning
shall conform te the Architectural Principles and
Design Guidelines outlined in the Eisenhower Eost
Plan.

C
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property delinected in the Plan as public open space or
roadways. This provision is not intended to offect
the amaunt of total development on the parcsl,
Development With a CDD Special Use
Parmit

Coordinoted Development sholl ozcur subjactio
the following guidelines:

Land Use and Development Controls

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

The development controls for each development
block, including cllowable gross floor areq,
maximum building height, the size of public open
spacss, the principal use of the property and the
desired amount of ground-leval retail space, are
delineated in Figure 4-10 of this Plan.

Change in the principal use of the propary moy
be permitted within the CDD during the
development approval procass, provided thot the
overolt 50/50 bolance [counting both CDD 2 ond
CDD 11) of residentiol and office use is
mainiained, a recelving site is defined ond
accepted, and the change is consistent with the
principles and intent of the Plon, A change
resulting in the transfer of on equal amount of
square footage from one parcel to another moy
be done us part of the development approval
process. A change that increases the amount of
building arec on a porcel shall be made os an
amendment fo the Master Plan.

The developmant figures cutlined in Figure 4-10

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

Design Guidelines

The area shall include a variety of architeclure
and building heights that are in general
conformance with the height guidelines and
architectural principles outlined in this Plan. All
above-grade parking siructures shall be screened
by either aclive uses or architectural treatment,
depending on the typs of street on which they are
located and visible, as ouffined in the urban
design section of this Plon. New development
projects shall comply with any detailed design
guidelines subsequently adopted pursuant to this
Plan.

Transporiation and Parking Management Plans
All new development project shai
participate in any established Transportation
Management District for the Eisenhower
East area. The amount of parking provided
with new development projects shall not
exceed the maximum amount outlined in
the Plan.

Street, Open Space and Other Public
Improvements ‘

All new development in the District shall
participate in any progrom adopted by tha
City Council for the equitable distribution of
costs associated with the implementation of
sireet, streeiscape, open space, parks, and
other public improvements necessary to
support development in the Eisenhower
Eqst greq.

Alexandrio, Virginia



13

5

TRANSPORTATION

TRANSPORTATION

Early inthe process of developing the Eisenhower
East Plan, the Planning Commission and City
Council realized the importance of fransportation
in the future development of this area, both in
tarms ofthe amount and type of development and
the futums characler of the area. The desire of
policymakers to see Eisenhower East develop as a
lively, mixed-use environment with office, retail
and residendial uses, supported by open space,
recreation, enfertiment, and cultural acivities,
implied that the fransporiation plan elements must
provide adequate capacily while minimizing the
impadis of naffic.

In 2001, faced with multiple plonning applications
totaling several millions of square feet of
development, the Cily undertook a traffic study o
determine the frafficimpadis related to the
Eisenhower East area if it was to be developed at
the maximum densities under the current zoning.
This study indicated that major intersections along
Eisenhower Avenue failed or required
unacceplable numbers of multiple tuming Janes to
improve the performance of the roadway system.

Aexandria, Virginia
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The failure ofthe cument transportation
infrastructure o support the zoning-driven land
uses and the physical and aesthetic concerns
aboutthe development proposals was a major
impetus forthe Cily to prepare the Eisenhower
East Plon, A plan for developmentthat protects
and enhances the character of the Cily implies a
iransportation planthol supports fransit use to the
maximum exentachievable, with pedesirian-
friendly streets,

TraNsPORTATION OBECTIVES

Given the vision for Eisenhower East, the
following key objectives for the fransporiation
slements of the plan were established:

*  Developmentshould be coordinatad with
available iransporiation capacily;

*  Access should be improved o and from the
Capiial Bettway and Duke Street;

*  Improvements should be made fo enhance
the existing transitfacilities;

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

*  Safe, convenient pedesirion and bicycle
options should be provided;

*  Pedestrian friendly sireets should be
provided;

*  Public fransit modes should be linked within
and without the neighborhood; and

*  ADistict Transit Management Program
should be established.
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Transit and Supportive Design
Principles :

The land use strategies, physical layout, and
urban design characterisiics are treated in greater
detail elsawhens in the Pian, but it is imporantto

nole the ransportation impadts of these principles.

Most of the land area of EisenhowerEast is within
a 1,500-foot radius of a Metro station (either the
Eisenhower Avenue station or the King Street
siation). Ahigh level of ransit use will be needed
1o minimize fraffic impacdis and supportthe levels
of developmentthat are anticipated. Transit trips
almostalways involve a pedestrianfripatone or
both ends of the transit porfion oftha trip; thus,
raking the pedestrian frip atiractive has a major
impact on the increasing the use of transit.
Pedestrian supporive design principles induded
in the Plan involve:

»  Establishing an inlerconneded gnd of streets
that results in shot blocks;

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

*  Cragting o mix of usas overall and atthe
Metro skation areas, so there is pedestrian
activity atali times of day, not just peak
hours;

= Providing aclive refail uses on the street
focades; '

*  Designing sireets of minimumwidths and/or

pedestrian islands, where approprite, fo
focilitate pedestrians crossing the street;

*  Daveloping parking sirategies that minimize
the impact of parking structures, and

*  Credating an urbon boulevard along
Eisenhower Avenue fo provide o pedestrian-
friendly link fo the Meatro siation area.

Given the desire o minimize fraffic impad, any
andallsteps thatcan betaken o make using
transit aitractive should be implemented. The
proposed sirset grid, street widths, mix of uses,
and Eisenhower Avenue utban design elements all
address the needs of pedestrians, and are integral
to the developmentof the overdll transportafion

plan,

These elements are developed and illustrated in
the urban design section in greater detail, where
the street systerns relafionship io the overall vision
and its consistency with the charadler of
Alaxandria are discussed. The key pointis that
making the pedesirian part of every frip atiractive,
direct and safe also supports the desired
transporiction system.,

THe OVERALL TRANSPORTATION PLAN

Consistant with the Land Use/Circulation Strategy
outlined earlieg the overall transpoidtion plan
developed in responsa to the goals and objectives
forthe area involves seven kay sirategies which
are mutudlly supportive, and have been developed
in concert. They include establishing:

TRANSPORTATI!ION

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

2. Aland use sirategy fo locate uses closeto the
Metro;

3. Aland usa strategy fo create a halance of jobs
and housing;

4, A padestrian friendly community;

5. Areduction in development intensity;

6. Adistrict wide transporafion management
program; and

7. An optimized parking program policy.

Streets And Regional Access

The planning process included a continuing effort
to ensure thal the combination of highway access,
local streets, ond transit services would be
adequate to supportthe potertial development.
This process is an iterative process, involving
analysis of potertial land use scenarios within the
context of existing and planned regional
trapsponation improvements, followed by
assessment of options forthe planning area, and
then adjustments in the planned leve! of
development and mix of uses.

This effort was then followed by additional
assessment of the amount of traffic to ensure that
the proposed sirest network ond regional accass
will be adequate—given reasonable assumptions
aboutthe potantial for non-SQV usage by future
workers and residents in the area.
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Priorto beginning the Eisenhower East planning
process, the Cily contracted with Wilbur Smith
Associates (WSA) to perdform traffic studies related
to the planning area, Initially, the Fast
Eisanhower Valley Traffic Stuely developed trip
generafion esfimates for both the nearferm and
forthe maximum potential development scenarios,
based on the existing zoning.

That effortincluded assumplions regarding the
potential foriip redudlion based on ransit usage,
ridesharing, use of alemative modes, and
increcised intemal trips due to mixing of uses,
These trip reduction foctors were based on the TE
Trip Genenation Handbook, and reported
experience in Adinglon, Bethesda, Silver Spring

- and elsewhere.

However, when the 2020 maximum build-out
generated ips were converled info pack hour
volurnes and distributed fo the networkforthe
level of service analysis, this study revealed that
the cross section of Eisenhower Avenue would
need to be increased, with a basic six-lane
configuration and upto three auxitiary tum lanes
at key intersections, and that Mill Road, Jamieson
Avenue, Holland Lane and Stovall Streetwould
require four-lane cross-sections with awdtiary left-
tum lanes,

In addifion, significant extemal capadily issues
into and out of the fand bay were identified,
including the capacity limitations associcted with

N

accass fo Duke Street, and copacity issues ot the
Capiial Beltway rompio Stovall Street.

Some specific madway improvements were
identified by WilburSmith Associates, and the
stucly feam recommended several policies and
strategies fo mitigate the trafficimpadts. Thess
recommendations included: a mixed-use bakince
between housing and office fo reduce the number
of auto frips, a reduction in the intensity of
development, a grid of urban streets, a district
wide Transponation Management Program (TMP),
alimited supply of parking, improved local transit
altematives, an improved pedestrian circuldtion
systern, an expansion of the Metro platformto the
north side of Eisenhower Avenue. All of these
recommendations are included in the final plan.

Analysis of Altemative Access Concepts
Significant traffic pressures are created with the
currert proposal forthe State fo connect the
Capital Belwey express ramps directly to Mill
Road. The concems generated aboutthe
intersection of Mill Road with Eisenhower Avenue
lad fo further analysis of how fo accommodate the
highway access info the planning area.

The team studied several aliematives and the Plan
recommends the construction of a new Southem
Street exdending from the Capital Beltway ramps
westward on the southem side of the study area
and then under Eisenhower Avenus fo provide
access fo Block 2. Anotherroadway providing

further distibution options conneds Mill Road,
south of Eisenhower Avenue fo Elizabeth Lane,
This roadway crosses a Resource Protection Area
and will require a sensifive design thot minimizes
any environmental impacis,

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 fo the Metro station; however, this
roadway provides several key benefits. This road
will alleviate significant congestion on Eisenhower
Avenue, provide additional Metro access, and
reduce tuming volumes on Eisenhower Avenue.
Atthe Eisenhower Avenua/Mill Road intersection
the lsfttum lanes could be reduced from two to
one, and the right-tum lanes eliminated,
significantly reducing the cross-section and
enhancing pedestrian access.

Impact on Tiip Generation and Peak Hour
Volumes

Patking policies are included thatimpose
maximum parking provisions by use. The Mill
Race project that recently received City approval
with a comprehensive TMP offers a model for
fulure davelopmert, '

The City asked Wilbur Smith Associates to revise
the frip generation estimates 1o reflect potential
increases inthe frip reductions due fo the parking
restrictions, the district TMP concept, and the
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otherland use stralegies included inthe Plan,
WSAanalyzed the strategies included inthe Plan
and updated information based on recent datia
from the Ballston-Clarendon conidorin Adington
to aalculate new ¥ip generafion and auto fraflic
volume esfimates.

The resuliing overall vehide rip reduction fador
was 43 percent; meaning that 43 percent of the
traffic generated bythe proposed development
would use modes other than SOV,

This is a significant improvemert overthe 32-
percent frip reduction factorfound in the
assessment of the maximum potertial land use
scenario in the original Eisenhower East study.

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

Other elements of the transporiation plan are all
focused on achieving at least this level of non-
SOV usage, including managing the parking
supply, improved transit, Transporiation
Management Plans, and bicyde/pedestrian

supportive requirernents.

Parking Policy

Given the goal of reducing vehicle frips,
particularly inthe peak hours, the Plan’s parking
strategy provides for adequate parking for the level
of SOV use identified in the raffic plan, but
provides incentives forboth employees and
residents fo use transit or other altematives fo the
maximum extent possible.

The basic philosophy is that fransit access 1o the
study areq or ridesharing should bethe preferred
mode for thosa who would park all day if they
drove (office employees, typically), and for those
who live in the area as they leave fo go o other
employment destinations. There mustbe
adequate short-ferm parking for office visitors, and
refail and restaurant uses must have a relatively
high supply of short-lerm spaces fo be viable.

The Plan’s parking requirements are outlined in
the Land Use and Circulation section {above).
The parking facilities are fo be operated fo
maximize sharing of parking resources, sothatthe
overall supply needed can be reduced bty having
multiple users at different fimes of the day, and
includes provision for pricing long-term offica
parking for SOV commuters at market rates.

On-Streat Parking:

+ Al on-strest parking should be maximized for
short-term daytime parking through the use of
meters, signage, and enforcement of
maximum time restriclions {fo minimize meter-

TRANSPORTATION

feeding). Pricing should encourage short-
tarm use, with on-sireet parking (dusing the
day) priced higherthan garage parking.

+ Eisenhower Avenue west of Mill Road will
have on-sireet parking in the rightlane 24
hours a day until the troffic reaches the
volume that would require removal in the

peak traffic periods.

*  Eisenhower Avenue eastof Mill Road will
have short-lerm on-street parking except
during the AM/PM peakiraffic periods on
Monday thru Friday.

Implications of the Parking Strategy

The Plan’s maximum parking requiremennts will
affectthe new development within CDD 2 and CDD
11, Forthe new office uses, there are
approximately 6,600 spaces fo serve a projected
daily attendance of 11,100 {at 3.5 employees per
1,000 gross square feet, including a 10 percent
absantes factor).

Within 1,500 feet of tha Metro stafions, this
implies that 43 parcent of the workers will have to
be non-S0V; i.e., will amive on transit, foot,
bicycle, car, orvanpool. Quisidethe 1,500-foot
araq, the non-SOVmode share will haveto be 19
percert, and overall the combined mode share
required by these parking requirements is 37
percent.
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The office requirernents for Eisenhower East also
include an additional ¥,200 short-tam visitor
spaces, which allows for accass by those who are
not daily commuters. #should be noted thatthe
proposed EisanhowerEast requirements are
comparable to the maxdimums olso contkained in
the Patent and Trademark Offica Tronsporiation
Management Plan, which averuges 1.725 spaces
per 1,000 square feet of office area, ond is
consistent with the TMP approved forthe Mill
Race project.

The 37 percent non-SOV mode share implied by
the office parking maximums is slightly less than
the overall irip reduction factor (non-SOV #rip

percentage) esfimaled separately by WSA forthe

~ same potential mix and amount of kand uses,

which is predictedfo be 41 percent.

The WSA shudy also used data from an Adington
County parking supply inventory, which found
parking rofios of 1.7 spaces per 1,000 square feet
inthe comparable Courhousa area of Arlingion.
(Adington County had previously required 1.72
per 1,000 square feet as a minimum in thatarea
but s now moving fowards a 1.0 spaces/1,000
standard). Adington County had also surveyed
employees in that area, and found a 55 percent
$OVmode share inthat area, witha ocrnbmed 45
percent non-SOV mode share.

Given this data from the frip generation study
performed by WSA, the non-SOVmode share

required by the Eisenhower East parking strategy
is achievable, given comparable TMP efforts.

In addition, it should be noted that it appears that
the parking requirements for Eisenhower East offer
a bit of a safety margin, in thatthe parking
requirements needed o achieve a 37 percent non-
SOV mode share; however, the troffic study
forecasts a 41 percent non-SOV shara {frip
reduction).

The residential parking requirements are also
meximums, andthey also imply hightransit 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 reduciion fador,and is
expacted to be achievable based on Alexandria’s
prior experience with King Street and Carlyle.
Residential visitor parking is not explicitly
included, as shared parking with nearby parking
for offices should caterto ovemightvisitors, 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 shor-term during the
day butallow edtended parking in the evening and
at night.

Retail parking rafies ore 591th the assumption
that there will be shared parking with office uses,
and that shor-term on-sireet parking will also be
available for retail users. ttis mcognized that

succassful retoil and restaurant uses require an
adequate parking supply, as ransit use for these
frip purposes is likely fo be low.

Although this parking strategy will in itself create
incentives for commuters and residents fo use
modes otherthan SOV, successfulimplementation
will also requira the fuliimplemeniation of a
Transportation Management Plan, if the non-SOV
mode share isto be achieved.

Transit

The EisenhowerEastarea is cumently well served
by high-capacity transit that links the area with the
region. This includes Metro service on the Blue
and Yellow Lines at King Street Station {much of
the plonning anea is within 1500 feetofthe
stafion), and Metro service on the Yellow Line ot
Eisanhower Avenue Station. Virginia Railway
Exprass (VRE) service from both the
Fredericksburg and Manassas lines stops ot King
Street Siation, as does Amtrak.

Existing bus service in the study area is more
fimited. Alexandria DASH route AT7 (Landmark
Mal to King Street} serves the Fisenhower Avenue
Metro Station and is the basic bus service in the
study areq, DASH AT2 linksthe Braddock Road
Station withthe Van Dom StreeiStaﬁon via
Seminary Road.
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On weekends and in the rush hours, the route is
extendad from Van Dom Street fo Eisenhower
Avenue Station, via Eisenhower Avenue.
Metrobus routes N11 and N13 servethe
Eisenhower Avenue Siation, linking the study area
with the Branch Avenue Metro station in Prince
George's County, Maryland.

The long-range plans forthe Metro systemn
include the expansion of the Yellow Line fo
connectthe Branch Avenue Metro Station with the
Huntinglon Metro Stafion in Fairfax County,
Huntington Siation is the terminus of the Yellow
Line to the south of the Eisenhower Avenue
Sigtion.

The construction of this connection, should it
come tofruition, would greatly enhance the transit
opportunities for commulers and shoppers into
and oul of Eisenhower East.

The transit elemants in the Plan build upon the
availability of transit, encouraging a very high
level of use through transit incentives such as
employee transit subsidies, improved information,
elc., and through auto use disincentives, such as
the parking policies described in the TMP and
parking sections. The primary new transit service
that is proposed is the development of a shuttle
serving the district, and the majortransit capital
investment of @ new enfrance to the Eisenhower
Avenue Matro sialion.
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Eisenhower Shuttle

Resaarch ontransit use among people with trip
origins or destinations ot different distances from
rail transit confirms thet very high levels of fransit
mode shares can be expecied within 1,500 feet of
fransit stations.

In addition, high-quality shuttle services can
extend the high usage “shed” around transit
stations, raising fransit ridership. Inthe -
Eisenhower East planning areq, such a shutle is
proposed fo opangle between the two Metro
siations {King Street and Eisenhower Avenue) to
provide a connection from the areas beyond 1500
feet of the stations to either of the stations. The
oreas are primarily the southeast comer of the
planning areq, including part of the PTO complex.
In orderto ensure residents, amployees and
shoppers in this area have a reason to use transit,
the Plan calls forthe development of a shuttle that
combines these characieristics:

* Distinctive, atiractive vehicles such as low-
floor buses in special paint schemes, rubber-
tired trolleys—to differentiate itfrom the
conventional transit services.

+  Free fo the user, with no perceived fare.

* Highfrequency of service

*  Distinctive, well-maorked stops, with shelters at
key poinis, and real-firme anival dotabased on
automatic vehicle location (AVL) fechnology.
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Examples of such Metro-extending services can
be found elsewhere in the region, such as the
ARTS buses in the Crystal City areo, the Bethesda
8 in Bathesda, and the VanGo in downtown Silver
Spring. Anotherexample of a successful shuttie
is the *blue bus” operated beiween Dupont Circle
Metro, Georgetown and Rosslyn Metro, and along
K Street in the District of Columbia. This privately-
owned shuttie is operated by a confractor for the
Georgetown Parinership, the Business
Improvement Districtforthat area. Ridership has
been well above axpeciations, with current
ridership ot 4,000 persons perday on 10 buses.
The service was oniginally planned for 800
boardings per day on six buses.

rs

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

: ER I u i Amore direct route altemative may be preferred,
Rgura5-3 LowCoverageShutila Route because usage will be low if potential users
perceive thatwalking is faster; a more direct
alferndtive concept is presented in Figure 5-3 Low
Coveroge Shuttle Route. The exact route may well
need to be defined based on the site plans for the

southeast comer of the planning area.

A related iransit service option involves exension
ofthe shuttle concept fo provide additional links
to other neighborhoods in Alexandria. Extending
the shuttle past King Street Station to Old Town

Alexandria, Virginia Apil 2003 Eisenhower East Small Area Plan 5-9
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would address the Metro connection linkin that
areq, as well as fie togetherthese three activity
centers, Similarly, future plans forthe Eisenhower
West planning area may well consideran
extension of the Eisenhower shutile tothe Van
Dom Station or beyond. This may involve
restructuring DASH routes to provide higher
frequencies in this comidor, and include the link 1o
Old Town. A detailed approach should be
explorad further as part of the disirict-wide
Transportation Management Program.

New Entrance to the Eisenhower Avenue
Metro Station

The cther majortransitaccess improvement
includad in the plan is o new enfrance for the
Eisenhower Avenue Meiro Station on the north
side of Eisenhower Avenue. Cumently the only
station entrance is on the south side. Thetraffic
study called forthe new entrance, and the Mill
Race Special Use Permit now includes an
easement for pedestrion access 1o a narth side
skation entrance, and easements for construction
of an extended platform and entrance. With the
opening of the north side entrance, a small Kiss-
N-Ride area could be located on Grist Mill Road,
justto the north of the new siation entrance.

In the interim, before the extension and new
entrance are construcied, the developer will
provide and maintain the space infended for this
slation as open space. his across the street from
the main siation entry area and bus interchange
point. Aconceptual design forthis new entrance
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has been preparad by WMATA. lis construction
is desirable {as a midterm improvernent-2010-
2015} in orderio accommodate the growing
transit needs as the area develops.

Bus Access

The current Eisenhower Avenus Metro Station
design provides for buses to pull off Eisenhower
Avenua info a dedicated lane that provides
dedicated bus stops Jocated effectively underthe
siation, with a shor, diract and visible connection
fo the sfafion enirance and the escalators up to the
platform level. The Plan calls for buses to
approach the eastside of the Mefro station either
through a rightum from Eisenhower Avenue from
the west ora teft tum through o dedicated left tum
harborfromthe east. [See Figure 5-4 -
Eisenhower Avenue Metro Stafion.} The Plan
includes a diract drop-off to a landscaped plaza
on the east side of the station. Buses will then
exitto the south with movemenfs to the east and
west via the Southem Road.

Transportation Management Plans (TMPs)

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

wide Transt Management District {TMD) as
development procesds. The general TMP elemants
incude:

*  Progromsand policies fo promote
Ridesharing

+  Programs and policies to promote the use of
fransit, and

*  Programs and policies to support other
initiatives such as allemative work hours and
felecommuting, and

*  Transportation Management Coordindiors fo
implement all of these transportation
management sirategy elemerts,

These elements are discussed in the following
sechions. Parking management and bicycle
program elements are presented separdtely. It
should be noted that these are notindividual,
mutually exclusive program elements, but thot
they must be combined with the parking supply
policies and the fransit service improvements
already discussed fo achieve the desired mode
shares,

Ridesharing information and Incentives

In orderto achieve the overall non-SOV mode
share, a significant number of employees will
need fo carpool orvanpool to work in the
Eisenhower East area. This will require that all
employees receive information about these
opfions, their benefits, and how 1o find riders ora
ride.

TRANSPORTATION

Matching of riders and drivers will be coordinated
with the regional program, bufthere is also a need
fora locol matching program within each
employer/development and Eisenhower Eastin
general. The parking management sirategy should
also include incentives for rideshare users, such
as free parking and dedicated “front-door”
parking spaces.

Ancther element of this program that also

supporis transit use is the City’s Guararteed Ride
Home program so that transit riders and others
can gethome if required to leave midday oraffer
peck hours. All persons in the study area, who
rideshare or use transit should be registered in the
regional Guaranieed Ride Horne Prograr,
aperaled through the Commuter Connection
program of the Washington Regional Council of
Govemmeris.

The City's ridesharing program can be used to
register parficipants in the regional program, and
a proadive effortio register all study area
participants should be incdluded in the overall TMR
Underthis program registared transit and
rideshare participants are provided with up to four
free frips homa per year by faxi or other maans.
This removes concems about not having a car
available during the day for emergencies, making
transit and ridesharing more atiractive to the
potential user

Alexandria, Virginia
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Transit Incentives

Transit subsidies foremployees and residents are
an important part of the overall Transportation
Management Plan. Employees should be
provided with discounted fransit fore medio.
Federal fax provisions aliow upto $100 permonth
in transit benefits fo be fax-free and deductible as
a business expense by the amployer {os of the
writing of this report].

Federal employeas in the Washington area are
provided with this full amount of subsidy, and it is
anticipeated thatthe federal policy will help increase
the ransit mode share for PTO and other federal
employees in the shudy area, Comparable fare

_ discounts will need to be included in the TMPs for
+ other office developments that are notoriented to

federal employees.

This subsidy can be provided most effectively
through Mefrachek or similar programs, and can
be accomplished by requiring fenanis fo provide
benefits as o condifion of their lease, or by the
developerthrough rent collactions.

itis anficipated that this incentive is needed to
raise the fransit mode share above that typically
found ot Metro sicion areas, and that fthe
desired mode share is reached approximately 25-
30 percentof employees will use the banefit.

Provision of discounted fare media o residents of
the pkinning area may ako bea potential element

of the ransporiation management sirategy. The
purpose would be the same, o encourage transit
use. While this is not widely done, froffic
mifigation requirements are beginning fo affect
residential development, andthis is one technique
that can be implemented through lease offices and
horneowner assodiafions.

Initially the focus should be mulfi-family
residential development futtherfrom the Metro
stafions, whers an addiional incentive may be
needed fo get residents o ravel furtherto access
the Matro.

Requiting promation of shott-term car rentals
{e.g., Flexcar or Zipcar) to allow transit users the
flexibility of making trips during the dayfo
locations that are not transit accessible would also
encourage fransit usage. A recsntinnovation by
WMATA is a contract with providers of shori-term
car rental at Metro stafions (Flexcar is the
provider), allowing transit users fo travel to
locations without local bus service, orio cony
things that are difficult on transil. These short-tamm
rental cars can allow transit users fo avoid owning
asecond cor.

The TMP calls for the provision of parking spaces
in close proximily o the Metro station for Flexcor
vehides, and amangements with Mefro and
Flexcarfor usage of these short-ferm rental cars
by employees and residents. Typically individual
users must be ragistered with the cor rental

company. In this case, the TMP Coordinator
would be able fo provide needed information 1o
potential users as part of the fransit altematives
package. Flexcarmequires a onefime [ifetime
membership fes of $25 for ecich user; the
developerwould be asked o pay this fee.
Curmently there are twa cars available of King Street
Metro, initially two spaces wifl be needed at the
Eisenhower Avenue Station, with a likely increase
as users realize the benefits of combining a transit
pass withthe availability of a short-term rental car
for access ko places not served by transit.

Othernifiti

Traffic volumes info and out of the study area will
be highest during the paak moming and evening
hours. To the extent thatthese peaks can be
flatiened by spreading this volume overa longer
petiod, the congestion can be reduced.

Cne way o address this is o encourage
employers to offer allemative work hours,as an
element of the Transportation Management Plan.
Staggered work hours aflow employees totravel ot
fimes otherthan the worst within the peak period.
Allamative workweek schedules, such as fourten-
hour days, move trips outside the peak periods
and eliminale one round-trip perweek. Such
policies will be promoted to employers.

Reducing the fofal number of commutertrips is
also @ potential method of managing
fransportation demand. Technology now allows
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many employees o work from home, orfrom
telework cenfers—employers and employees need
Information aboutimplemeniation of telecommute
programs, availahility of telework centers, and
thers is  potential for incantives with equipment
and communication expenses.

™vP ingtion

ATMP Coordinatoris needed for implementing
these fransporiation management programs and
policies, whose responsibilities should include:

*  Promoting transit, idesharing, staggered
work hours, parking restriclions and the other
program elements to prospediive tenants and
1o employers and thelremployees, and to
residents in the residentiol buildings;

*  Displaying and distibuting current
information about all transit, ridesharing, ond
other TMP elernents to residents, employers,
and employess—including iransit schedules,
rideshare applications and information,
incantive information, parking information,
etc. Awebsite with this information and
appropriate links fo transit providers is
provided;

*  Promoting ond administering a ridesharing
program thai includes not enly participation
in the regional Metropolitan Washington
Coundl of Govemments Commuter
Connactions Program, but also site-specific
matching efforts;

*  Promoling the Guararead Ride Home
program as part of the ridesharing and transit
markeling efforts;

*  Administering on-sile sales/distribution of
fransit fare media;

*  Working with employers to assistin the
implementation of fransitfare subsidies and
the developmentof appropriate parking
polides for employess o discourage SOV
commuling;

+  Condudling annual surveys and reports of
employees and residerts regarding mode
choices; and

*  Implementing the parking management plan,
including resfricions and incantives such as
the free spacas for ridesharers, limits on
monthly SOV parking, sharing of parking
among uses, glic.

Overtime, coordination will be necassary among
the TMP aclivities required in the Hoffmon Town
Center and Carlyle PTO TMPs, as well as with the
Alexandria Rideshare programand other
commutar programs. ltis anficipated thatthese
fundtions can be consolidated in an Eisenhower
East Transportation Managernent Districtin the
future as build-out conlinues,

TRANSPORTATION

Atthattime the requirement forindividual TMPs
will be replaced by a developer cortribution based
onthe square foologe of the development, the
amount setfo mestthe budgetary requiremants of
the program, induding staffing, marketing
expenses, shuttle operation, general and
administrative costs, ate.

Overall, the approach is fo provide disincentives
fo the use of the single-occupant auto for
commuiing into Eisenhower East, while making
transit and other options as cheap and easy as
possible. Given this structure, all elements may
not be appropriate foreach project, varying with
the land use fype, proximity to Metro, efc.
However, a number of them are designed to
address the entire area. Individual projedts could
be required o provide cortributions toward any or
all ofthe programs.

The overall strategy for Eisenhower East is likely o
include the development of @ Transportation
Management Districtthat would draw onthe
resources of each project for supportin
implernenting an area-wide set of adlions
encompassing the elements listed above.

Atthis time the mechanism is not fully
detarmined, butthe concept is that at some point
inthe nearfuture individual TMPs will merge info
a Transporkation Management District o
implement these policies and programs
throughoutthe Eisenhower East planning area.
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The district has notyai been defined, but would
likely invalve a shift of project fees fo the support
of the area-wide program. '

Parking Management

Aparking management plan includes the elements
described above, as well os implementation of the
genaeral provisions of the parking strategy as
foliows:

*  Sharing of office and retail spaces with
residentiol visifors;

*  Shorttarm parking for visitors and retail,
including appropriate pricing/collection
methods fo ovoid use for aff-day parking;

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

*  Free priorily location dedicated parking for
rideshare vehicles, including carpoals and
veInpooils.

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

Individual commercial projects will be permitted fo
include a substantial amount of short.ferm
parking, and the available long-term parking may
be underused evenings and weekends. However,
residential visitors, rekail, restaurant, hotel and

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

Inthe Courthouse areq, there is already a
substantial shortage of short-term parking, due to
the restriction on use of the Courthouse parking to
employees only. The problem is currently being
alleviated in the shoti-ierm through the leass of
surface parking on the Hoffman ond Simpson

parceks

Ongoing evaludtion of this issue will be necessary
as new developmantiakes place. Inthe long run,
a possible solulion may be the development of a
public parking lacility thot would facilitate shared
parking betwean the daytime uses of the
Courthouse (all-day and short-term) and nearby
refail, entertainment and restourant uses.

The sharing of parking, and preserving a sufficient
supply of short-term parking, can be
accomplished through a combination of pricing
and pemitting sirctegies, implemented in gorages
and on the steat. On-sireet parking will be
metered (during the day) for shon-term use, and
a dedicated portion of the garages will need fo be
hourly. Overall demand for all-day porking can be
oddressed by requiring that employees pay market
rates forparking permits. Finally, ridesharing can

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

Bicycle Program

Another goal of the fransportation program is to
encourage the use of bicycles for transporiation
s well as recredtion. Recreational facilities aimed
at cyclists and pedestrians are discussed
elsawhers, butthe bicycle is included here as an
alhemative access mode fo the Metro, to work
destinations in the study area and nearby parts of
Alexandria, and for shopping and emands.
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The study area is relatively flat, and intemal
distances (as well as diskances to Old Town, King
Street, eic.) are relatively short, which shouid help
make cycle commuting an afiractive allemative.
Following consuliation with the biking communily,
it was decided that dedicated bicycle lanes would
not be incorporated info the streets; ratherthe
*commuter” cyclists will move with the autos
within the normal ravel lanes. (See Figure 5-4
forthe location of bike routes)} Where the bike
roule is provided on-streat, particularly along Mill
Road and Jamieson Avenue, signage should be
provided delinedting the on-street route.

An off-road recreational bike rail is provided fo
connect the bike trail at the Eisenhower Avenue
Bridge over Telegraph Road to Hooff's Run. The
trail is provided as a component within the
sidewalk design on the south side of Eisenhower
o ‘ Avenue between Stovall Street and the point where

N N SRR B T~ - itcan enterthe RPA area just fo the west of Mill

R R Road. Atthat point, it will become a recreational
. , T ; trail within the RPA/Community Park, connecting
FigureS-5 Blkefaks to Hooff's Run and an off-road trail running north
fo Jamieson Avenue.
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Bicycle plan elements include:

*  Bicycla lockers of Eisenhower Avenue and
King Sireel Metro Stations,

+  Office TMP requirements forthe provision of
secured parking for commuters and visitors
using bicycles,

*  Office TMP requitements for the provision of
changing areas, showers and dothes lockers
for use by cyclists, and

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

Examples elsewhere also suggest that quality
bicycle facitities will attract commuters and
shoppers. The plan also calls forlinkages fo
other bicycle paths in the region, 1o allow
commuters info the area 4 safe route.

N

SUMMARY

The implementation of a comprehensive program
of transporiation improvements integrated with the
land use concepts is critical to the Eisenhower
Eost Plan’s successful implerentation. New
consiruction associated with the cumrent Woodrow
Wilson Bridge and Capital Beliway improvements
will provide new access fo and through the
Eisenhower East area.

To achieve an acceptable level of traffic within
Eisenhower East and the surrounding
neighborhoods will require enhanced transit
utilization coupled with madway and pedestrian
improvemenis. The Plon incorporates a ange of
strategies fo increase transit use and
accommodate the projecied increase in troffic,
These sirategles include: creating a urban grid of
streats; enhancing the pedestrian experiencs;
concentrating development at the Metro;
balancing jobs and housing; reducing
development infensity; minimizing local frips;
limiting off-street parking; and maximizing the use
of transit through a district fransporafion
management pragram. An analysis of the Plan’s
projected raffic indicates that the incorporation of
these sirategies within the Plan resultsin a
reduction of traffic impacs from the zoning in
place priorto the Plan’s adoption, while
enhancing the aesthetic and social qualifies of the
community.
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URBAN DESIGN

URB AN DESI GN

The urban design concept for the Eisenhower East
Plan is an exciting vision for growth and
developmentfor the next 20 years. The Plan
guides future development lo produce a vibront,
mixed-use neighborhood where Alaxondria
residents may live, work, shop, or simply enjoy
green parks and other public places,

The urban design elements consists of:

*  Anurban sirest network

*  Asystem of parks, plozas and open
Spaces

*  Adear organizafion of building heights
and massing

*  Architeciural design principles

»  Sireet Design guidelines

STREETS AND STREET NETWORK

The new Plan is an interconnected network of
streets of various types woven togetherwith a
varlely of public spaces. These new streets offera
sense of spatial enclosure and paricpate with the
architeciural choracter of the area fo make new
public ploces. Unlike suburban areas where
buildings float in a “sea” of asphalt, buildings in
Eisenhower East define the “street wall” by their
placement along lot “build-to” lines and add
definiion and adlivity fo the sireets.

An imelf:onneded fromework of parks and squares
are olf joined fogether by a network of tree-lined

Alexandrig, Virginia
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Figure 6.1 Eisanhower Avenue as the Sp.ine ofthe
New Street Network

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

The street system is based upon the historic 66-
foot-wide right-of-way of Old Town Alexandria with
provisions for Eisenhower Avenue to be developed
info 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 station fo the west.
East of the Melro station, Eisenhower Avenue
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U RB AN DES I GN

will transform from a back service sireetto o
tree-lined boulevard. A 30- to 36-foot-wide
tree-lined center median organizes the eastem
end of the avenue while atthe western side
the street narrows to pass underthe Metro
platform and pravide a namower sireet section
attha newtown cenler. Threetravel lanes are
accommeodated in each direciion with the curb
lane dedicated fo parking in off peak hours.
{See Figures 6-2 and 6-3.)

»  Retail development will be located along
Eisenhower Avenue atthe Metro station area
and will complementthe enterkiinment center
at the Hoffman Town Center.

»  Simettrees spoced at approximate 25-foot
intervals in a six-foot-wide planting strip run
the length of Eisenhower from eastto west.
These trees not only help define the grand
boulevard of Eisenhower Avenue, but they will
also help o provide shada in the hot summer
months as well as protection forthe
pedestrian from adjacent raffic.

* Inrefail areas, trees are planted in free wells
with the majority of the area dedicsted to
adive sidewalk use. Along Eisenhower
Avenue, the free well is six feet wide with the
balance dedicated fo a 16-foct wide sidewalk.
On side straets with ground level retail is
six-foot wide free well with an eight-foot wide
sidewalk.

Alexandsia, Virginia
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URB AN DESIGN

On sireets without acfive retail ot the ground
level, there is o continuous six-foot wide
planting strip.

Eisenhower Avenue pedestrion zone will also
accommodate o bike kane. Future bike lane
conditions will require City Council opproval,

Alexandrig, Virginia
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Eisenhower Avenue is the main spine through
the district and the widest sireet, Other streets
offer a different characier and experience, from
such neighborhood streets as John Corlyle
Street with its mixed-uses fo Pork Drive in the
Carlyle South neighborhood. The typical 66-
foot-wide public right-of-way for sireets
consisis of two 11 -foot iravel lones and an
eight-loot-wide parking lane on eachside.

- Again, each of these streefs is comprised of

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

At the eastern end of the Plan in the South
Carlyle areq, the Park Drive defines the edge of
the built area and offers sweeping views of
new porkland fo the south, This streetis also

b e T
i E — atthe froditional 66-footwidth, although the
= pork borders cne side.
v
o 3
@ h N & T
K= bike path along Eisenhower Ave.
——— \ nsar Metro only
0 20 i
Figure -7 Typical Straet
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A hierarchy of streets hos been developed to
maintain a high-gualily sireet environment and
offer a variety of streels—from the most
important fo those streels serving garoges and
porking occess.

o *A”

Streets are primary streefs and the

main streets of the neighborhoed. They
setthe tone for the character of the
community and are most restrictive in
terms of use and oppearance. This
category includes streets such os |
Eisenhower Avenue and Swamp Fox
Lane. {See Figure 6-8 for “A” Streets.)

Key

Guidelines:

Buildings shall frant the street;
Aclive usas shall be locoted on all
street fronfage;

Parking shall be screened with active
uses to at least 30 feetin depth;
The highest quality of architectural
facadetreatment shall be used;

No curb cuts or service alleys shall
be in view;

Main building entries shall be
focated along frontage.

M A" Street Fronlages
S -p" Streel Frontages
EEER “C" Street Frontages

Figure 6-8 “A,B, ond C” Streels
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An example of an "A street”, grand boulevard with a
park median

o "B” Streets are the secondary streets of
the neighbothood. They serve both the
pedestrian and the automobile by

adjocent o a higher-category sireet;

*  Rarking may come to the building
facade above the ground floor;

*  Parking structures shall be
architecturally ireated to be in
harmony with the overall building
design;

»  Ahigh quality of architecturol fagade
treatment shall be used.

o “C"Streets provide o means of access fo
service entries and parking structures as

well as access through the neighborhood.

They are the least public in nature of the
streets and less restrictive in intent, “C"
streets include parts of Mill Road and
Southem Street. (See Figure 6-8 for “C"

U R B AN D ESI GN

Puslic Places

Public spaces are varied and occur throughout the
new Eisenhower East Plan. The mos!important
public places ore the beautiful and varied streets
that unify the Plan from north to south and from
east o west, and the system of public parks ond
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 city o remember its post.

The plon encourages incorporating inferprefations
of early history in the detailed design of park and
plaza spaces.

providing options of access through the Streets.)
neighborhood. While not os restrictive as The centerpiece of the whole planis the new
A streets, they restrict some uses. Key Guidelines: Community Park, centered on the stream vailey or
Streets in the category include Mill Road Parking may come o the building '
John Carlyle, and Holland Lane. (See facade and be located on the ground
Figure 6-8 for “B” Streets.) foor:
' *  Porking structures facades shall be
Key (g::;fr:;?shull front the street; orchitechurally tobein
h ith Il buildi
*  Active uses shall be located onall d::;l:ﬂy with the overall buiding
street frontage; - Curbeus, olley, and porki
+  One curb cut per block shall not be e:m: ;’:hq?i)z | oclzedlaggsge
exceeded on both sides of the sireet; sireets.
*  Main building entries shall be
located along frontage unless A M
An exumpleofunudrve publlcopenspaoe
Apnil 2003 Eisenhower East Small Area Plan 6-9

Alexandric, Vieginia



URB AN DESI GN

RPA and extending from one block east of the
Mefro stafion, across Mill Road to oreas east, ond
tuming north, parallel to Holland Orive. The park,
a litle more than 20 acres, combines a naturalistic
setting for the recovered siream valley with large
exponses of play fields, serving both acfive and
passive uses.

This park and its central space, The Meadow,
provides the city with much needed new parkland
and includes paths, open spaces, and a new
recreational bike trail connected to the existing bike
trail along Eisenhower Avenue o the west.

Other public places include {See Figures 4-15 and
4-16 for the specific locations.):

« + The new Eisenhower Stalion Square is the
O heart of the new neighborhood at the stafion
area. The ploza aligns visually with Swamp
Fox Road and terminates the view from the
north with a new fountain and the relocated
‘ statue of General Eisenhower. ftise o ey AN T TR LT
“hardscape” plaza with paved surfaces T O™ ST R o 30 w&’ N o
N . skl R Rt S T

throughout, serving the high volume of YR R TR L S
pedestrian activity. To the west of the station . v . . .

isthe pedestian side of the plaza, facingthe Figure 6-10  Winter View across "the Meodow” towards Neighborhood Public Squares in South Carlyle
locafion of gutdoor restaurants, stores, and

activities such as lunchiime concerts. To the

east are loading and waiting areas for DASH

buses as well as waiting oreos for taxis and

vanpool vehicles. Eisenhower Station plozais

also convenient fo exdensive parking

resources within a block or two,

g
PR TR
. e /.;—.-'-'{r PPl B A
e O P . R L Lot
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Figure 6-9 View of “West Side Gorders” Looking North
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Just north of Eisenhower Stafion Squore
along Swamp Fox Road is Hoffman Town
Center and the mutiiplex theater complexand
associated retail development. Further north
is North Square, a small green pork serving
as o front door for the new residential
building, terminating the view.

To the west is West Side Gardens, developed
as a long linear green park, providings
setfing for office building developmentand a
sense of entry 1o Eisenhower East from the
west. This square is a Jong green park that
provides relief io the westem side of the town
center and o secure setback for office
development with special security needs.

in South Carlyls, small-scale neighborhood
parks, of approximately one-third and two-
thirds of an acre, organize the neighborhood
and ferminote sireefs extending south from the
Carlyle development, South Dulony Gardens
and South Carlyle Square. South Carlyle
Square is located at the end of John Carlyle
Sireet, the new spine of the South Carlyle
neighborhood. South Dulany Gardens
provides a green link between the Carlyle
development and the Community Pork, ond
frames a view of the new Fatent and Trademark
Office atrium.

Alexondria, Virginia
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Large storefront windows for retall

Retail

Retail frontages in the Eisenhower East Plan are
organized along designated retail streets.
Guidelines for retail development are based upon
successtul refail sireets in Alexandrie and other
locales. Wide storefronts will be keptto a
minimum so that frequent changes in storefronts
and their content will guarantee o lively variety of
retail experiences and opportunities (See Figure 4-
9 for Retail Locations.)

*  TheHoffman Town Cener refuil center is
focused ot the Eisenhower Avenue Melro
Station area along Eisenhower Avenue, Swamp
FoxRoad, and Mandeville Lone. Conceivedto
supportthe successes alreadyin place ot the
Heffman Town Center, the new project will
expand the desfination-enteriainment chamcler
oftha siafion area. Restauranis, holels and
other complementory developmentwill provide
refoil opportunities for residents and visitors
dlike whether one is just visiting to see @
movie, or lives in the area.

*  Tothe east, John Carlyle Street serves the
South Carlyle neighborhood with
neighborhood service or convenience retail,
and becomes the neighborhood main sieet
connecting South John Corlyle Square via
John Carlfle to Duke Street. John Carlyle
Street is designed to be inimate in scole and
will serve new residents and office workers
alike.

Buroing HecHTs AND DesiGN
STANDARDS

The buildings in Eisenhower East define the sireets
and parks by building fo the edge of the street
property line and developing street level uses that
enhance pedestrion activity and movement. The
Plan requires that sireets and urban spoces create
a confinvous base building ot the street front.

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

*  Thatbase is required fo be developed ot the
edge of the right-of-way 1o define the space of
the odjacent sireet.

»  Sefback 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 articulate, modeled massing is
developed above sireet level,

The Plan defines several zones for tower building
heights that change acconding te specific urban
conditions in Eisenhower East. Overall, the entire
district will offer a varied and distinctive skyling,
unique fo the region yel establishing a
harmonious experience for the pedestrian. Towers
rise from bases filled outto the sireet wall, defining
the pedestrian realm at sireel level, Above the

Eisenhower East Small Area Plan
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base, setbacks establish the mass of the sireet wall
ond permit light and air o circulate o the street

+  Taller buildings shall be located around the
Metro station areo and along Eisenhower

Avenue.

*  Building heights will peak ot the stofion areo,
with the fallest buildings approaching 250 feet
high at the transit site. Heights will stope
downward fo the west fo arange of 1010 15
stories, while fo the east will slope to four to
eight stories in the Carlyle South
neighborhood. (See Figure 4-11 for Building
Heights.)

Building fugades are required 1o provide depth ond
rich shadow articulation through a variation of
surface depth, shape, and materials, overall fagade
organization and percentoge of glass on thefagade
surface. Like historic Old Town, the architecture of
the new disirict establishes o characier that
supports the making of the public environment
and lines the sireet woll with facades that offera
rich vigsual experience to the eye. Individual
buildings, while distinct, refain elements fo ensure
that the overoall character of the district is

Archilectural principles thot establish a framework
for design character forindividual building fagodes
are outlined in & separate section on design
guidelines.

Alexandria, Virginia April 2003
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Architectural Principles

The following are general architectural principles
that 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 und odopted by the Planning Commission
to supplement this plan and the zoning controls,
The architectural principles and the guidelines will
outline the design expeciations for the property
owners, developers, and their architecis, The
design principles set standards for the design by
the opplicant and for review of proposals by the
staff and the Design Review Board.

1 Building Base. The Eisenhower East
neighborhood should be defined
architecturally by buildings that create o
strong and continuous urbon street wall. The
street wall should be common to all buildings
in the district and form the “building base”
that will visually support taller buildings.

o The bose buildings should create o sense
of enclosure for the sireet through a
regular and consistent frontage along the
length of the street. The Plan establishes
a required build-fo line {lypically the
property line at the streei} and all
buildings must be constructed up fo the
build-to lines. This pottem of urban
development is similar fo that of Old Town
Alexandria.

The base buildings should actin concert
o create the “walis” of public urban sireet
space and urban spaces such as sireels
and squares. Exceptforimportant focal
elements, buildings should not be
“obijects” surrounded by open space.

The base buildings should generally be
of a consistent height of five stories, or
roughly 60 to 65 feet—except for
buildings along Eisenhower Avenue,
where the building base may be up to
eight stories fo recognize fhe additional
street width. Where buildings are faller
than five stories, the porfion of the
building above five stories should be set
back from the lower portion of the base
and/or differentiated with an expression
line or change in orchitecture, material,
and/or color.
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o The buildings should be designedwitho

contermnporary architectural expression that
reflects the context of classical buildings
in Alexandria, Generally, buildings
should incorporate a