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City of Alexandria, Virginia
MEMORANDUM
DATE: JANUARY 16, 2004
TO: THE HONORABLE MAYOR AND MEMBERS OF CITY COUNCIL

THROUGH: PHILIP SUNDERLAND, CITY MANAGEP;

FROM: RICHARD BAIE ECTOR, TRANSPbRTATION & ENVIRONMENTAL
SERVICES

EILEEN FOG , DIRECTORZ ING AND ZONING

SUBJECT: MARK CENTER - PLAZA IA AND PLAZA IB

BACKGROUND:

At the January 6, 2004, Planning Commission hearing, the Commission unanimously
recommended approval of an amendment to the approved development special use permit
(DSUP #99-0032) and transportation management plan. The Mark Center Plaza site consists of
six buildings that were approved by the City in 1999. Buildings #1 through #5 have preliminary
approval and do not require subsequent approvals, building #6 has conceptual approval. Two of
the six buildings (building #1 and building #4 ) have been constructed.

Current Approval Proposed Amendment
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Note: Buildings #1 and #4 have been constructed. Note: Buildings #1 and #4 have been constructed.




The applicant’s request to amend the current approved plan consists of the following:
. Reducing the height and mass of building # 2 and building # 3.

. Preliminary development plan approval for office building #6.

. Construction of roadway, landscape and pedestrian improvements at the
intersection of Seminary Road and North Beauregard Street.

. Increasing open space by 2.5 acres by removing the ramp option.

The proposed amendment is consistent with the density, parking, traffic generation and use with
the previous development special use permit; however, the plan amendment provides significant
enhancements that include:

. Increased open space.

. Tree retention.

. Enhanced building design.

. Reduced building height.

. Pedestrian, landscaping and street improvements.
. Additional transit subsidies that amount to approximately $240,000.
. Additional TMP requirements.

There have been five community meetings to discuss this project with six adjoining civic groups
and associations. The concerns raised throughout the community process and by the speakers at
the Planning Commission related to traffic generated by the proposed development. The areas
of concern raised by the Planning Commission related to traffic and proposed roadway
improvements. The Commission found that the traffic concerns and proposed street
improvements are addressed by the staff recommendations. The following is an overview of the
traffic and parking information discussed during the Commission hearing.

TRAFFIC:

As depicted in the table below the currently approved buildings will generate 1,801 AM peak
hour trips 1,871 PM peak hour trips. Building #6 will generate an additional 481 AM peak trips
and 449 PM peak trips with the proposed improvements on both Seminary Rd. and N.
Beauregard St. The morning and evening peak periods are projected to continue operating at
level of service “D” or better.

Table # 1
Traffic Generation
(AM Peak Trips) (PM Peak Trips)
Current Approval 1,,801 1,871
Buildings # 1-5
Building # 6 481 449
Total 2,292 2,320

Note:  * Ninety percent of all trips are assumed to be by automobile with the remaining 10% by transit.
* Building #6 has conceptual approval , buildings 1-5 have preliminary approval.




To mitigate the traffic impact of the development, a recommended condition of approval is to
construct the following::

. One additional turn lane to provide a total of three left turn lanes from northbound
Seminary Road to westbound Beauregard Street, in addition to improving pedestrian
crossings and modifying the existing traffic signal at this intersection.

. Providing dual left-turn lanes from westbound Beauregard Street to southbound Mark
Center Drive, in addition to pedestrian crossing and traffic signal improvements at this
intersection.

. Providing dual right-turn lanes from eastbound Mark Center Drive to southbound
Seminary Road, along with pedestrian crossing improvements and traffic signal
modifications.

. Enhanced sidewalks, landscaping and pedestrian crossing at each of these intersections.

I- 395 INTERCHANGE:

An earlier condition of
approval required that the
applicant work with the City
to investigate alternatives for
providing for a direct
connection into the project
from the existing I-395
interchange with Seminary
Road. The City has
concluded that this direct
connection is not a feasible or
desirable. Further
consideration of the direct
ramp connection alternative is
not advisable. Therefore, the

applicant has fulfilled the 7oA _
intent and obligation of the R 7+, Previously discussed
previous condition to explore _. 4 ramp connections
the possibility of an - / #

interchange ramp or construct

comparable road

improvements. The approval

does not meet the interchange criteria of the Federal Highway Administration and if constructed
the proposed interchange would attract a significant amount of additional traffic into the
Seminary/Beauregard corridors.




PARKING:

The amount of parking is similar to comparable office developments in close proximity and is
consistent with the current approval in 1999 as depicted below.

Table # 2
Parking Approvals

Approved Parking Spaces Parking Spaces Under

Under DSUP#99-032 DSUP#2003-0038
Buildings #1 and #4 1,435 1,435
Remaining Buildings 6,288 6,097
Total 7,723 7,532

Table # 3
Parking Comparison
ADDRESS COMPLEX NAME Parking Ratio Rentable Building Area Year Built
1705 N. Beauregard The Mark Center 3.50 374,616 Addition
13461 Sunrise Valley Dulles Park Technology 3.70 182,527 1999
Drive Center
11720 Plaza America Plaza America Tower 3 3.60 279,012 2002
Drive
1650 Tysons Boulevard The Corporate Center at 3.60 375,000 1989
Tysons 11

8401 and 8405 The Greensboro 334 418,302 2000
Greensboro Drive Corporate Center

The above comparisons depict parking ratios that are similar to that proposed by the applicant in
this case. While in concept the overall parking ratio is consistent with other office parks within
the region, it is also the goal of staff to minimize single-occupancy vehicles and maximize the
use of the private shuttle service and the adjoining public bus service. Staff supports the
proposed development contingent upon the adoption of market rates for parking during peak
hours, preferential parking for carpools and vanpools, and subsidies for mass transit.

A recommendation of approval is that the parking fees for office tenants be set at market rates to
discourage single occupancy vehicles. Eliminating free parking will be a strong disincentive for
single occupancy vehicles and will encourage the use of mass transit. When employees have to
pay market rates for parking, many of them use mass transit.




In the case of government offices, parking is generally offered at market rate prices for the
employees and is generally not incorporated as part of the lease agreement. For tenants who elect
to provide free parking for employees, staff has included a recommendation of approval that
requires that these tenants provide a comparable financial subsidy for employees that use mass
transit. In these cases, the tenants would provide a mass transit subsidy (in addition to the amount
contributed to the TMP fund) equal to one-half of the required TMP contribution for the first two
(2) years of the building’s occupancy.

CONCLUSION:

The proposed amendment will provide significant public benefit by retaining additional open
space through the elimination of a previously required interchange access ramp from along I-
395, which would have resulted in the loss three acres of open space and woodland. The
proposed amendment is consistent with the density, parking and use with the previous
development special use permit. However the plan amendment provides significant
enhancements that include increased open space, tree retention, enhanced building design,
reduced building height, pedestrian, landscaping and street improvements and additional mass
transit subsidies that amount to approximately $240,000 ($120,000/year).
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SPECIAL USE PERMIT # 2003-0037

Mark Center
Planning Commission Meeting
January 6, 2004
ISSUE: Consideration of a request to amend the transportation management plan for
Mark Center Plaza IA and IB.
APPLICANT: The Mark Winkler Company
LOCATION: 1897 North Beauregard Street
ZONE: CDD/Coordinated Development District

PLANNING COMMISSION ACTION, JANUARY 6, 2003: On a motion by Mr. Dunn,
seconded by Mr. Komoroske, the Planning Commission voted to recommend approval subject to all
applicable codes and ordinances and the staff recommendations. The motion carried on a vote of

7to 0.

Reason: The Planning Commission agreed with the staff analysis and conditions. The Planning
Commission acknowledged the citizen concerns for traffic impacts. The Planning Commission also
cited that the proposed amendment was consistent with prior approvals and was not increasing
development from what had been previously approved. On the issue of traffic, the Planning
Commission believed that the proposed alternative roadway improvements would be sufficient to
accommodate traffic being generated by the proposed development.

Speakers:

Mr. Howard Middleton, attorney, represented the application.

Richard Somers, 5000 Heritage Lane spoke on behalf of Seminary Park Civic Association in support
of the application and indicated a desire to participate in the joint traffic study committee.

Lynn Bostain, President of Seminary West Civic Association, spoke in opposition e/xpressing
specific need for an independent traffic analysis. In addition she also cited concerns regarding
the number of increased travel lanes at I-395, safety of the proposed triple lefthand turn onto N.
Beauregard St. from Seminary Rd. and additional traffic from the proposed office project.

Stephen Dujack, President of Dowden Terrace Civic Association, spoke in opposition citing that the
I-395 interchange should be retained as an option. He requested that the application be deferred to




allow for examination of other traffic options.

Susan Gibson, Fillmore Avenue, spoke in opposition citing concern for cut-through traffic and the
need for a larger-scale traffic study of the area.

David Dexter, Westridge Homeowners Association, spoke in opposition stating that there is too
much parking being provided and that there appears to be a disconnect between the number of
projected peak hour trips versus the number of parking spaces. Also supported the request for an
independent traffic analysis.

Genny Bowden, Beauregard Manor Homeowners Association and North Morgan Street Traffic
Committee, spoke in opposition citing the need for an independent traffic analysis.

Jonathan Johnson, 319 Fillmore Avenue, spoke in opposition citing a need for exploring alternatives
and the need for an independent traffic analysis.

Richard Kain, resident, spoke in support of the application but expressed concerns with traffic city-
wide. He inquired as to how many other projects are out there and the need for the City needs to be
more proactive with regard to traffic analysis.

Jack Sullivan, resident, spoke in support of the application and that it was consistent with the
planning efforts and requirements of the CDD plan that was adopted 1992.

Theresa Pugh, 2313 North Tracy Street, spoke in opposition expressing concern for background
traffic and the need for an independent traffic study.
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Staff Recommendation:

Staff recommends approval of the transportation management plan as outlined within the
DSUP # 2002-0038 staff report and conditions.

Staff Analysis:

Refer to the DSUP # 2002-0038 staff report for a detailed analysis of the transportation management
plan.

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

Jeffrey Farner, Chief, Development;
Gregory Tate, Urban Planner III;
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MARK CENTER PARCEL IA AND IB
TRAFFIC IMPACT STUDY
AND
TRANSPORTATION MANAGEMENT PLAN

Prepared for:
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TRAFFIC IMPACT STUDY

INTRODUCTION

Purpose

This report presents a Traffic Impact Study (TIS) and
Transportation Management Plan (TMP) of Mark Center Parcel 1B.
Mark Center is located west of Seminary Road and north of I-395,
in the City of Alexandria, as shown on Figure 1.

The Mark Winkler Company proposes to develop Parcel 1B with
approximately 374,616 S.F. of office space. The adjacent Parcel
1A was previously approved by the City of Alexandria.
Approximately 1,368,500 S.F. of approved space remains to be
developed on Parcel 1A. This TIS/TMP evaluates the cumulative
traffic impacts of developing a total of 1,743,116 square feet
(S.F.) of office space on Parcel 1A and 1B.

Scope

The scope of this TIS/TMP was based on previous Parcel 1A
traffic studies, which were specified by the City of Alexandria.
This study evaluates an alternative set of roadway improvements
to those considered in previous studies.

Specific tasks undertaken in this TIS/TMP included:

1. A field reconnaissance of site access opportunities
and constraints.

2. Counts of existing AM and PM peak period traffic at
seven (7) key off-site intersections.

3. Analysis of existing peak hour levels of service.
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4. Estimation of the number of AM and PM peak hour trips
that would be generated by buildout of Parcels 1A and
1B and leasing presently vacant space in existing
buildings.

5. Analysis of intersection levels of service, with and
without buildout of Parcel 1B.

6. Identification of road improvements required to
adequately accommodate buildout of Parcels 1A and 1B.

The following intersections were included in this TIS/TMP:

1. North Beauregard Street/Mark Center Drive.
2. North Beauredard Street/Seminary Road.

3. Seminary Road/Mark Center Drive.

4. I-395 Southbound On-Ramp/Seminary Road.

5. I-395 Southbound Off-Ramp/Seminary Road.

6.. I-395 Northbound On-Ramp/Seminary Road.

7. I-395 Northbound Off-Ramp/Seminary Road.
Data Sources

Sources of data for this TIS/TMP included the City of
Alexandria; the Alexandria West Small Area Plan; traffic data
collected and field surveys conducted by Wells & Associates; the
Institute of Transportation Engineers (ITE); the Manual on
Uniform Traffic Control Devices (MUTCD); the Highway Capacity
Manual (HCM); previous Mark Center traffic impact studies and
transportation management plans; The Mark Winkler Company; and
other material in the Wells & Associates archives.
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Conclusions

The conclusions of this TIS/TMP are as follows:

1. Parcels 1A and 1B are well-served by a connected network of
public streets and transit services.

2. The streets and intersections in the site vicinity are
heavily-traveled but currently function at acceptable
levels of service during peak hours.

3. Releasing presently vacant office space at 1801 and 2001
North Beauregard Street would add 451 AM peak hour trips
and 420 PM peak hour trips to the public road network.

4. Mark Center Parcel 1A would generate an additional 1,350 AM
pbeak hour trips, 1,451 PM peak hour trips, upon completion
and full occupancy.

5. Mark Center Parcel 1B would generate an additional 481 AM
peak hour trips, and 449 PM peak hour trips, upon
completion and full occupancy.

6. All study intersections are forecasted to operate at an
overall level of service (LOS) "“D” or better during both
the AM and PM peak hours,-with the additional traffic
generated by full buildout and occupancy of Parcels 1A and
1B, with the following road improvements:

a. Construction of a third left turn lane from northbound
Seminary Road to westbound North Beauregard Street.

b. Construction of a second westbound-to-southbound left-
turn lane at the North Beauregard Street/Mark Center
Drive intersection.

€. Construction of a second eastbound-to-southbound right
turn lane from Mark Center Drive to Seminary Road.

e
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BACKGROUND DATA

Street Network

Existing Network. Regional access to Mark Center is provided by
I-395, Seminary Road, and North Beauregard Street. Local access
to Parcel 1A and 1B is provided by Mark Center Drive which
intersects with both Seminary Road and North Beauregard Street.

Existing intersection lane use and traffic controls in the site
vicinity are shown on Figure 2.

Seminary Road is a six-lane primary arterial that provides
access to Mark Center from I-395 and areas east and west of I-
395.

Traffic signals are located on Seminary Road at North Beauregard
Street, Mark Center Drive, and I-395. These signals operate on
@ 100-second cycle length during the AM peak period and on a
110-second cycle length during the PM peak period.

The through movement on Seminary Road crosses above I-395 at a
grade-separated interchange. Drivers exiting southbound I-395
at Seminary Road are prohibited from turning left onto Mark
Center Drive by solid white pavement markings and a sign.

North Beauregard Street is a four-lane, median-divided, arterial
roadway with a posted speed limit of 35 miles per hour (mph).
Separate left turn lanes are provided on both approaches on
North Beauregard Street at Seminary Road. Right turns are made
from the outside through lanes, except on eastbound North
Beauregard Street at Seminary Road.

e
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Future Network. Improvements proposed by The Mark Winkler
Company to accommodate traffic generated by Parcel 1A and 1B
include:

1. Construction of triple left turn lanes from northbound
Seminary Road to westbound North Beauregard Street.

2. Construction of dual left turn lanes from westbound
North Beauregard Street to southbound Mark Center
Drive.

3. Construction of dual right turn lanes from Mark Center

Drive to Seminary Road.

The Mark Winkler Company has also preserved sufficient land for
a right-of-way to allow construction of a roadway that would
carry inbound traffic only from the southbound I-395 on ramp.
This ramp would be used by traffic that approaches from both the
north and south on I-395 and from the east on Seminary Road. 1In
addition, non-site traffic from I-395 that would otherwise turn
left from Seminary Road to Beauregard Street could use this ramp
as an alternate route.

It is not anticipated that funding and construction of this ramp
would be in place prior to the construction and occupancy of
Parcels 1A and 1B. Thus, the alternative at-grade improvements
to Seminary Road and North Beauregard Street, listed above, are
proposed instead to accommodate Parcels 1A and 1B traffic.

Transit Services

Overview. Metro and DASH provide excellent bus service on North
Beauregard Street. Two (2) bus lines connect the proposed
office development with the Van Dorn Street, King Street, and
Pentagon Metro Stations. Metrobus Line 7: Lincolnia-North
Fairlington and the DASH A.T. 2 Ré&d line operate on North
Beauregard Street and Seminary Road. The Mark Winkler Company
offers shuttle bus service to the Pentagon Metro Station as part
of the Mark Center TMP.




Metrobus Service. Four (4) branches of the Metrobus Line 7
serve Orleans Village, Landmark Center, Lincolnia, Southern
Towers, North Fairlington, Shirlington, and the Pentagon Metro
Station. This line operates seven (7) days a week. On
weekdays, it operates from approximately 5:30 AM to 12:00 AM, at
five- to ten-minute peak period headways and 30-minute off-peak-
period headways. On Saturdays, it operates from 6:30 AM to
12:00 AM, at 30-minute headways. On Sundays, it operates from
8:00 AM to 12:00 AM, at 60-minute headways.

DASH Service. The DASH A.T. 2 Red line connects Mark Center
with 0ld Town via Seminary Road, Janney's Lane, and King Street.
This line operates seven (7) days a week. On weekdays, it
operates from approximately 5:40 AM to 10:25 PM at 30-minute
headways. On Saturdays, it operates from 7:30 AM to 11:00 PM,
at 30-minute headways. On Sundays, it operates from 8:30 AM to
6:30 PM, at 60-minute headways. DASH passes are sold at the
Crestar Bank in the nearby shops at Mark Center (formerly known
as Hamlet Shopping Center).

Shuttle Bus Service. The Mark Winkler currently offers shuttle
bus service between Mark Center and the Pentagon Metro Station.
This service operates during weekdays between 6:00 AM and 7:10
PM. Service at 15-minute headways is provided during the morning
peak period (6:00 to 9:00 AM) and at 20-minute headways during
the evening peak period (3:30 to 7:10 PM). An internal shuttle
is provided during the lunch areas to transport office workers
to area restaurants and shopping areas.

Existing Traffic Volumes

Counts of existing peak hour traffic were conducted by Wells &
Associates at all of the study intersections. These counts are
presented in Appendix A and summarized on Figure 3.

Figure 3 shows that Seminary Road presently carries
approximately 3,700 to 4,500 vehicles per hour (vph) in both
directions between I-395 and Mark Center Drive during peak
hours.

I
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North Beauregard Street west of Seminary Road presently carries
approximately 2,100 to 2,700 vph in both directions during peak
hours.

ANALYSIS
Existing Levels of Service

Existing levels of service were calculated at the seven (7) key
off-site intersections based on the existing lane use and
traffic control shown on Figure 2, the existing traffic counts
shown on Figure 3, existing signal phasings and timings, the
2000 Highway Capacity Manual (HCM) methodology, and the
Synchrob5, Signal Coordination software. The results are
contained in Appendix B and summarized in Table 1.

Table 1 shows that all seven (7) key off-site intersections
currently operate at overall acceptable levels of service during
both the AM and PM peak hours.

The North Beauregard Street/Mark Center Drive intersection
currently operates at an acceptable LOS “B” during both the AM
and PM peak hours.

The Seminary Road/North Beauregard Street intersection currently
operates at an overall acceptable LOS “D” during both the AM and
PM peak hours. The westbound North Beauregard Street approach
operates at capacity during the PM peak hour, based on current
signal timings.

The Seminary Road/Mark Center Drive intersection currently
operates at an overall acceptable level of service (LOS) “C”
during the AM peak hour and at LOS “D” in the PM peak hour.
Traffic exiting Mark Center operates at capacity during the PM
peak hour.

The four (4) intersections of I-395 and Seminary Road currently

operate at an overall LOS “C” or better during both the AM and
PM peak hours.

S
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Long queues of vehicles were observed on the northbound I-395
off-ramp due to: (1) heavy traffic volumes proceeding across the
southbound Seminary Road lanes and turning left onto northbound
Seminary Road and (2) existing traffic signal timing and
phasing. This northbound off-ramp movement operates poorly
during the AM peak hour due to weaving movements between the
closely-spaced intersections, including the HOV ramp
intersection with westbound Seminary Road. These movements
contribute to delays that are not reflected in the HCM analysis.

Re-assignment of Existing Traffic Volumes

As noted above, some motorists accessing Mark Center from I-395
execute an illegal turning maneuver, turning right from the
westbound I-395 off ramp to northbound Seminary Road and then
almost immediately turning left at Mark Center Drive.

Traffic counts conducted by Wells & Associates indicate that 227
AM peak hour motorists and 96 PM peak hour motorists currently
execute this illegal maneuver. For purposes of this analysis,
all of these turning movements were reassigned to access Mark
Center Drive via North Beauregard Street. Figure 4 shows the
reassigned existing AM and PM peak hour traffic volumes.

If, in the future, enforcement measures are not sufficient to
eliminate this illegal maneuver, geometric modifications may be
necessary. These geometric modifications could include the
extension of the left turn lane from Seminary Road to Mark
Center Drive to a point south of the gore area between the
Seminary Road through traffic lanes and the Seminary Road lanes
carrying I-395 ramp traffic, and construction of a raised
concrete median between the Seminary Road left turn lane and
through lanes.
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Ambient Traffic Growth

Traffic counts at the Seminary Road/North Beauregard Street
intersection collected in May 2002 were compared to counts
collected in June 1994. This comparison indicates an overall
decrease in peak hour traffic volumes of 2.74 percent over the
eight (8) year time frame, or a reduction of 0.34 percent per
year.

Based on these historic traffic trends, no ambient traffic
growth was considered in this analysis.

Traffic Generated by Other Approved Developments

This traffic study takes into explicit account traffic that
would be generated by the 1,368,500 S.F. of office space
approved on Parcel 1A and the releasing of approximately 346,000
S.F of office space in two Mark Center buildings located at 1801
and 2001 North Beauregard Street.

The number of AM and PM peak hour trips that would be generated
by these developments were estimated based on standard ITE trip
generation rates and a 10 percent transportation management plan
(TMP) trip reduction. This reduction is based on the existing
and proposed TMP, including the existing and proposed expansion
of the Mark Center shuttle service, the availability of transit
bus service to the site, and other TMP measures.

As shown in Table 2, these developments are expected to generate
a total of 1,801 AM peak hour trips, and 1,872 PM peak hour
trips, upon completion and full occupancy.
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Directions of Approach

The directional distribution of trips generated by the proposed
office development was estimated based on existing traffic
patterns. Approximately 38 percent of the site traffic
approaches Mark Center from I-395 to the north and south,
approximately 20 percent uses Seminary Road from the southeast,
20 percent uses North Beauregard Street from the southwest, 20
percent uses Seminary Road and North Beauregard Street from the
northeast, and two percent approaches from the Southern Towers
apartments.

Background Traffic Forecasts

Background traffic forecasts, shown in Figure 5, represent the
sum of the existing reassigned traffic volumes shown in Figure 4
and traffic generated by other approved development projects
assigned to the area road network based on the directional
distribution discussed above.

Proposed Roadway Improvements -

The approval of the full development of Mark Center Parcel 1A
was conditioned by the City of Alexandria upon the construction
of the right-in only access to Mark Center from the southbound
I-395 on ramp or other roadway improvements that would
adequately accommodate traffic generated by the proposed Parcel
1A development.

Because it is not anticipated that funding and construction of
this improvement will be in place prior to the construction and ///
occupancy of Parcel 1A, other network improvements are proposed

to accommodate Parcel 1A and 1B traffic in lieu of this future
improvement.

Other improvements proposed by the Mark Winkler Company to

accommodate traffic generated by Parcel 1A and 1B are shown on
Figure 6 and include:
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1. The provision of triple left turn lanes from northbound
Seminary Road to westbound North Beauregard Street and
signal timing adjustments.

2. The provision of dual left turn lanes from westbound
North Beauregard Street to southbound Mark Center Drive
and signal timing adjustments.

3. The provision of dual right turn lanes from eastbound
Mark Center Drive to southbound Seminary Road and signal
timing adjustments.

Background Future Levels of Service

Future levels of service without development of Parcel 1B were
calculated at the seven (7) key off-site intersections based on
the proposed lane use shown on Figure 6, the background future
traffic forecasts shown on Figure 5, the HCM analysis
methodology, and the Synchro5, Signal Coordination Software.
The results are contained in Appendix C and summarized in

Table 1.

Table 1 shows that, with the proposed roadway improvements, each
of the studied intersections would operate at overall acceptable
levels of service during both the AM and PM peak hours. All
intersection approaches would operate at LOS “D” or better
during both the AM and PM peak hours. It is anticipated that
long queues would persist along the northbound I-395 off-ramp
but would not extend into or affect the through lanes.

Site Trip Generation

S

The number of AM and PM peak hour trips that would be generated
by Mark Center Parcel 1B were estimated based on standard ITE
trip generation rates and a 10 percent transportation management
plan (TMP) trip reduction to account for the existing and
proposed expansion of the Mark Center shuttle service,
availability of transit bus service to Mark Center, and other
TMP measures.
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As shown in Table 3, Parcel 1B is expected to generate 481 AM
peak hour trips, and 449 PM peak hour trips, upon completion and
full occupancy.

Total Future Traffic Forecasts

The site-generated trips were assigned to the proposed roadway
network based on the directional distribution discussed above.
The site traffic assignment is shown on Figure 7. These
assignments were then added to the background traffic forecasts
shown on Figure 5 to yield the total future traffic forecasts
shown on Figure 8.

It is noted that all traffic generated by Parcel 1A and 1B
approaching the site from I-395 was routed along Seminary Road
to North Beauregard Street then to Mark Center Drive instead of
accessing Mark Center Drive directly from Seminary Road.
Inbound site traffic routing is shown on Figure 9 to illustrate
this specific traffic assignment.

Geometric modifications to the Seminary Road left turn lane into
Mark Center Drive may be necessary to accomplish this traffic
distribution.

Total Future Levels of Service

Future levels of service with Parcel 1B were calculated at the
seven (7) key off-site intersections based on the future lane
use shown on Figure 6, the total future traffic forecasts shown
on Figure 8, and the HCM analysis techniques. The results are
contained in Appendix D and summarized in Table 1.

As shown in Table 1, all intersections are forecasted to operate
at an overall acceptable LOS “D” or better during both the AM
and PM peak hours with full development of Parcel 1B, and with
the proposed roadway improvements at the Seminary Road/North
Beauregard Street and North Beauregard Street/Mark Center Drive
intersections.
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The North Beauregard Street/Mark Center Drive intersection 1is
projected to operate at an overall acceptable LOS “C” during the
AM and PM peak hours, with buildout of Parcel IB and the roadway
improvements detailed in Figure 6.

The North Beauregard Street/Seminary Road intersection is
projected to operate at an overall acceptable LOS “C” during
both the AM and PM peak hours. The improvements provided would
decrease the overall delay at the intersection from that
reported for existing conditions.

The Seminary Road/Mark Center Drive intersection will operate at
an overall acceptable LOS “C” during the AM peak hour and at LOS
“D” during the PM peak hour with buildout of Parcel 1B.

Parcel 1B, at buildout, would account for only 4.4 percent of
all traffic entering the North Beauregard Street/Seminary Road
intersection during the critical AM peak hour and only 2.4
percent of the total intersection traffic during the PM peak
hour.

All intersections of Seminary Road and the I-395 ramps are
forecasted to operate at LOS “D” or better during both the AM
and PM peak hours. The queues observed under existing
conditions would persist along the northbound I-395 off-ramp.
With traffic signal timing adjustments, queues of 600 feet are
forecasted during the AM peak period along the northbound I-395
off-ramp. The I-395 northbound off-ramp could be re-striped to
provide one (1) exclusive through lane and one (1) combination
through-right turn lane. With this change, the movements at
this intersection would operate at LOS “B” during the AM peak
hour and at LOS “D” or better during PM peak hour. AM peak
period queues are forecasted to be reduced to 300 feet. The
distance available for stacking at this intersection before
queues extend into the I-395 mainline lanes is approximately
1,26@ feet, thus, these queues would not extend beyond the
junction of the ramp and the mainline freeway lanes. These
changes would require the approval of VDOT and the Federal
Highway Administration.
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Queuing Analysis

Peak hour gueues at key intersections were forecasted using the
SimTraffic Software and the total future forecasts.! The results
are contained in Appendix D and summarized in Table 4. Table 4
presents 95 percentile queues at buildout of Parcels 1A and 1B
at the North Beauregard Street/Mark Center Drive, North
Beauregard Street/Seminary Road, and Seminary Road/Mark Center
Drive intersections.

Queues are not anticipated to spill over into adjacent lanes or
upstream intersections. The analysis does show that during the
PM peak hour, queues would develop on eastbound Mark Center
Drive at Seminary Road and northbound Mark Center Drive at North
Beauregard Street at two internal intersections. It is
anticipated that with each signal cycle, vehicles that are part
of queue at the internal intersections would move forward and
then be processed through the signalized intersection.

! Analysis completed using Synchro/SimTraffic Software Program with project
specific Origin-Destination (OD) coding.
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CONCLUSIONS

The conclusions of this traffic study are as follows:

Parcels 1A and 1B are well-served by a connected
network of public streets and transit services.

The streets and intersections in the site vicinity are
heavily-traveled but currently function at acceptable
levels of service during peak hours.

The releasing of vacant office space at 1801 and 2001
North Beauregard Street will add 451 AM peak hour
trips and 420 PM peak hour trips to the public road
network.

Mark Center Parcel IA will generate an additional
1,350 AM peak hour trips, 1,451 PM peak hour trips,
upon completion and full occupancy. :

Mark Center Parcel 1B will generate an additional 481
AM peak hour trips and 449 PM peak hour trips upon
completion and full occupancy.

All study intersections are forecasted to operate at
level of service (LOS) “D” or better during both the
AM and PM peak hours, with the additional traffic
generated by full buildout and occupancy of Parcels IA
and 1B, with the following road improvements:

a. Construction of a third left turn lane from
northbound Seminary Road to westbound North
Beauregard Street.

b. Construction of a second westbound-to-southbound
left-turn lane at the North Beauregard Street/Mark
Center Drive intersection.

c. Construction of a second eastbound-to-southbound

right turn lane from Mark Center Drive to Seminary
Road.
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TRANSPORTATION MANAGEMENT PLAN

INTRODUCTION

Background

This section presents a Transportation Management Plan (TMP) for
Mark Center Plaza I (Parcels 1A and 1B), as required by the City
of Alexandria Ordinance No. 3204.

Objective

The Zoning Ordinance Section 11-700 requires that office
developments such as Mark Center Plaza I obtain a transportation
management special use permit.? The goal of a TMP is to "reduce
the proportion of single occupancy vehicle (SOV) trips and to
increase the use of transit, carpools, and vanpools, during the
peak hours, or to spread the number of SOV trips outside of the
peak hours.™ -

2 Zoning Ordinance of the City of Alexandria, Section 11-700.

3 City of Alexandria, Transportation Management Plans:
Administrative Guidelines and Procedures for
Preparation of Traffic Impact Studies and

Transportation Management Plans for Ordinance No.
3204, June, 1988.
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Development Program

The Mark Winkler Company proposes to develop 1,743,116 S.F. of
office space on Mark Center Parcels 1A and 1B.

TMP STRATEGIES
Overview
The Mark Center TMP Plaza I TMP will include the following

strategies*:

1. Designation of a Transportation Management Plan
Coordinator (TMPC).

2. Provision of shuttle bus service to the Pentagon
Metrorail station.

3. Reservation of parking spaces for flex-time employees.

4. Reservation of convenient parking spaces for carpools
and vanpools.

Each of these components is described below.
Transportation Management Plan Components

1. Transportation Management Plan Coordinator. The Mark Winkler
Company’s Commercial Property Manager of Alexandria properties
has been designated as the Transportation Management Plan
Coordinator (TMPC) for Mark Center.

Specific duties of the TMPC include:

‘For details, see Special Use Permit #95-0143 dated December 16,
1995.
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Coordination and operation of the Mark Center shuttle
bus service connecting Mark Center with the Pentagon
Metrorail station during peak commuter time periods
and providing on-site service during mid-day hours.

Publicizing and promoting the use of transit,
carpools/vanpools, and a staggered work hour program,
and other components of the TMP with current and
prospective tenants and employees.

Displaying and distributing information about transit,
carpool/vanpool, and other TMP programs.

Administering a ridesharing program.

Providing annual reports to the City of Alexandria,
including an assessment of the effects of TMP
activities on Mark Center shuttle ridership,
carpooling, vanpooling, other transit rider-ship, and
peak hour traffic, as reflected by an annual survey of
employees; an accounting of receipts and disbursements
of the TMP account; and a work program for the
following year.

Administering on-site sale of appropriate transit fare
media, subject to agreement by providers of transit
services to furnish such media on consignment. This
requirement may be satisfied by agreement by another
party to sell such transit media at a location
convenient to the project.

Monitoring and enforcing the use of reserved parking
spaces for carpools and vanpools.

Participating with other projects in the vicinity of
the site and the City of Alexandria in the mutually
agreed upon cooperative planning and implementation of
TMP programs and activities, including the provision
of enhanced bus service.

Encouraging office tenants to permit employees to
participate in a staggered work hour program.
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10. Administering other TMP activities.

The TMPC will continue to be directly responsible for all
elements of the TMP and reporting to the City of Alexandria.

2. Shuttle Bus Service. The first priority of the TMP will be
the continued and enhanced operation of the Mark Center shuttle
bus services between Mark Center and the Pentagon Metrorail
station. It is anticipated that such shuttle service may be
extended to the Plaza I office uses. The additional revenues
generated by Plaza I participation in the existing TMP will fund
some of the additional costs incurred in extending/expanding
this service.

3. Reservation of Flex-Time Parking Spaces. As dictated by
demand, up to five (5) percent of the new parking spaces planned
to serve Plaza I will be reserved until 9:00 AM for flex-time
workers. To the extent that a garage is built in phases, the
reserved spaces will be provided in proportion to the number of
spaces available.

4. Reservation of Carpool/Vanpool Parking Spaces. As dictated
by demand, up to five (5) percent of the new parking spaces
planned to serve Plaza I will be reserved until 10:30 AM for
carpools and vanpools. After 10:30 AM, these spaces will be
available for general use. To the extent that a garage is built
in phases, the reserved spaces will be provided in proportion to
the number of spaces available.

Transportation Management Plan Fund

Purpose. In 1988, a TMP fund was established by the Mark
Winkler Company. This fund is used to provide on-site employee
shuttle bus service, on-site employee transit fare media
discounts, cash prizes, and for other T