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MEMORANDUM 

DATE: MARCH 7,2008 

TO: THE HONORABLE MAYOR AND MEMBERS OF CITY COUNCIL 
n 

THROUGH: JAMES K. HARTMANN, CITY MANAGE 

FROM: FAROLL HAMER, DIRECTOR, 

SUBJECT: PROPOSED TECHNICAL CORRECTIONS TO THE BRADDOCK METRO 
NEIGHBORHOOD PLAN 

The staff is recommending that technical corrections to the Braddock Metro Neighborhood Plan 
be made after the Council's public hearing on March 15, and, assuming the Council wishes to 
approve the plan, before adoption of the Ordinance. Corrections would be technical in nature 
only, and would involve no substantive change. 

The technical corrections would include the following: 

Eliminating all references to height and density standards for the blocks that include 
public housing (these recommendations will be part of the Braddock East process, as 
recommended by the Plan). 

Ensuring the consistency of development numbers throughout the plan to correspond 
with the revised Development Chart that has been included in the Plan. 

Adding a land use chart to reflect the diagrams and text in the Plan. 

Reformatting and completing the Compendium of Recommendations. 

Fixing typographical, grammatical and other minor inaccuracies and technical errors. 
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ISSUE: 

Docket Item # 10 
MASTER PLAN AMENDMENT #2008-0005 
Braddock Metro Neighborhood Plan 
Planning Commission Meeting 
March 4,2008 

Consideration of a request for a revision of, supplement to, and 
amendment of the Braddock Road Metro Station Small Area Plan 
chapter of the City's Master Plan to include the Braddock Metro 
Neighborhood Plan. 

APPLICANT: City of Alexandria, Department of Planning and Zoning 

PLANNING COMMISSION ACTION, MARCH 4, 2008: On a motion by Mr. 
Jennings, seconded by Mr. Dunn, the Planning Commission voted to adopt the Master 
Plan resolution, subject to compliance with all applicable codes, ordinances and staff 
recommendations. The motion carried on a vote of 7 to 0. 

Reason: The Planning Commission supported the Braddock Metro Neighborhood Plan 
and recognized that the Plan supports the City's Strategic Plan and recommendations of 
the Economic Sustainability Task Force for transit-oriented development, density at 
Metro Stations, and shifting the tax base to better balance commercial and residential 
taxes. The Commission recognized the extraordinary level of community participation 
and outreach that resulted in the creation of the Plan. 

Speakers: 

Herb Cooper Levy, a 32 % year resident living at 1527 Oronoco Street, currently serves 
as Vice President of a non-profit organization called A.D.A.M. (Alexandrians Delivering 
Smart Growth Around Metro Stations). He stated that he has seen many changes both 
good and bad in the area. He expressed concern about the undeveloped and warehouse 
areas and stated that the Plan will bring more people into the neighborhood and create 
destinations. He stated that retail is important and encouraged the continuation of the 
Metro Linear Park to connect northbound to Potomac Yard. 

William Campbell thanked staff and the consultants for their efforts to engage the 
community in the process, for providing child care at the meetings, and for the members 
of the Planning Commission for attending and showing support for the community. He 
stated that density makes sense here and that he supports the Plan. 

Mike Ernst stated that he has lived in Alexandria for 12 years and that he supports the 
Plan because it reflects the principles of smart growth and will help people utilize mass 
transit. He stated that Alexandria is urban and that he did not want the city to miss this 
opportunity. 
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Lisa Litterai stated that she appreciated being involved and supports the Plan. She said 
that the neighborhood needs more walkable streets and the Plan will encourage that type 
of development. She said she is looking forward to a better quality of life and good 
architecture. 

Larry Grossman stated that the Plan should include documentation showing change in 
circumstances over the past 16 years since last plan in 1992: demographics, economics, 
and policy history and asked for more specifics in the Plan. He stated that the Plan needs 
more consideration. 

Katy Cannady, resident of Rosemont who lives 5 blocks from Metro Station, stated that 
she objected to the 2006 Plan mainly because of the density and that the proposed Plan 
shows even more density. She expressed concerns about traffic and the impact it will 
have. She asked that the Plan be deferred until better transportation planning is done. 

Charlotte Landis, 433 N. Patrick Street, stated that the neighborhood cannot support the 
density the Plan offers, that it lacks the infrastructure. She stated that the traffic study 
was poorly done, the Route 1 analysis was unacceptable, and asked that the density be 
reduced. 

Sarah Becker, 1200 Princess Street and 20 year resident, spoke about generational change 
and containment in terms of density. She expressed concern about the parking study and 
said that some of the density needs to be reduced. 

Amy Harris-White, 621 N. West Street, has lived there since 2000. She stated that she 
and her husband knew the area was in transition when they moved there and that the 
additions of the Monarch and the Prescott have already made the area feel more safe and 
secure. She stated that they support the Plan as presented, that the community had ample 
opportunity to be heard, and asked that the Plan not be deferred. 

Margarite Lang, Rosemont Civic Association President, spoke on behalf of the 
Executive Board. She stated that her comments were focused on the WMATA property at 
Braddock Road and that it is the only site proposed to more than quadruple in square 
footage than by-right. She stated that although it is an excellent system, it is not an 
extensive one, and expressed concern about WMATA's ability for future flexibility or 
expansion if the site were developed as shown in the Plan. She asked that the Plan be 
deferred pending additional study of the Metro Station site. 

Richard Calderon, President of Colecroft Station Board of Directors, expressed concern 
about the number of new trips that would be created by office use at the Metro Station. 
He suggested limiting the office uses to local uses such as doctors' offices to reduce peak 
traffic and limiting the allowable floor area ratio at the Metro Station to 1.5. 
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Maria Wilcox, 334 N. Columbus Street resident for 30 years, asked that the Plan be 
deferred in order to address the traffic and transportation issues. She stated that traffic is 
already at full capacity and the additional commuter cars the Plan will generate are 
unacceptable. She expressed concern that the congestion will depress property values as 
well as quality of life. 

John Fay, Colecroft Station resident and member of the Board of Directors, said that he 
moved to the area a year ago because the Colecroft area is urban and did not have very 
tall buildings. He expressed concern about the cost to maintain tall buildings and stated 
that townhouses at a density of 25 to 30 dwelling units per acre is a better use of the land. 

Lenwood Harris, born and raised at 833 N. Patrick Street and President of Operation 
Hope, spoke in reference to the Andrew Adkins project. He expressed concern about the 
number of families that would be able to move back after the property is redeveloped in 
the future. He suggested that a cooperative form of ownership be explored at Andrew 
Adkins and encouraged more outreach to the community. 

Heath Wells, 1301 Queen Street, stated that traffic needs to be addressed and asked that 
the Plan be deferred. He expressed concern about the proposed parking district, the 
character areas map, and building heights of 60-90 feet and his concern that 90 feet is too 
tall. 

Leslie Zupan, 1309 Queen Street and 28 year resident of the Parker Gray Neighborhood, 
expressed concerns about the amount of new development and that additional density in 
the neighborhood approaches the amount of development in Potomac Yard which is a 
larger geographic area. She also expressed concerns about traffic. 

Stewart Schwartz, 1415 Oronoco Street, a 20 year resident and executive director of the 
Coalition for Smarter Growth, stated that he supported the smart growth and transit 
oriented development of the Plan and an inclusive process for housing in Braddock East. 
He stated that the transportation analysis in the Plan shows a significant reduction in auto 
trips, provides much better connections, and invests in transit. 

Heidi Ford, 1022 Oronoco Street, stated that the level of density is detrimental to her 
quality of life, that she likes the small scale character and trees of the neighborhood and 
does not want to live in an environment like Ballston or Crystal City. She stated that Plan 
does not adequately address traffic and the increase in Route 1 traffic. She said that she 
lives next to Route 1 and a rush hour lasting 5 hourslday will impact her quality of life. 
She expressed concerns about the inclusively of the Plan's language as it references 
"threat of gentrification." 

Lyndl Thorsen Youssef, stated that she believes that history binds the area together and 
that General Braddock has been forgotten; no one remembers why Braddock Road is 
named after him. She expressed her desire for large scale public art at the Route 1 
gateway to recognize the history and provide the context for the existing cannon located 
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at Braddock and Russell Roads that was left behind by General Braddock. She stated that 
her plan has been endorsed by Mt. Vernon Ladies Association and the Masonic Temple. 

Carolyn Nash, 523 West Street, said that she wants a safe, walkable neighborhood and is 
concerned about pedestrian safety. She said that the Wythe-West-Braddock intersection 
is extremely dangerous for pedestrians. She stated that there is no parking at night near 
Colecroft and is concerned about reducing parking below what is required. 

Jonathan Rak, representing EakinYoungentab (EYA), stated that he has prepared a letter 
of support recommending study of the Alexandria Redevelopment and Housing Authority 
(ARHA) blocks in the Braddock East planning effort. He said that EYA endorses the 
adoption of the Plan and wants an inclusive process with significant outreach to public 
housing residents in Braddock East. 

Salena Zellers, president of Braddock Lofts HOA, stated that she supports the Plan 
though a little bit of work is left and asked for clarification in the Plan on the height of 
buildings, particularly those shown on the Andrew Adkins site. She stated that a 
reasonable amount of density is necessary but asked for a block by block analysis in 
order to understand the height and scale for each block. She suggested that once the Plan 
has been revised to incorporate all feedback and re-released, that another community 
meeting be held to ensure everything is incorporated. 

Daniel Johnson, 305 West Street, a resident in Parker-Gray for 5 years and at this address 
for 3 years, stated that he has already seen some changes that the streets are safer but 
there is still a lot of work to be done. He expressed concern about the Plan's impact on 
West Street, the future location of kiss and ride and taxi stand, and said that West Street 
is not large enough to handle it. He stated that parking at night, not during the day, is a 
problem that needs to be addressed before the Plan is approved. He asked that the Plan 
be deferred a month to consider these issues. 

Engin Artemel stated that planning for this area began in the early 1980s and that much 
more needs to be done, including retail and safe streets. He stated that the proposed floor 
area ratio in the Plan ranges from 2.0-2.5, not 4.0 to 7.0 which is the density of Ballston, 
a considerable difference. He stated that the Plan capitalizes on the Metro Station and 
asked that the Plan be adopted. 

Andreas Doymeko stated that he supports the comments made by Engin Artemel and 
Stewart Schwartz. 

Gillian Chen, moved in to the area in the last 5 years, came here via Braddock Road 
Metro, and stated that there are small public housing units behind her house. She stated 
that the Metro site density is too big, the wide plaza will create a wind tunnel between 
buildings, and that she does not want to see a 77' building at Metro. She said that with 
regard to the redevelopment of James Bland, she is concerned about the potential for tall 
buildings there and the impact on the rest of the houses in the block that are privately 
owned and located across the alley from James Bland. 
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Bill Cromley, long time resident of Parker-Gray, stated that staff provided information to 
help teach the basics, such as by-right development. He said that he supports the Plan 
completely, and that it is a compromise, in that everybody has an issue, and nobody got 
everything, but the overall result is good. He stated that density is good and its impact is 
lessened by putting it where it has least amount of impact. 

Mark Freeman, lives in 400 block of North Patrick Street, stated that a public park is an 
essential community benefit, and that this is the biggest single benefit and is the 
difference from the 2006 plan but need to involve the Post Office. He expressed concern 
about traffic and the increase in trips in Route 1. 

Steve Carman, said he is uncertain about the plan and that there are issues affecting the 
neighborhood, such as public housing, density, open space and traffic. He stated that the 
Andrew Adkins public housing will stay that way another 15 to 20 years according to 
ARHA. He said that there needs to be a plan to relocate units somewhere else consistent 
with Resolution 830. He said that the two buildings at the Metro site at a 3.0 FAR is 
unnecessary. He said that only a portion of 1261 Madison is shown for a park but that he 
would like the whole parcel to be used as a park. 

Steven Troxel, 20 year resident of North East neighborhood, expressed concern about the 
potential for pedestrian access through Powhatan Park and sought clarification that what 
was proposed was a pedestrian connection to the neighborhood, not specifically the park. 

Debra Sabourin, expressed concern about the amount of hture development and the 
length of time it has taken for traffic calming improvements to be made. 

Poul Hertel, 1217 Michigan Court, stated that urbanism requires diversity in incomes, 
transit and buildings that relate to the street. He said that he supports pedestrian access 
from Jaguar through Braddock Place. He stated that a doctrine of fairness should be 
adopted for communicating in Braddock East for existing and future residents. 

Shannon McGahey, expressed concern about the amount of density in the Plan. She 
stated that the neighborhood's character is comprised of 2 to 3 story buildings where 
people get to know each other. She expressed concern about the amount of existing cut- 
through traffic on West and Columbus Streets and said that the Plan does not address it. 

Kevin Hays, resident of Potomac Greens, stated that it is difficult to park on Friday and 
Saturday nights due to the overflow parking from the restaurant. He stated that the Plan 
packs density into an existing situation that is difficult, and expressed concern about the 
building heights and density. 

Noah Teates, just bought a house on Wythe Street in Braddock Lofts. He said that he has 
heard two themes: displacement and congestion, and also public safety. He said the Plan 
replaces industrial uses with people, and that traffic is coming but we can take action now 
to address and mitigate it. 
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Vallery Vandegrift, lives on Columbus Street, expressed her thanks to the Planning staff 
for handling a difficult situation well. She stated that the presentation made by Director 
Hamer presented the compromise of the groups at the meetings and respects their 
concerns. She stated that she supports the Plan wholeheartedly. 

Captain David Huchler of the Alexandria Police Department responded to questions 
about public safety. He reviewed the crime rates for Andrew Adkins and Chatham 
Square and Samuel Madden between 2000-2003 and 2004-2007 and noted that crime had 
gone down 43% at Chatham Square. He stated that at Andrew Adkins there was a 20% 
increase in crime; however, the increase was due to a series of offenses committed by a 
single individual who was arrested. He noted that both areas have community police 
officers and an officer resides at Andrew Adkins. 

Maria Wasowski asked the Planning Commission not to defer the plan and stated that the 
Metro Station is a public asset that should be used for all. She stated that it is typical in 
cities to have more density and varying heights in certain areas than others and noted that 
future development will occur on sites that are '/4 to !4 mile away from the Parker-Gray 
neighborhood. 
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STAFF RECOMMENDATION 

A number of factors present unique opportunities in the Braddock neighborhood, 
including the Metro Station itself, numerous sites that have recently - or soon will - 
redevelop, a concentration of public housing likely to redevelop at some time in the 
future, historic cultural and architectural assets, and a walkable, human-scaled residential 
district. The Plan focuses on preserving and enhancing those aspects of the neighborhood 
that are beloved-particularly its traditional scale and character and walkable streets- 
while at the same time helping the neighborhood adapt to emerging opportunities and 
challenges-the changing nature of its diversity, the increased importance of transit, and 
the increased value society places on sustainability. The purpose of the 2008 Braddock 
Metro Neighborhood Plan is to frame and document the community's vision for the 
future, to build on the neighborhood's assets and highlight its unique sense of place by 
celebrating its history and diversity, creating pleasant, tree-lined walking streets, a central 
park, vibrant neighborhood retail, redeveloped mixed income housing and high quality 
development at a human scale. 
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DISCUSSION 

I. Conformance with Existing City Plans and Policies 

The Braddock Metro Neighborhood Plan embraces the goals outlined in City Council's 
2004-2015 Strategic Plan and the City's Master Plan: 

Quality Development and Redevelopment: The Plan establishes urban design 
guidelines for the height, mass and architecture of new development to ensure 
quality building materials, longevity, and consistency with the neighborhood 
context. 
Respects, Protects and Enhances the Natural Environment: The Plan supports and 
enhances the natural environment both by recommending new green spaces, such 
as a major new neighborhood park, pocket parks, a plaza at the Metro Station, 
street trees, and enhanced landscaping; and through strategic recommendations 
for encouraging biking and walking and reducing vehicle use. In addition, new 
development must integrate greenbuilding design. 
Integrated multimodal transportation system: The transportation chapter of the 
Plan outlines recommendations for transforming the neighborhood into a more 
multi-modal community, using the Metro Station more effectively and better 
incorporating it into the community fabric. The goals in that chapter are 
consistent with the City's Draft 2008 Transportation Master Plan, including 
transportation demand management (TDM) recommendations and a district-wide 
transportation management program (TMP). 
Strong economy with varied small businesses: One of the community's primary 
redevelopment goals is an infUsion of new retail opportunities, particularly 
neighborhood serving retail, as well as additional office, residential, and hotel 
space as the market dictates. In support of the recommendations of the Economic 
Sustainability Task Force for higher density development at the City's Metro 
Stations, the Plan recommends a development concept for the Metro Station site 
with approximately 300,000 square feet of office and ground floor retail uses, 
attempting to balance the community's desire for appropriately scaled buildings 
near established neighborhoods with sufficient height and density from a market 
perspective to develop the site and reap the economic benefits for public 
amenities. In addition, the Plan recommends financial assistance to maintain 
small businesses and local retailers and recruit new ones, especially at key areas 
for neighborhood-serving retail, such as at the Metro site and along Queen Street. 
Community that is diverse and affordable: Finally, the Plan outlines principles for 
the redevelopment of the Andrew Adkins public housing complex into a mixed 
income community, with clear guidelines for one-for-one replacement of public 
housing units in the neighborhood and elsewhere in the City in accordance with 
Resolution 830. The mixed income environment will incorporate a true range of 
affordability, from publicly assisted units to affordable/workforce units to market 
rate units, ensuring preservation of racial and economic diversity within the 
community. The Plan also recommends the redevelopment of James Bland, 
Bland Addition, Samuel Madden Uptown and Ramsey Homes public housing 
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developments. The planning for that area will occur during the Braddock East 
planning process to begin at the end of February 2008. 

11. What distinguishes the 2008 Braddock Plan from the 2006 Draft Braddock 
Plan? 

A. Renewed Planning Process: The 2007-08 process has been more inclusive, 
more transparent, and more about providing the tools and information needed for 
the community to make informed decisions about their future. 

B. Community Building: This Plan has been about building a great community, 
respecting its historic scale and creating urban amenities, not reacting to 
development proposals. 

C. Public Housing: This Plan addresses all public housing blocks in the planning 
area, not some, and sets forth a general concept and urban design guidelines for 
the Braddock East Plan going forward. 

D. Transportation: This Plan re-examined transportation impacts and strategies to 
include ALL redevelopment sites, and recommends a district-wide TMP and 
TDM strategies. 

E. Implementation 
o Implementation Advisory Group: The Plan recommends establishing a 

neighborhood-based group to provide input on and monitor priorities and 
phasing of public amenities and other implementation actions. 

o Funding: Last but not least, this process, and the Plan itself, includes a 
thorough analysis of the financing required for public amenities, and lays 
out a strategy for developer contributions to fund public amenities district- 
wide rather than exclusively on-site, and represents the first time that the 
City has committed to funding neighborhood amenities based on tax 
increments from new development. 

A. Renewed Planning Process 

Over the course of the summer of 2007, the consultant team interviewed more than 100 
stakeholders and residents from the Braddock Metro neighborhood. The purpose of the 
interviews was to air community frustration regarding the nature of the previous planning 
process in the Braddock area and to identify key planning themes to be addressed going 
forward. Many interviewees expressed strong frustration with the lengthiness of the 
previous planning process, a perceived lack of communication from the City and among 
City agencies, and ultimate concern that the 2006 Draft Plan was not a true response to 
public input. 

Armed with information from the stakeholder interviews, planning staff and the 
consultant team embarked on a new Braddock Metro Neighborhood Plan process in the 
fall of 2007 with a focus on consistent, systematic public outreach and engagement, 
improved communication with the community and among city agencies, and a clear sense 
of the issues that would need to be tackled in the ensuing months. The City's outreach 
plan successfully engaged a broader cross section of the community with meeting notices 
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and ongoing updates regarding plan progress provided in key locations throughout the 
neighborhood, on the City's Braddock website, via periodic eNews updates, and in the 
Braddock Bulletin, a regular newsletter providing details on the planning process. 

The intensive, four-month community planning process culminating in the February 2008 
Braddock Metro Neighborhood Plan began in late September 2007. From the start of the 
process, community members were urged to attend all meetings, and to express their 
views and goals throughout the process rather than waiting until the public hearing. In 
October, more than 160 stakeholders attended three educational workshops, where 
regional and national experts shared current thinking about planning issues affecting the 
Braddock neighborhood. The sessions introduced ideas and potential tools that could help 
the community and the City make decisions and trade-offs to facilitate a mutually 
supportable plan for the neighborhood. These sessions helped lay the foundation for a 
community charrette, held in November, and five subsequent worksessions over the 
course of the winter, where stakeholders evaluated and ultimately supported many of the 
principal recommendations of the Plan. 

B. Community Building 

From the beginning, the staff and consultant team worked with the community to 
establish general agreement about what redevelopment in the neighborhood would look 
like, responding to residents' concern that new development not overwhelm the character 
of the existing neighborhood. The Plan strives to integrate the value of the land while 
preserving the qualities of the area that the community likes: its historic character, 
appropriately-scaled buildings near existing homes, green spaces and walkable streets, 
and incorporating those elements into the underutilized or obsolete industrial areas 
predominantly to the north of the Metro station. 

The Plan is composed of seven main chapters - one for each of the seven principles 
created and unanimously supported by the community - that lay out the planning ideas 
and public policies that will further enhance the Braddock Metro Neighborhood's 
livability for years to come. The seven principles represent the community's aspirations 
for integrating and finding the right balance between preservation and change. All of the 
plan's recommendations are shaped around achieving this integration and balance. 

The principles are: 
Create a sense of place/neighborhood identity, vitality and diversity 
Establish a variety of community serving, usable open spaces 
Provide walkable neighborhoods that are secure and feel safe 
Promote mixed-income housing and follow an open, fair and inclusive process to 
deconcentrate public housing 
Encourage community-serving retail and services 
Manage multi-modal transportation, parking and road infrastructure 
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Achieve varying and transitional height and scale 

The Plan's Urban Design 
Framework, at right and in 
Chapter 9, is a composite 
graphic map developed over the 
course of the planning process 
and comprised of a handful of 
layers that geographically 
articulates the Plan's principles. 
In this case, the layers include 
the Character Areas diagram, the 
Urban Design Concept diagram, 
the Building Heights and 
Massing diagram and the Open 
Space Framework diagram. 
Each of these diagrams form the 
building blocks of the Plan: 
parks and plazas, walking 
streets, landscaped "green 
edges," recommended transit 
corridors, retail locations, 
gateways, and recommended 
heights of the buildings that 
together represent the 
community's vision for the 
future of the Braddock Metro 
neighborhood. 

Urban design guidelines included in the Plan will help to ensure high quality architecture. 
compatible urban design and improved 
walkability. In response to cornmunit] 
concerns regarding height, the 2008 Plar 
recommends lower heights at the Metro and 
Andrew Adkins sites than those 
recommended in 2006. The 2006 Plan 
showed heights at the Metro of 77-100 feet 
over the entire site; the 2008 Plan limits 
heights to 77 feet. The 2006 Plan showed 
heights at Andrew Adkins of up to 90 feet; 
the 2008 Plan establishes an FAR of 2.5, 
with somewhat more flexibility for site 
design to occur during the Braddock East 
planning process. The other distinction (6' mu.) of w 

(typoal) 
related to heights is that the 2008 Plan 
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illustrates the location of "building shoulders" on the height map; the 2006 Plan referred 
to the importance of step-downs and transitions, but did not specify how or where this 
should occur. The Plan's detailed requirements for "building shoulders" (see graphic 
illustration, above) will restrict building height on the block faces to preserve the 
neighborhood scale that the community values, while allowing some additional height in 
the center of the block. 

The Plan's conceptual 
drawing for the Metro 
Station site (shown at 
right) depicts two 77 
foot tall buildings with 
approximately 300,000 
square feet of office 
and ground floor retail 
uses. A large plaza 
provides a desired 
community amenity 
and a recognizable 
entrance to the Metro 
station. The concept 
also shows the 
reconfiguration of bus 
circulation, provides 
additional bus bay capacity to accommodate future needs, kiss and ride and taxi stands as 
well as better pedestrian access to the site. 

Throughout the planning process, the community expressed its desire to preserve and 
strengthen their neighborhood's sense of place. One of the keys to this is celebrating the 
neighborhood's rich history. In addition to the Braddock Metro Neighborhood Plan and 
the Braddock East Plan, the City is also working on a third coordinated initiative in the 
Braddock area - the nomination of Uptown/Parker-Gray to the National Register of 
Historic Places (completed in January 2008, with a determination from the Park Service 
anticipated in Fall of 2008). City preservation staff held a meeting with the community 
in early February 2008 to provide information about the nomination process and to solicit 
ideas about how best to celebrate the neighborhood's history and make it come alive in 
the context of the built environment. Suggestions from residents that will be further 
explored in the implementation phase of the Plan include the creation of an 
UptownlParker-Gray walking tourltrail (with an accompanying booklet and podcast), 
interpretivelwayfinding signs, and the installation of pavers imbedded with writindart 
along walking corridors and at key locations, both to commemorate the neighborhood's 
history and also to set it apart as a unique district with a cohesive character. 
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C. Public Housing 

The Braddock Metro neighborhood is home to one of the highest concentrations of public 
housing in the City. One of the clear concerns expressed by community members is for 
the deconcentration of public housing and the creation of mixed income communities. 
The Plan's recommendations recognize the City's commitment to public housing and 
established policy (Resolution 830) with regard to requiring the replacement of existing 
public housing units on a one-for-one basis. The Plan calls for redevelopment of the 
public housing developments in the Braddock Metro neighborhood with a mix of housing 
types for people of all incomes. This will be achieved through the Braddock East Plan in 
an inclusive planning process where the City, the Alexandria Redevelopment and 
Housing Authority (ARHA), public housing residents and other Braddock residents will 
plan together for the future of these sites. 

The Braddock East Plan will focus on redevelopment guidelines for the public housing 
sites within the larger area including James Bland, Bland Addition, Samuel Madden 
Uptown, Rarnsey Homes and Andrew Adkins. That plan will take the principles outlined 
in the Braddock Plan and go into further detail to determine height, site planning, types of 
units, parking, appropriate mix of incomes, location of replacement units, and 
management. 

D. Transportation 

Traffic analysis was conducted on projected build-out of the entire area, including 
redevelopment of public housing sites that had not been included in the 2006 traffic 
analyses. Analysis showed that traffic congestion in the Braddock area will persist 
regardless of whether or not new Braddock development occurs. In fact, because of 
capacity constraints on Route 1 and elsewhere, analysis showed that any increase in local 
traffic volume due to new development will likely displace regional (cut-through) traffic 
volume on neighborhood streets. 

Transportation demand management (TDM) programs that encourage travel modes other 
than single occupancy vehicles will contribute in a significant way to creating a livable 
neighborhood. Because of the public amenity improvements that will be achieved as a 
result of new development, and the fact that traffic will be an issue in the Braddock area 
regardless of new development, and the fact that TDM can provide effective mitigation - 
the community was urged not to look at traffic impacts as the primary criterion when 
evaluating proposed development. The bottom line showed that new development can be 
the source of funds for making desired improvements in the neighborhood, and that 
traffic 10-20 years from now will not feel significantly different to most residents. The 
changes proposed in this Plan will not result in a diminished quality of life for residents 
and the City is committed to monitor the traffic and parking impacts and ensure that the 
programs designed to mitigate traffic are working as planned. 
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First, the Plan recommends establishing a district-wide transportation management plan 
(TMP), managed by a coordinator to oversee TDM strategies and ease the demand for 
drive-alone vehicle trips within the neighborhood. A TMP Coordinator will establish 
benchmarks and evaluate current and future TDM strategies and make necessary 
adjustments to achieve the goals of the plan to reduce single occupancy vehicle trips and 
increase travel by other modes. All new development will be required to participate in 
the TMP district. Strategies include ridesharing programs, incentives to use transit, 
pedestrian and bike facility enhancements, and management of shared parking lots and 
garages. 

Second, the Plan recommends revising current parking requirements for properties 
located within 2000 feet of the Braddock Road Metro Station, as the City has 
successfully done at the King Street and Eisenhower Avenue Metro Stations in an effort 
to encourage transit use and reduce the number of vehicles on neighborhood roads. After 
a careful review of existing parking requirements in those locations and new 
developments at Carlyle and in the Braddock area, the Plan recommends detailed 
requirements that seek to balance the community's concerns about "under-parking" new 
development with the high level of existing and future transit service in the Braddock 
Metro neighborhood. It should be noted that much of the redevelopment anticipated in 
this Plan over the next 20 years will occur on properties north of the existing 
neighborhood, in close proximity to the Metro station, buses, and Zipcars, and between 
Route 1 and the Metrorail tracks. The benefits of appropriate parking ratios include not 
burdening new developments with the cost of excess parking that goes unused, 
encouraging non-automobile modes of travel, discouraging car ownership in general and 
multiple vehicle ownership in particular, and enhancing the walkability of the 
neighborhood. 

E. Financing Strategy for Public Amenities 

The Plan recommends harnessing the growing wealth of real estate in the Braddock 
Metro neighborhood to implement the improvements to the public realm that are the 
essential elements of a great community. Most of the funds for public improvement 
projects will come from contributions obtained through new development and by capital 
improvements that can be supported through the increased tax revenue that new 
development will create. The plan assumes a 20-year buildout period where developer 
contributions and public funds will gradually pay for the amenities that the community 
helps to prioritize in the implementation phase of the plan. The recommended public 
improvement projects include: 

a A nearly one-and-a-half acre neighborhood park on the site currently occupied by 
the Post Office distribution facility. 

a A half-acre public square on the Metro site surrounded by office and hotel 
buildings and activated by community-serving retail on all sides. 

a A handful of small and medium-sized green spaces on parcels soon to be 
developed, such as the Jaguar and Madison site and more long-term locations, 
such as at the Andrew Adkins public housing site. 
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Streetscape improvements such as additional street trees, new lighting, 
landscaping and traffic-calming features along Fayette, West, Wythe and Madison 
streets, the four designated "walking streets." 
Intersection improvements at the Braddock-West-Wythe juncture to ease 
pedestrian access to the Braddock Road Metro station. 
Utilities that are buried underground on key blocks throughout the neighborhood. 

I 
111. Implementation 

li 
A. Zoning 1 C 

The Plan does not rezone any I 
sf t h q h m h g = a ,  but 

rather recommends a Coordinated I Development District (CDD) in the I 
Northern Gateway area. The CDD 
Guidelines implement the 
principles established in the Urban 
besi& Framework and provide , 
details regarding massing and 
height. The Plan also recommends 
the future designation of the Metro ' 
Station and Andrew Adkins blocks 
and the James Bland, Bland 
Addition and Samuel Madden *:I 
Uptown blocks as coordinated d c  

development districts. 

B. Implementation 1 
Advisory Group 

ThisPlanxepresents a significant 
---------T 

k 
new step toward involving the community in managing implementaGniWhiIip 

- - 

~lexandria has long embraced community-based planning, this Plan makes the 
community a partner with the City in implementation. Although the Plan provides a 
fkamework for the future, many details will need to be worked out with the community 
following the Plan's adoption. Therefore, the Plan recommends establishing a Braddock 
Metro Neighborhood Plan Implementation Advisory Group comprised of area 
residents, local businesses, public housing residents and other community members to 
oversee implementation of the plan. The group will work with City staff to prioritize and 
provide input on community improvements, such as streetscape and park programming, 
retail recruiting and support, and to monitor ongoing development to ensure that public 
amenities are provided. 
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The Plan also recommends that an internal City staff working group meet regularly to 
coordinate the implementation steps that have been or need to be taken. This group will 
provide quarterly reports to the advisory group and citizens as well as a yearly progress 
report docketed for Council, with all information regarding the process posted on the web 
and made public. This process will be a regular and public way to show what the City is 
doing to implement the Plan. There will be some technical or code issues that are not 
open to debate, but they will also be reported to the public. This new process does raise 
staff resource issues, but will be proposed as part of the Plan. 

CONCLUSION 

The 2007-2008 Braddock Metro Neighborhood Plan is the result of an exhaustive, 
extensive and inclusive process. It engaged a broad cross-section of the community and 
addressed difficult issues head-on with the benefit of tools and information to ensure that 
the community could effectively discuss tradeoffs and reach an informed consensus or 
community vision as laid out in the Plan. 

This Plan takes advantage of a new approach to financing and implementation not 
available during previous rounds of planning-tapping into the neighborhood's growing 
wealth and real estate values (stemming both from access to Metro and increased interest 
in living in close-in and walkable neighborhoods) to implement significant community 
improvements. The result will translate market support and community benefit dollars 
generated by new development into a new neighborhood retail square, amenities such as 
walkable streets and a new neighborhood park, and take advantage of the underlying 
value of public housing sites to transform islands of public housing into mixed-income 
housing that is part of the larger community. 

This Plan is about writing another chapter in the story of a great neighborhood - a true 
community building effort that sought to achieve the appropriate balance between 
preservation and change, between building on opportunities and overcoming challenges, 
with a series of achievable recommendations that will improve the neighborhood's 
quality of life for generations to come. 

RECOMMENDATION 

Staff recommends adoption of the master plan amendment to include the Braddock Metro 
Neighborhood Plan. 

STAFF 
Faroll Hamer, Director, P&Z; Kathleen Beeton, Division Chief, Neighborhood Planning; 
Jeffrey Farner, Division Chief, Development; Tom Canfield, City Architect; Andrew 
Spurgin, Urban Planner; Carrie Beach, Urban Planner; Rich Baier, Director, T&ES 
Roy Priest, Acting Executive Director, ARHA; Mildrilyn Davis, Director, Office of 
Housing; Kirk Kincannon, Director, RPCA 



RESOLUTION NO. MPA 2006-0005 

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

WHEREAS, the City initiated an extensive community participation process to establish 
a shared vision and direction for the future development and enhancement of the Braddock 
Metro Neighborhood; and 

WHEREAS, the community planning process culminated in the development of the 
Braddock Metro Neighborhood Plan that represents a comprehensive approach to guide and 
manage future development in the Braddock Metro area; and 

WHEREAS, a duly advertised public hearing on the proposed amendment was held on 
March 4,2008, with all public testimony and written comment considered; and 

WHEREAS, the Planning Commission finds that: 

1. The proposed amendments are necessary and desirable to guide and accomplish the 
coordinated, adjusted and harmonious development of the Braddock Metro area as part of the 
Braddock Road Metro Station Small Area Plan section of the City; and 

2. The proposed amendments are generally consistent with the overall goals and objectives 
of the 1992 Master Plan and with the specific goals and objectives set forth in the Braddock 
Road Metro Station Small Area Plan chapter of the 1992 Master Plan; and 

3. The proposed amendments show the Planning Commission's long-range 
recommendations for the general development of the Braddock Road Metro Station Small Area 
&; and 

4. Based on the foregoing findings, maps, and other descriptive matter, and all other facts 
and circumstances of which the Planning Commission may properly take notice in making and 
adopting a master plan for the City of Alexandria, adoption of the amendments to the Braddock 
Road Metro Station Small Area Plan chapter of the 1992 Master Plan will, in accordance with 
present and probable future needs and resources, best promote the health, safety, morals, order, 
convenience, prosperity and general welfare of the residents of the City; 



RESOLUTION NO. MPA 2006-0005 
Page 2 

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

1. The Braddock Metro Neighborhood Plan is hereby adopted in its entirety as an 
amendment to the Braddock Road Metro Station Small Area Plan chapter of the 
1992 Master Plan of the City of Alexandria, Virginia in accordance with Section 
9.05 of the Charter of the City of Alexandria, Virginia. 

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

ADOPTED the 4th day of March, 2008. 

ATTEST: d ~ K C ~ C T  
aroll Hamer, Secretary 



Washington - Braddock 
Gateway to Old Town Alexandria 

The planned urban design concept 
identifies Large Scale Public art as 
an element with which to define a 
gateway into Old Town Alexandria. 
This proposal is for a large scale 
public sculpture of Washington and 
Braddock at the Route 1 Gateway 
which is intended to create a sense 
of place and an identity through the 
use of historic preservation. The 
proposed sculpture tells "The Rest 
of The Story" of the cannon left 
behind by General Braddock at the 
bottom of the hill at the intersection 
of Braddock and Russell roads. 

This historical event which 
occurred in the summer of 1755 
marks an ending and a new 
beginning much like the Braddock 
Metro Neighborhood plan of today. 

The Braddock Metro Stand Therefore: 
Y. H. Servant, 2008 

Neighborhood Plan: Oil on linen, 34 x 64 in. 

The Cannon Lefi Behind 

The Mount Vernon Ladies 
Association of the Union. 

Mr. James Rees 
Executive Director 

The George Wasbington Masonic 
National Memorial Association. 

Mr. George Seghers 
Executive Director 

Contact: Lyndl Thorsen at Great Seal Incorporated 211 North Union Street, Suite 100 Alexandria, Virginia 22314 
Office: (703) 5191259 Fax: (703) 780-4070 Email: e-plansQmsn.com 



Washington - Braddock 
Excerpts f rorn Neville Craig's "Washington's Flrst 
Campaign" with interjections by the Artist Y. HI Servant. 

His Story, 
The summer of 1755 

A tailor in the city ofAlexandria, Virginia 
was commissioned to make a blue coat and 
vest for a young Colonel of a Virginia 
regiment. The Colonel, though unpaid had 
accepted an appointment as guide and Aid de 
Camp to General Braddock, who had two 
divisions of British troops headquartered in 
Alexandria In April of 1755 the young 
Colonel guided General Braddock's force of 
approximately 2000 men, which included a 
Virginia regiment of 100, on a westward 
journey to expel the French from Fort 
Duquesne. The force maneuvered their 
wagons and equipment through the rugged 
country, and the ruff terrain of the Allegheny 
Mountains and Monongahela River. Just ten 
days prior to their arrival at Fort Duquesne, 
outside of what is present day Pittsburg the 
Colonel fell ill and had to be carried in a 
wagon, unable to mount his horse. On July 
9, the soldiers made their final approach to 
Fort Duquesne: 
Every man was neatly dressed in full 
unijbrm; the soldiers were arranged in 
columns, and marched in exact order; the sun 
gleamedfiom the burnished arms; the river 
jlaved tranquilly on their right, and the deep 
forest overshadowed them with solemn 
grandeur on their leji. Oflcers and men were 
equally inspirited with cheering hopes and 
conjident expectations. (Craig 26) 
At this point the young Colonel joined the 
advanced party of 1300 select troops donning 
his red vest and handsome blue coat 
managing only to mount his horse seated on a 
pillow. The slender column continued on a 
twelve-foot-wide road over uneven country 
covered with woods. After crossing the river 
the detachment reached area, with a hill on 
their right, in dense undergrowth and a 
hollow on their left when all at once a: 
Heavy discharge of musketry poured in upon 
their front All were unaware that the French 
and Indians were lying in wait. The terrible 
destruction and confusion of that early 

afternoon over took the British forces as they 
all struggled to respond to the ambush. 
The Virginia provincials were the only troops 
who seemed to retain their senses, and they 
behaved with a bravery and resolution 
worthy a better fate. They adopted the 
Indian 's mode, andfought each man for him 
selfbehind a tree. This was prohibited by the 
General, who endeavored to form his men 
into platoons and columns, as gthey had 
been maneuvering on the plains of Flanders. 

Common sense instructed the British soldiers 
to break rank and take cover from their 
unseen enemy foiling officers' efforts to rally 
their troops. The Colonel, however, despite 
his knowledge and experience fighting 
Indians, dismissed his common sense. 
Embracing instead, his devotion to duty and 
honor, he held his ground with General 
Braddock and other British Officers. 
The oflcers were absolutely sacr$ced by 
their good behavior, sometimes advancing in 
bodies. Sometimes separately hoping by such 
example to engage the soldiers to follow 
them, but to no purpose. (Craig 27) 
In just three hours, 714 soldiers lay dead. Of 
the 86 officers, 26 were killed and 37 
wounded. 
The General hadjive horse shot under him 
and at last received a wound through his 
right arm into his lungs. The Colonel had 
two horses shot under him and his clothes 
shot through in severalplaces behaving the 
whole time with the greatest courage and 
resolution (Craig 27) 
Those left alive retreated with what remained 
of their Force leaving their dead and their 
equipment on the field of action as they 
headed eastward. Four days later the General 
died of his wounds. To prevent the Indians 
from desecrating his grave the Colonel buried 
him the road that bears his name today. Still 
week from his illness the Colonel wrote to his 
mother and brother explaining: 
That is was by the all paverjiul dispensations 
of Providence, I have been protected beyond 
all human probability. I had four bullets 
through my coat, and two horses shot under 

me yet escaped unhurt. (Abbot, Series 1343) 
Seventeen years later, the now General while 
exploring the Kenhawa with his close friend 
Dr. Craik, and a hunting party encountered 
Indians again in the forest. The now friendly 
Indians led them to their Chiefs Council's 
fire, where through an interpreter he said: 

I am chief and ruler over my tribes. My 
influence extends to the waters of the great 
lakes and the to the far blue mountaim. I 
have traveled a long and weary path that I 
might see the young warrior of the great 
battle. It was on the day when the white 
man S blood mixed with streams of our forest, 
that Menawajirst beheld the Chief: He 
called to his young men, and said, mark yon 
tall and daring Warrior, he is not of the Red 
Coat tribe, his warriorsfighl as we do, 
himselfis alone exposed. Quick! Let your 
aim be sure, and he dies. Our rzjles were 
leveled, rijles which but for him, knew not 
how to miss; 'twas all in vain, a paver 
mightier far than we, shielded him from 
harm. He can not die in battle. Memwa is 
old, and soon will be gathered to the Great 
Counciljire of his father in the land of 
shades; but ere he goes, there is something 
here, Listen! The Great Spirit protects that 
man andguides his destinies --he will become 
the Chief of Nations, and a people yet 
unborn, will hail him as the Founder of a 
mighty Empire! I am come to pay homage to 
the man who is the particular favorite of 
heaven and who can not die in battle. 
(Custis 35) 

I - 

Contact: Lyndl Thorsen at Great Seal Incorporated 211 North Union Street, Suite 100 Alexandria, Virginia 22314 
Office: (703) 217-7995 Fax: (703) 780-4070 Email: e-plansOmsn.com 



General Comments on the Planning process 

A Plan is based on analysis which provides the background conditions for the Plan 
recommendations. This Plan is the result of a process which seems to be based not on 
strong analysis but on politically gaming the community to what will fly - a consensus of 
those perseverant enough to endure long meetings and a willingness to be "educated" but 
not necessarily informed. The Plan seems to float in the clouds rather than touching earth. 
It's conceptual and my question is why it isn't real, factually based an inductive process 
rather than declarations from the heavens? 

The last time the Braddock Road Station Small Area Plan was adopted was 1992 - 16 
years ago. There are many conditions that have changed- demographic, socio-economic 
and physical and there are changes that have occurred surrounding the area which are of 
note particularly the Potomac Yard development which are also affect the community and 
which should be considered for analysis. These changed circumstances require the Plan 
update to document what these changes were and how they may affect public polices, 
community needs and public investment to address those needs. 

The draft plan does not do any of this. Despite new development and changes to the size, 
composition and social and economic characteristics there is nothing in the plan that talks 
about people and who the community is now as opposed to 1992. 

There is no policy history and history of the development of the area. There is no 
explanation of how we got to where we are and whether what was done and where we is 
acceptable or not or in need for improvement or not or whether there were errors or 
corrections that needed to be made or changes in direction. There is no comprehensive 
examination of the area; rather a very selective focus on development sites and their 
potential revenue and extraction yields. Metro access issues are ignored and the impacts 
of future ridership emanating from future Potomac Yard residents, bus service demands 
and traffic from the BRT and pedestrian needs from existing and future demand are not 
addressed. 

The City Staff seemed to have taken a secondary if not non-existent role in this process 
which was totally monopolized by the "consultant team". It is as if the staff had no 
expertise or thoughts or had nothing to contribute which they could share with the 
citizens. Staff seemed peripheral to the "process". For example, there was no presentation 
by T&ES on traffic, no presentation by the ParkdRecreation staff on open space needs. 
No presentations by DASWWMATA personnel on future transit service needs. 

Major land owners, area commercial brokers, retailers, employers, employees were also 
conspicuously missing. What is community in an urban setting if not all the stakeholders 
who use the area, know the neighborhood, come to work, shop, sell services, service 
customers and all those who are affected by the planning process and who have useful 



information, thoughts, feelings, experiences, opinions that should contribute to a more 
informed, sensitive and inclusive planning process. 

To call this Plan a community based plan begs the question of who defines community. It 
is the responsibility of the Staff to seek out all the stakeholders in the process. In that 
process the "community" gains knowledge, understanding and a dialogue with people 
that they might never otherwise meet yet who have things to say and information to share 
to the benefit of all involved. 

The Braddock Road Metro Area Plan is too important to the neighborhood to consider in 
one quick Planning Commission Meeting. We need to consider this draft Plan in a 
deliberative and proper manner not rushed by the need to vest developers as quickly as 
possible and so fast on the heels of considering the Plan itself After all this time in 
meetings/charettes/work shops etc. I think the Plan deserves sufficient time for discussion 
before the Commission makes a decision. We seem to be long on the fiont end of 
community meetings and short on the back end of reviewing a document that was just 
published for public review. 

More specific commenta 

1 As a procedural matter, perhaps a legal one and certainly a common sense matter I 
don't think it wise, fair or reasonable to docket a CDD proposal submitted by a developer 
at the same time that the CDD itself is being considered. The Coordinated Development 
District is part of the Master Plan and Zoning Ordinance and needs to be established as 
such before a developer applies for that zoning designation. What if in its deliberations 
on the CDD Land Use and Zoning designation for the Jaguar property there are major 
amendments to the guidelines -then what CDD zone would the Braddock Gateway 
Concept Plan be applying for? The Payne Street and Madison Properties were approved 
prior to the Braddock Road Plan update but at least these site plans were using existing 
zoning based on the adopted Master Plan. The Braddock Gateway Project is requesting 
new zoning that isn't even established and may not be as of March 4th. The public 
should be evaluating the recommendations of the CDD zone as applied to the Jaguar site 
in the context of the entire Braddock Road Small Area Plan. 

2 The Braddock Gateway docket item is requesting an amendment to a Plan that has yet 
to be adopted - so I assume it is recommending an amendment to the 1992 Plan when 
what is before you is an update to that Plan as an amendment to the Master Plan. If the 
amendment to the Small Area Plan is adopted by Resolution on March 4th then the 
Braddock Gateway application for an amendment to the Plan you just adopted makes no 
sense. Similarly, if the Small Area Plan is adopted then the next step is to amend the 
Zoning Ordinance and Zoning Map to reflect a new CDD#l5. The Jaguar developer 
would then apply for a Concept Plan approval not a rezoning which would already have 
been enacted. 



3 The Coordinated Development District is just that- a District- which may include 
multiple properties and ownerships. The intent is to coordinate the planning and 
development of these properties and to provide incentives to do so either through 
assemblage or cooperation among the different property owners. The strategy has been to 
lower the development density by right and to provide density incentives to submit a 
Special Use Pennit application under a plan that conforms to design guidelines 
established for that particular CDD. Unlike conventional zoning each CDD is unique and 
tailored to the circumstances, conditions and opportunities appropriate to the properties in 
the context of the surrounding neighborhood. For example, the underlying zone for the 
Potomac Yard CDD is industrial which is very restrictive in tenns of allowable densities 
and uses. We don't as yet know whether the CDD in the Braddock Road Plan meets the 
intent of the CDD Land Use and Zoning Designation. 

4 The proposed CDD#15 for the Braddock Gateway includes the Water Company tower 
and the Yates one story warehouse sandwiched between two large scale buildings. The 
underlying zoning for this property CRMU-H makes no sense because it cannot be 
developed as such being a small parcel and being that it will be bound by two high rise 
buildings. I also believe the Plan is errant in not including the Dwyer property, other 
Yates property and the self storage building in the CDD. The Plan makes no mention of 
what is desired for the properties yet shows on its illustrative development plan 
redevelopment of these sites and even specifies the development levels. 

I would recommend that the CDD#15 be expanded to encompass these key properties 
which have extensive frontage along N. Henry Street and are the real "face" of the 
Braddock Gateway project. I would establish the underlying zone for the CDD as 
Industrial which means that the existing owners who are not participating in the 
redevelopment proposed by Jaguar can continue to use their properties for the existing 
uses but that redevelopment will require a Special Use Permit subject to conformance 
with the CDD principles and procedures. I would establish guidelines for how the 
frontage along N. Henry Street should look and function. I believe we need to transform 
this highway into an urban looking arterial with buildings fronting the street and urban 
streetscape. 

The issue of non-cooperation of owners within the CDD is not a problem for the City to 
fix; however, there are procedures for trying to achieve such cooperation and if nothing 
else the zoning can provide incentives for coordinating the development when it happens 
and disincentives if not prohibitions for redeveloping in a manner not consistent with the 
CDD principles. The assemblage of the Mt. Vernon Commons CDD on Commonwealth 
and Mt. Vernon Avenue (the Triangle Properties) was successfUl because the four owners 
understood they had more to gain pooling their properties for sale to a developer for 
higher density development under the CDD SUP provisions than in trying to individually 
develop their properties under the underlying CL zone provisions. 

5 The Braddock Station Area Plan is very conceptual and seems to leave the feasibility of 
its recommendations to an implementation committee. In many cases, the Plan states that 
if its recommendations aren't feasible then we should do something else somewhere else. 



For example, if the Post Office/Moll properties aren't feasible for acquisition then let's 
go back to the Braddock Place site as a candidate for acquisition for a public park. If the 
walkway connecting Braddock Gateway to Braddock Place is not feasible then let's 
expand the sidewalk along the Metro Access Road, though supposedly, this road will be 
heavily used by the BRT vehicles. The development of the Metro Station parking lot is 
illustrated yet the text recommends that T&ES study this intersection. What if T&ES 
recommends a solution that does not allow the retail building at the comer of West and 
Braddock? Wouldn't it have been more logical to figure out the intersection design first 
and then see where a building on the Metro Station could be sited if at all? 

6 1 believe the Plan has too many theoretical scenarios that seem to float as a cloud above 
the area. When does this Plan become real based on good analysis including feasibility? I 
can't see how an implementation committee can implement what hasn't proved to be 
feasible as analyzed in the Plan itself. That is the responsibility of the Planning staff and 
City Deparlments who participated in this process and they didn't do their job. 

7 I reviewed the Braddock and King Street Metro Station designs when they were 
submitted to the City for approval back in the 1970's. I noted at that time that these 
suburban commuter stations dominated by bus circulation and parking were inhospitable 
to pedestrians ignoring their needs for safety and convenience. Nothing in the design of 
the Braddock Road Metro Station has changed since first designed yet the predominant 
mode of access to these stations is walking. This Plan doesn't remedy this problem which 
is no surprise since the Plan didn't recognize or analyze the issue to begin with. 

8 The idea of redeveloping the Braddock Metro Station parking area is one I've 
examined. The existing lot is ugly and a poor use of prime public property. Something 
needs to be done. I'm not against redevelopment of the parking lot per se; I support air 
rights development of the King Street Metro kisslride lot as was proposed by the 
Abramson brothers some years ago. However, the King Street Station lot is larger than 
Braddock Metro and has access to two major streets. The lot at Braddock has poor 
access. The illustrative development shown in the plan for up to 300,000 square feet of 
development (comparable to Braddock Place) is plopped on this site with no analysis of 
how this level of development would affect traffic and metro access for pedestrians and 
buses or how projected bus and pedestrian traffic will affect Metro access even without 
new development on the Metro lot. The illustrative scheme doesn't show where the 
garage entrances for the development would be located. There is no analysis of how this 
development would affect sunlight~shadows~cold/viewsheds/ orientation for metro 
patrons and whether development in conjunction with proposed redevelopment of the 
West Street fiontage and the Andrew Adkins Homes would create a tunnel affect. 

The first and fundamental obligation of a Plan for the Metro Station is to show how 
pedestrian access and safety can be improved. The redesign of the intersection of 
BraddocWest Street should have been studied in the context of this Plan not as a post 
planning exercise. I have recommended that the road loop between West Street into the 
station be converted to an extension of the Braddock Place pedestrian plaza and that 
Madison Street be extended into the metro station with sidewalks leading to the station. I 



also believe that the section of Braddock Road between West and Mt. Vernon Avenue 
needs to be redesigned and necked down. We still have a problem with the mid block 
crossing of Braddock Road between the Metro Station and the bikelwalk pathway. The 
pathway itself could use a less brutal approach of asphalt and be replaced with a 
greenway and more environmentally sensitive paving material. We need a much better 
approach to providing for bicycle storage at the Station since the available facilities are 
inadequate and exposed to inclement weather conditions. 

If the redesign of West and Braddock calls for a more fluid connection between Wythe 
and Braddock then it is premature to site the south building on the Metro lot in a way that 
would obviate this design. In other words, if you call for T&ES to design the intersection 
why posit a metro site development plan, however, conceptual, that predetermines the 
outcome. It is not clear whether designing a jog between Wythe and Braddock solves 
anything. Again we have no analysis of the traffic impact of the metro site development 
on these very tight intersections that have limited capacity yet are expected to 
accommodate increased bus, vehicular and pedestrian activity? 

9 The First Street Extension or Metro Access Road which parallels the rail structure at 
the north end of the Station site should be converted into a plaza (eliminate the sidewalk 
and make this one level with painted scored asphalt that is multi-purpose which could be 
used for bicyclists and buses if need be (the Plan recommends this on page 40).This is an 
unlikely pathway for pedestrians who should be walking through the Braddock Place 
Plaza than along the edge of the Metro wall. I would prefer to convert the roadway to 
green space with a bike path but I recognize that if there is a BRT it would be preferable 
not to clog the residential streets with buses if this access way provides a better 
alternative. Of course, if the BRT proves unnecessary then tear up the asphalt and green 
the street. 

10 It would have been obligatory, one would think, to involve WMATA and DASH 
representatives to talk to the community about future bus service and how to improve bus 
circulation and pedestrian access to the station. This didn't happen so the community 
never got the facts and the answers to these questions. The issues of access to the station 
from west of the rail corridor emanating from Del Ray and Potomac Yard development 
were raised but never addressed as if Potomac Yard was still an active rail yard. 

1 1 Braddock Place plaza serves as a car free pedestrian walkway and amenity that 
provides important access to the Metro Station. However, access to First Street for 
pedestrians is cut off by a driveway and fencing on private land. It would be logical in the 
context of a study whlch recommends that pedestrian access continue to First Street that 
the Planning Staff would have asked the owners of these properties whether they would 
allow a public easement and allow the City to construct this access way if feasible ( not 
studied). This was not done; instead the study calls for another study to determine 
"whether the property owner would support a public easement through an area that is 
currently blocked by a fence". 



12 The proposal to acquire the Post Office on Wythe Street and the Ken Moll 
comrnercial/office property which compose an entire city block for a park and a 
reconfigured Post Office is unstudied as to feasibility, cost - I could go on but the bottom 
line is that whatever the merits of this idea the fact that nothing beyond intent was studied 
is worrisome The Post Office provides a much needed public service. I have nothing 
against redevelopment of this block to reincorporate a Postal Facility but this was not 
studied. Nor did the Plan look at the implications or consolidating Postal Service 
employee parking into redevelopment of the Postal Service block to free up this surface 
parking lot for redevelopment 

I guess I can't get used to the idea that a Plan can make recommendations it doesn't study 
but rather makes these recommendations because the "community" votes to make this 
block a park and that somehow the GSA or the Postal Service is an easier mark than 
buying the un-built upon land at Braddock Place from a private owner with a vested plan 
to construct a residential high rise building. Of course, the Plan says that if the Post 
Office site is unfeasible then the Braddock Place site is "it" for the park. No analysis of 
whether this site makes sense as a park and no background on why it wasn't planned as a 
park and why it is still vacant after the Braddock Place Plan was approved by the City 28 
years ago or so. 

13 The Plan contains a proposal to raise $4-6 million from developer extractions to h d  
subsidies for "high quality retailers" to rent in new and existing retail space in the study 
area. Why would high quality retailers need a subsidy and what is this subsidy and where 
does it enter into the marketing and leasing of commercial space? This is a lot of money 
to extract from private sources to subsidize commercial rents or other activities which 
may very well affect the very development projects that provided the money for the 
subsidy. As a commercial real estate agent I don't know whether these monies would pit 
my client against another potential user who is seeing subsidies that would adversely 
affect my client's ability to lease the space. Is the money to be used for pre-selected 
tenants based on social-economic characteristics or other criteria? 

If affordability is an issue wouldn't is make more sense if the City didn't tax commercial 
property at a higher rate and therefore price tenants out of retail commercial space than to 
create subsidies to pay for the very costs created by the City? What about not increasing 
assessments for small retail businesses in the City so that the real estate property tax 
passes through in a lease is not so onerous? 

As with so much of this Plan there is great precision in calculating money extractions just 
not such precision in defining how the money would be used - from to whom and why. 

14 Queen Street - Much ado about a small number of commercial buildings along at best 
two blocks of Queen Street in terms of preserving the businesses. There is much flowery 
verbiage about heritage preservation but no facts about the businesses, who owns the 
property, what the rents are. The owners have not been contacted about their plans, the 
likelihood of firther redevelopment on these blocks - nada. Everything is in the abstract 
and nothing in the real. 



15. When the King Street Station Area Plan was adopted in 1978, per the Plan 
recommendations a capital account was created to fund public projects such as road 
improvements, land acquisition for parks and pedestrian improvements. The creation of a 
capital account to implement the Plan was a commitment by the City to bond and expend 
funds for the improvement of the area. It was understood that the development these 
public monies were intended to support would in turn create a greatly improved tax base 
that would contribute to the general welfare of the citizens. 

The Braddock Road Metro Station Update seems to focus exclusively on extractions from 
developers to fbnd "public benefits" and the extensive redevelopment 
(overdevelopment?) of the Metro Station parking lot and the Andrew Adkins Homes. It 
seems that the development levels proposed are almost driven by the "public benefit" 
yield for a park of dubious merit but considerably real expense and for "subsidies" for 
"quality retail". There was also discussion of creating a Tax Increment Financing 
District. 

I asked the consultant team whether they identified the streets with unsightly overhead 
poles and wires that might be considered for undergrounding and they said no they 
hadn't. There seemed to be no intention to examine undergrounding of these utilities on 
streets which were not subject to redevelopment projects yet which were unsightly and 
usurped sidewalk space for pedestrians. 

I think that there should be a capital account for Braddock Metro and that non-site plan 
generated public benefits should be funded through the capital budget and with City 
bonds and should be implemented not necessarily tied to development but tied to 
community improvement goals. Some of the Braddock Road Area development projects 
might not happen or might be delayed for years due to unfavorable market circumstances. 
Tying all betterment projects to development activity places the community at risk not 
seeing any public benefits in a timely manner. I believe some $7 million was spent to 
underground utilities along Mt. Vernon Avenue. None of this public money was tied to or 
dependent on development activity along the Avenue. Yet though it took many years the 
result of the City investment are undeniably positive as we have an attractive tree lined 
main street with new businesses and shops and increased pedestrian activity. 

Of course when we depend on area specific development to fund public benefits there 
may be a tendency to use increases in density as the tool to achieve more funds for public 
improvements yet some of these density increases may be inimical to the community - 
thus this strategy may have the ironic affect or unintended consequence of ruining the 
neighborhood to raise the funds for public benefit-or by the means can destroy the end. 
Land use and development design decisions should be evaluated based on those factors 
which will affect the community and the quality of life for the residents living within that 
community. Public benefits should be funded by the City wide tax base. 



16. Whatever happened to the idea of a green street? North Fayette Street was to be 
recognized as a green street meaning a special design of the public right of way to 
emphasis or favor non-motorized forms of mobility and environmental considerations 
about reducing the impact of impervious road service on water quality and runoff into the 
storm system and urban heat island effects. Apparently this idea which came out of the 
charrette got downgraded to a "walkable street" whatever that means. This Plan doesn't 
take a h h  and innovative approach to environmentally responsible public infrzrstructure 
- this despite the 'transit oriented" location of the area - storm sewer issues - and the low 
capacity and relative use of many of the streets in the area (not talking about Route I). 

17. There is no discussion about the future of Carpenter's Shelter for the Homeless. Is 
this site to be redeveloped? The site is zoned for redevelopment. What is the city policy 
for this property and for the continuation of this non-transit related use when we are 
trying to promote metro-related development? 

18. It would seem that the intersection of First and Fayette where three of the comers 
would be subjected to redevelopment would be studied in terms of how the buildings 
would relate to each other to create a retail square or special place. The Plan doesn't 
address these potential to start relating buildings to each other. The Braddock Gateway 
redevelops one of these comers but it is not clear what place will be created or what is 
desired. This is what Plans do as opposed to site plans. I don't know how to respond to 
the Braddock Gateway submission since the buildings are plopped amidst and in the 
middle of other unplanned sites. 

Braddock Place was the first transit related development in the area. It was planned on a 
seven acre site similar to Braddock Gateway yet Braddock Place is a harmonious 
composite of buildings that are physically connected and flow towards the Station linked 
by a pedestrian plaza that brings the pedestrian to the Station. There is no comparable 
organizing principle for Braddock Gateway yet the opportunity is there if we can 
encompass the missing pieces and create a rhythm and connectivity of the buildings and 
amenities that also flow to some landmark place and to the station. 
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March 4, 2008 

Eric R. Wagner, Chairman, and Members 
Alexandria Planning Commission 
City Hall 
301 King Street 
Alexandria, VA 2231 4 

RE: Braddock Road Metro Small Area Plan Amendment, March 4, 2008 Docket Item # I 0  

Dear Chairman Wagner and Members of the Commission: 

On behalf of EYA Development, Inc. ("EYA), I would like to provide you with our 
comments regarding the Braddock Road Metro Small Area Plan Master Plan Amendment. EYA 
currently has a development agreement with the Alexandria Redevelopment and Housing 
Authority ("ARHA") for a project which would redevelop the current James Bland and James 
Bland Addition public housing projects into a mixed income community including both public 
housing and market rate units. 

EYA is encouraged by the proposed Braddock Road Metro Small Area Plan's 
incorporation of provisions which will encourage a vibrant neighborhood. First, providing 
walkable neighborhoods will encourage the use of neighborhood retail and provide better 
access to the Metro. Providing community serving retail spaces will help alleviate traffic by 
encouraging residents to walk to services rather than having to drive. Lastly, usable public open 
spaces will encourage community bonding by providing residents with a common area to gather 
which will promote a strong neighborhood. The process which led to the draft plan involved an 
extensive community outreach effort that not only provided the community with the ability to give 
input and feedback along the way but also provided much substantive information for the 
participants. The workshops on various development issues, coupled with the open forums for 
discussion enabled the community to provide educated input. 

It is our understanding that the site specific recommendations for the property owned by 
ARHA, including the James Bland and James Bland addition properties, are being deferred to 
the Braddock East Small Area Plan Amendment which is currently underway. We concur with 
the note on the Corrected Development Table dated 2\28/08 which states for the ARHA 
Properties: "Properties To Be Determined Through the Braddock East Planning Process". 
Although the Table includes proposed limits on height and ranges of floor area for the ARHA 
blocks, EYA believes it is premature to lock in these limitations. The Braddock East planning 
process may determine that certain properties should exceed these limits and rarrges. As we 
understand the proposed Table, it does not prejudge these issues and we are moving forward 
with the development proposal for James Bland and James Bland Addition with this 
understanding. 
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Thank you for your consideration of our comments. 

Sincerely, 

Aonathan P. Rak 

cc: Robert Youngentob, EYA 
Brian Jackson, EYA 
Connie Ring, ARHA 
Faroll Hamer, Director, Planning and Zoning 



- CiceIy WoodrowlAlex 
--- - *# 03,04/2008 02:49 PM LA, 

bcc 

Subject 

--- Forwarded by Cicely Woodrow/Alex on 03/04/2008 02:49 PM --- 
"Salena Zellers Schmidtken 
<salena@bioinjury.com> To <pnzfeedback@alexandriava.gov> 
03/03/2008 04:25 PM CC 

Subject 

March 3,2008 

Planning and Zoning Commission 
Alexandria, VA 

Re: First Draft of the Braddock Metro Neighborhood Plan 

Dear City Officials, 

We at the Braddock Lofts are please to have been involved in the community planning that has resulted in 
this first draft of the Braddock Metro Neighborhood Plan. It is clear that the Planning and Zoning Staff and 
the City's Consultants have put an incredible amount of effort into the planning process and resultant Draft 
Plan and we believe it is a good start. 

Because of the time limitations between its release and the upcoming Planning Commission meeting on 
March 4'" we are limiting our comments to the areas of the Draft Plan that need additional work and 
correction rather than commenting on the entire Draft Plan. While we realize our attached comments are 
very long, we hope that each of you will take time to seriously consider these comments and requests as 
we have put an enormous amount of time and effort into the planning process, review of this Draft Plan, 
and development of our comments to this Draft Plan. We've taken this process very seriously as it directly 
affects our individual futures in this city, our quality of life, and our propetty values. 

Our original comments included a detailed account of the height and density described in the Draft 
Plan. Because of a lack of agreement during the planning process Planning and Zoning Director Faroll 
Hamer personally guaranteed that the height and density recommendations for Adkins and the other 
public housing sites would be developed during the Braddock East planning process and not included in 
the Braddock Road Metro Neighborhood Plan. In trying to release the Draft Plan to the public as soon as 
possible, height and density for the Adkins block was included. We have been assured by Director Hamer 
that this information will be removed from the Plan before approval therefore we have removed our 
detailed comments on this issue from our response. 

Appropriate scale, achieved by considering both height and massing is fundamental to finding the right 
balance between preservation and change. In addition, a reasonable amount of density is acceptable and 
necessary for the neighborhood to develop into a safe, walkable and livable community that we all desire. 
However, the density must be planned for very carefully and we do not feel the Plan has thoroughly 
examined this issue. 



Redevelopment and deconcentration of public housing is essential to our neighborhood development and 
remains the number one issue for all of us that live in the Braddock Road Metro area. A combination of 
public and private development incorporatirlg a mixed use of affordable housing and market-based homes 
are positive options that the Braddock Lofts residents would consider a real step forward. Redevelopment 
that lumps all of the public housing projects together into one large area, rather than spreading it 
throughout the community, will only result in the continued safety problem that is present today. This is 
not about dismantling a black community, this is about creating a community in which we all live and work 
together in harmony, in a home that we are proud of. We understand that these issues will be examined 
during the Braddock East planning meetings and are pleased to be involved in this process. 

We recommend that the Planning and Zoning staff incorporate all of the feedback that it has received 
from the community into the Draft Plan and re-release it. We then request an additional community 
meeting and an urban design Charrette to "test drive" the proposed zoning on a block-by-block basis to 
evaluate the viability of the Plan. We are very pleased to have as one of our owners, Peter Katz, who is a 
strategic consultant on state-of-the-art planning practices for government, public agencies and private-sector clients. 
Peter has played a key role in shaping and implementing a range of nationally significant community design and 
development projects. As I mentioned to Director Harner, Peter has volunteered to speak before the City and the 
community regarding his expertise in urban design. 

I have attached our comments in a pdf file. As the representative of the Braddock Lofts, I will be pleased 
to meet with or speak with each and every one of you regarding our comments. Thank you again for your 
time and attention to this matter. 

Sincerely, 

Salena Zellers 
President, Braddock Lofts HOA 
1 122 Madison Street 
Alexandria, VA 22314 
703-837-099 1 

703-980-2047 (mobile) 

Salena Zellers Schmidtke 
Biolnjury, LLC 
703-837-0991 
salenabbioiniurv.com 

3 
BRMN Plan Response 030308.pdf 



Kendra JacobslAlex 

03/04/2008 02:46 PM CC 

bcc 

Subject Fw: Re:Braddock Road Planning Commission Meeting 

---- Forwarded by Andrew SpurginIAlex on 03/04/2008 02:25 PM ---- 
"Ed Ablard" 
<eablard@ablard.com> To <Andrew.Spurgin@alexandriava.gov> 

03/04/2008 02:15 PM cc 

Subject Re:Braddock Road Planning Commission Meeting 

Hello Andrew: 

Please add this to the material available for the hearing tonight on the Braddock 
Road Plan. The attachment should open with Excel. I will send .pdf too shortly. 

To the Planning Commissioners: 

I have reviewed the "mixed use" portion of the proposed Braddock Road Plan and 
it appears to me that it would exclude a Federal Program for Homeless Veterans 
providing transitional housing and hnded straight out of the US. Treasury such as 
I have illustrated. It is my considered opinion that this is a viable program for 
deployment in the City and that to exclude such from any portion of the City 
would violate the City plan to end homelessness in 10 years. 

I have used market asking prices from Hunting Towers but there is no reason new 
construction and rehabilitation plans could not accommodate this program as well, 
including ARHA property. 

My second point is that the City is way under planning for City Parks. The initial 
planning presenting alternatives was flawed and the subsequent "choices" 
presented to the community for ratification were not suitable in many respects 
including but not limited to sending good post office jobs out of the community. 
The City should engage in an active swap with the owner to the west of Patrick 
Street north of Pendleton Street to obtain that property as it is removed from the 
Route One traffic on Henry Street. 



It seems that with Planning Commission direction this plan should go back to the 
people for another look at least these two issues. 

I have reviewed the Jaguar Development Plan and think it is suitable for the site 
but that the developer should renew efforts to acquire the property in between 
owned by Yates to create a harmonious and coordinated plan. The City could also 
acquire the Yates property for additional park or other public use instead of 
requiring a proffer of a park by the developer. I see no reason to postpone the 
Jaguar development proposal. 

In the interest of public disclosure, I have a Masters degree in Regional Economic 
Development from George Mason University, and live in Del Ray and have done 
for 8 years. I have no relationship with Jaguar Development. 

Very truly yours, 

James Edward Ablard 
----- Original Message ----- 
From: Andrew. Spurgin@,alexandriava. - gov 
To: eablard@,ablard.com 
Sent: Tuesday, March 04,2008 2:03 PM 
Subject: test 

Andrew Spurgin, AlCP 
Planning & Zoning Department 
City of Alexandria 
Alexandria, VA 22314 
703.838.4666 

To learn about AlCP certification for planners visit http://www.plannin~.orCl/aicp/ 

Hunting Towers Studio-Efficiency Vacancies 3308.sxc 





PC Docket Item #& -- 
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March 4,2008 

Mr. Eric Wagner, Chairman and Planning Commission Members 
City Hall, 301 King Street 
Alexandria, VA 2231 4 

Dear Mr. Wagner and Members of Planning Commission, 

On behalf of the Eisenhower PubliciPrivate Partnership, I am writing to support approval of the 
Braddock Road Metro Neighborhood Plan. 

The Partnership represents both the Eisenhower East and Eisenhower West sections of the 
Eisenhower Valley in Alexandria. We have witnessed first hand the progress that has been 
made in Eisenhower East, due in large part to the implementation of the Eisenhower East Small 
Area Plan completed in 2003. Contrast that with what has not happened in Eisenhower West 
where the city's Small Area Plan has been stalled although it was supposed to start as soon as 
the Eisenhower East Plan was completed - five years ago. 

Statistics clearly show that the Braddock Road Metro Station continues to lag behind other 
stations in the Metro's regional system. The Van Dorn and Eisenhower Metro Stations are 
underutilized as well. Yet, the Braddock Road Metro Station, as well as the Van Dorn and 
Eisenhower Stations have the potential to be the focal point of a transit-oriented neighborhood, 
yielding increased quality of life for residents and workers, more retail and restaurant options, 
clean and safe streets, an urban lifestyle, and fiscal benefits to pay for City services. 

The Partnership recently commissioned the Urban Land Institute (ULI) to conduct a technical 
assistance panel of Eisenhower West. The ULI panel of land use experts from the Washington 
metro area met in January and their number one recommendation to improve Eisenhower West 
was to start the city's long delayed land use plan and expeditious completion within one year. 
Meanwhile, the Braddock Road Planning process has dragged on for 3+ years. It is time to 
bring closure to that planning effort and move on to the implementation phase. 

That said, the protracted debate of the Braddock Road Metro Plan has produced a thoughtful 
document for obtaining community and citywide benefits from better land use decisions in the 
vicinity of this Metro station. The plan hinges on the ability of new, denser development projects 
to pay for open space and streetscape improvements, infrastructure and parking, pedestrian 
and bicycle-rider-oriented amenities, and other benefits. And, the plan provides an effective 
mechanism to raise funds for these improvements. 

In the interest of the entire city, it is imperative that the Planning Commission turn the page on 
Braddock Road. Please approve the Braddock Road Metro Neighborhood Plan tonight. 

Sincerely yours, 

Janet R. Gregor 
Executive Director 

Cc: Faroll Hamer, Director, Department of Planning & Zoning 
2034 Eisenhower Avenue, Suite 145 

Alexandria, VA 223 14 
Telephone: 703.684.5 124 Fax: 703.684.7887 



PC 
Kathleen BeetonlAlex Cas #& 03/03/2008 10:59 AM 

bcc 

Subject Fw: Braddock Road Plan Hearing. March 4 2008 

Kendra: 

Email from Ken Moll regarding the Braddock Plan. 

Kathleen 

--- Forwarded by Kathleen BeetonIAlex on 03/03/2008 10:59 AM - 

Subject Braddock Road Plan Hearing, March 4 2008 

I ' m  d i s t u r b e d  t h a t  t h e  Braddock Road Metro Small A r e a  P lan ,  
t o  be cons idered  by t h e  Planning Commission on Tuesday March 4 ,  
i n c l u d e s  a recommendation t o  conve r t  t h e  Alexandria  P o s t  O f f i c e  
b lock i n t o  a pa rk .  This  i s  n o t  a good idea. The b lock  i s  
a d j a c e n t  t o  Route 1; even worse, t h e  P o s t  O f f i c e  would have t o  
r e l o c a t e .  I t  would a l s o  p u t  m e  o u t  o f  bus ines s ;  f o r  27 y e a r s  
I ' v e  owned and o p e r a t e d  t h e  sou th  q u a r t e r  of t h a t  b lock  where w e  
r e n t  o f f i c e s  p l u s  s t o r a g e  and park ing .  There are q u i e t e r  areas 
f o r  p a r k s .  

I n  my view t h e  P o s t  O f f i c e  should s t a y  where it is and w e  
should redeve lop  t h e  b lock  as a whole. Two months ago I s e n t  a 
letter and 6-page ItPost O f f i c e  P lazan  concept  t o  M s .  Kathleen 
Beeton of  Alexandr ia  Planning and Zoning. I urged t h a t  Braddock 
Road Metro S t a t i o n  Area Plan c a p i t a l i z e  on t h e  C i t y ' s  Cen t r a l  
Pos t  O f f i c e  p resence :  

- E x p l o i t  t h e  P o s t  O f f i c e ' s  convenient  p roximi ty  t o  Route 1, 
O l d  Town and Braddock Road M e t r o  S t a t i o n .  The P o s t  O f f i c e  would 
complement t h e  M e t r o  S t a t i o n  as a second "draww o r  f o c a l  p o i n t  
f o r  t h e  e n t i r e  Area. I t  could  be a valued asset t h e r e  f o r  many 
decades,  even a c e n t u r y .  The P o s t  O f f i c e  should  be urged t o  
s t a y ,  n o t  go away. 



- Create a "Post Office Plazaw block as an Area centerpiece. 
The Post Office itself can attract a "critical mass" of retail 
stores and office complexes, upper-floor residences, and 
underground parking. Generous open spaces would provide public 
enjoyment of outdoor green areas. Such coherent actions would 
contribute to the attractiveness, livability and cohesiveness of 
the entire Braddock Road Metro Area. 

I'm in touch with U.S. Postal Service real estate officials 
in Greensboro NC and hope to visit there later this month to 
discuss how we might work together. If the Planning Commission 
or Planning and Zoning Office would like me to gather specific 
information during that visit, I would be pleased to do so. I'm 
presently in Florida but expect to be back in Alexandria by 
end-March . 
Sincerely, Kenneth L. Moll, Colonel, USAF (Ret) 
3815 Cameron Mills Road, Alexandria, VA 22305-1111; phone: 703 
548-3386 
Sanibel E'L phone: 239 472-5268 

I'm disturbed that the Braddock Road Metro Small Area Plan is 
going to the Planning Commission on Tuesday March 4 with a 
recommendation to convert the Post Office block into a park. For 
27 years I've owned the southern quarter of that block (facing 
Pendleton St.), where I rent office, storage and parking spaces. 
I've always intended to redevelop the property and over these 27 
years I've heard a great many planning ideas for the Braddock 
Road Metro Station Area. The idea of converting the Post 
Office's property and mine into a park is entirely new and, in my 
view, ill-advised. 

Two months ago I sent a letter to Ms. Kathleen Beeton of 
Alexandria Planning and Zoning, urging that plans for Braddock 
Road Metro Station Area capitalize on the City's Central Post 
Office presence. My 6-page "Post Office Plaza1' concept outlined 
ways to: 

- exploit Alexandria Post Office's convenient proximity from 
Route 1, Old Town and Braddock Road Metro Station. With its many 
visitors, the Post Office would complement the Metro Station as a 
second "draw1f or focal point for the entire Area. The Braddock 
Road Station Area Plan should conceive and encourage ways to 
exploit the valuable Post Office as a central presence for many 



decades -- conceivably 100 y e a r s .  I n  my view ask ing  t h e  Pos t  
O f f i c e  t o  go somewhere else i s  unth inkable .  

- t a k e  advantage o f  t h e  Pos t  O f f i c e  p resence  by provid ing  a 
"cri t ical  m a s s w  o f  retai l  and o f f i c e  fac i l i t ies ,  underground 
parking,  and upper- f loor  r e s idences  i n  t h a t  b lock .  

- emphasize generous open green spaces  (about  h a l f  o f  t h e  
block) f o r  ambiance and f o r  p u b l i c  enjoyment of  outdoor green 
areas, r e s t a u r a n t s ,  etc.  This  "Post  O f f i c e  Plazan1 could b e  a 
f o c a l  c e n t e r p i e c e  f o r  t h e  e n t i r e  Area. 

Such u s e s ,  I submit ,  are far  more promising than  a C i t y  Park 
s i t e d  on US 1. These i d e a s  seem c o n s t r u c t i v e ,  n o t  d e s t r u c t i v e ,  
and could b e n e f i t  t h e  Pos t  O f f i c e  as w e l l  as t h e  Braddock Road 
S t a t i o n  Area and C i t y .  I 1 m  i n  touch with U.S. P o s t a l  Serv ice  
r e a l  estate o f f i c i a l s  i n  Greensboro NC and hope t o  v i s i t  t h e r e  
later t h i s  month t o  d i s c u s s  how w e  might work t o g e t h e r  and with 
t h e  C i ty .  If I can g a t h e r  information f o r  t h e  Planning 
Commission o r  Planning and Zoning O f f i c e  du r ing  t h a t  v i s i t ,  I 
would be  p leased  t o  do so .  I ' m  p r e s e n t l y  i n  F l o r i d a  b u t  expect  
t o  be  back i n  Alexandria  by end-March. 

S ince re ly ,  Kenneth L. Moll, Colonel,  USAF ( R e t )  
3815 Cameron Mills Road, Alexandria,  VA 22305-1111; phone: 703 
548-3386 
Sanibel  FL phone: 239 472-5268 

Delicious ideas t o  please the pickiest  ea te r s .  Watch the video on 
AOL Livinq. 
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March 3, 2008 

Ms. Kathleen Beeton, AlCP 
Chief, Neighborhood Planning and Community Development 
Department of Planning and Zoning 
301 King Street 
Alexandria, VA 2231 4 

Dear Ms. Beeton: 

RE: Braddock Road Metro Neighborhood Plan 

Thank you for the opportunity to comment on the Metro Site and Adkins Site Plan. 
We are pleased to have had the opportunity to participate in the Braddock Road 
Metro Neighborhood Plan process, and we support community appropriate transit- 
oriented development at the Braddock Road Metrorail station, a part of Metro's 
mission. 

As we understand it, the plan includes two office buildings located on WMATA's 
station property separated by a public plaza. The public plaza would connect with 
the station entrance and the Adkins site with a raised, super-wide crosswalk across 
the bus bays and N. West Street. The bus facilities would be expanded to ten bus 
bays in a two-way system, and the Kiss & Ride lot would be displaced by the 
development. The office buildings would be limited to 77 feet in height with 
approximately 300,000 square feet of space, including ground floor retail. The office 
buildings would cantilever over the new bus bays and travel lanes. A new 
pedestrian tunnel would provide a direct connection from the west side of the rail 
tracks to the station mezzanine. 

Given the high level of Kiss & Ride use at the Braddock Road station, we strongly 
advise that the replacement of these facilities be carefully planned to avoid negative 
impacts to neighborhood traffic and our transit operations. If the Kiss & Ride 
facilities become inconvenient to use, too congested, or too remote from the station 
entrance, motorists will be inclined to use the bus facilities for picking up and 
dropping off their passengers, causing undesirable and unsafe conflicts with buses. 
To control pedestrian access across the two-way bus facility, a center median 
should be included with a pedestrian barrier to direct pedestrians to the crosswalks, 
which should not be wider than 30 feet. 

Another important consideration is the amount of density for development allowed 
on the site in regards to WMATA's goal for obtaining the highest and best use of our 
property. With a total 148,875 square foot area for the eight WMATA-owned 
parcels in front of the station, we calculate that the actual density proposed is 2.0 
FAR. Although we have not yet determined the costs of the proposed site features 



(e.g., additional bus facilities, reconfigured Kiss & Ride facilities, a new station 

Ms. Kathleen Beeton, AlCP 
Page 2 

entrance, etc.), based on some rough estimates, we expect that the value of the 
land may not pay for all these site enhancements and that additional funding 
sources or additional allowable density may be needed to make a future Joint 
Development project feasible. 

We believe that we can work within the general framework of the plan, but there are 
many important specifics that would need to be addressed on the station site during 
the next phase of planning. WMATA's support of this plan and any Joint 
Development proposal in the future will depend on the resolution of the issues 
outlined above. We propose to include a Braddock Road Station study in our FY09 
Project Development Program, which would provide an opportunity to address these 
specific issues. This pre-development site planning would also comply with 
WMATA's new policy for developing station vision plans before any Joint 
Development solicitation goes forward. 

As we understand it, the Braddock Metro Neighborhood Plan will be presented to 
the City of Alexandria Planning Commission for their recommendations on March 4, 
2008. We hope these comments will be considered with the Commission's plan 
recommendations. 

If you have questions concerning our comments or require additional information, 
please contact me at 202-962-2616 or contact Scott Peterson at 202-962-1458. 
WMATA looks forward to continuing work with the City of Alexandria, the Alexandria 
Transit Company, and the community in the coordination and advancement of this 
important effort. 

Office of station Area and Asset Management 
Department of Planning and Joint Development 

cc: PLJD - N. Bottigheimer 
OPAS - J. Hughes 
GMGR - S. Pant 
GOVR - J. Black 



SIERRA 
CLUB 
FOUNDED 1892 

Mayor Euille and the City Council 
Alexandria City Hall 
301 King Street 
Alexandria, VA 223 14 

March 12,2008 

Dear Mayor Euille and Members of the Alexandria City Council: 

The Mt. Vernon Group of the Virginia Chapter of the Sierra Club is pleased to support the City of Alexandria's 
Braddock Metro Neighborhood Plan, as published on February 22,2008. 

This bold redevelopment plan envisages a vibrant and thriving mixed-use residential and commercial community 
based on Transit-Oriented Development (TOD) criteria. Pedestrian- and bicycle-friendly streets and sidewalks, 
access to quality public transportation, development of parks and open space, and green building standards make 
this vision pragmatic as well as principled. 

While the plan takes into account current and future needs, it also recognizes Alexandria's rich neighborhood 
history and the strengths of the local community that exist today. 

The plan is in line with the Sierra Club's national Urban and Land Use, and Transportation Policy Guidelines, 
which promote lifestyles that result in decreasing residents' carbon footprint and encourage non-residents who 
work in the community to commute by means other than single occupancy motor vehicles. For more information 
on the Sierra Clu's Transportation, and Urban and Land Use Policies, please see 
http://~~~.~ierrac1ub.org/policy/conservation~index.asp. 

Similar planned developments in our region, as well as across America and overseas, have resulted in significant 
per-capita energy consumption reductions. 

In keeping with the feedback the City has received fiom community groups and citizens, we encourage the City to 
be vigilant about preserving as much affordable and workforce housing as possible in the Braddock Road area. 
We hope the City will work with developers to set quantifiable targets for a range of housing options that will 
enable those with moderate incomes to live close to their places of work and not be compelled to commute in from 
far-off bedroom communities along our interstates. 

Jim Hutzler 
Transportation Issues Chair 
Mount Vernon Group of the Virginia Chapter 



Geraldine Madrid-Davis To <alexvamayor@aol.com>, ~timothylovain@aol.com>, 
~gmadridl4@hotmail.com> ~councilmangaines@aoI.com>, <council@krupicka.com>, 

02/28/2008 0458 PM <delpepper@aol.com>, ~paulcsmedberg@aol.com>, 
CC 

Please respond to 1 Geraldine Madrid-Davis bcc 
<gmadrid14@h0tmai1.c0m> Subject COA Contact Us: Braddock Road East Plan 

Issue Type: 

First Name: 

Last Name: 

Street Address: 

City: 

State: 

Zip: 

Phone: 

Email Address: 

Subject: 

Time: ['rhu Feb 28, 2008 16:58:12] IP Address: [12.38.29.1] 

Mayor, Vice Mayor, and Council Members 

Geraldine 

Madrid-Davis 

523 N Alfred St 

Alexandria 

V A 

22314 

703-51 9-7663 

gmadridl4@hotmail.com 

Braddock Road East Plan 

Dear Mayor Euille and members of the Council, 

I write to express my 

disappointment over the recently issued Braddock Metro Neighborhood Road. 

After much time and at great expense to city residents the plan once again 

shoves far too much density into an area that can hardly afford the 

congestion and associated problems that come with putting far too many 

people and far to many vehicles into a tightly confined space. 

The 

plan does not address the most pressing issue presented by neighborhood 

residents, instead punting the issue--that of the over concentration of 

public housing in the Braddock RoadlParker Gray neighborhood--off once 

again to another planning process where I can only assume that we will be 

forced to listen to highly compensated experts espouse their beliefs on the 

new urbanism and the need for more density on existing public housing sites 

while virtually ignoring our desires to see the neighborhood enjoy the 



promise of the City's commitment to public housing de-concentration and 

"Fair Share". 

The Braddock Plan as proposed is not in keeping with what 

the majority of taxpayers in this neighborhood want. Once again the city 

has raised land values in our area, making the neighborhood once again a 

giver rather than a receiver in the city's holy war for tax revenue. We 

have long stated through the BR process, through our community blog-- the 

Parker Gray Grow--and in numerous emails and public statements before 

Council that the over concentration of public housing and more importantly 

the City's complicity in over concentrating poverty to the detriment of the 

neighborhood and ALL its residents must be addressed by the City. Further 

we have repeated expressed frustration that ARHA must become a more 

transparent, responsive and fiscally responsible partner to the City in the 

provision of housing to the most vulnerable in our community. 

I do not 

support the Braddock Road Plan as proposed and urge the Council to reject 

it in its current iteration. The last version of the plan was derailed 

because it had far too much density. This plan has even more density than 

the last. Given the housing market as it currently stands "a build it and 

they will come" philosophy is foolhardy at best and dangerous at its worst. 

That said, I urge you to create an open, honest, transparent and 

RESPONSIVE process as the Braddock East plan moves forward. More 

neighborhood collaboration is necessary in this plan. We are not the 

audience; we live with the fallout of over concentrated poverty in and 

around the ARHA housing developments every day. Neighborhood homeowner's 

bordering the housing developments, especially those bordering Bland, 

should have more than token seats at the table. As of today there is no 

public information available on the City's website regarding the Braddock 

East Plan--no list of appointed members, no discussion of the process or 

goals of the process. That is flatly unacceptable in a representative 

democracy. 



Comments: While I understand that the Braddock East plan will focus 

on a larger discussion of the City's partnership with the Alexandria 

Redevelopment and Housing Authority (ARHA) including discussion of Bland 

Addition, Samuel Madden Uptown, Ramsey Homes and Andrew Adkins as well as 

the planned redevelopment of James Bland and Glebe Park, I urge you to 

reconsider the scope of the plan to focus exclusively on short-term 

planning for the redevelopment of Bland and Glebe Park. Neighbors are well 

aware that redevelopment of the other projects are well enough away that 

planning for these projects at this early date would merely detract 

attention away from the opportunities currently available to redevelop 

Bland and off-sight significant numbers of public housing units to other 

parts of the City in keeping with the City's Fair Share promise. 

I 

support the 4 goals established by Braddock EastlParker Gray neighbors to 

guide the Braddock Road East Planning Process and urge your support for 

these principles as well: 

1) The primary goal of the Braddock East Plan 

should be the dispersal of Public Housing units to other city 

neighborhoods. Braddock East and Parker Gray have an over concentration of 

the City's Resolution 830lpublic housing units. The City's own goal of 

"Fair Share" has been violated and concentrated poverty has persisted under 

the current public housing system. The primary goal of redevelopment of 

Braddock East public housing units should be to disperse at least 50% of 

these units to other parts of the City so that the City can finally begin 

to show real commitment to Fair Share and to decentralizing poverty in 

Alexandria. 

2) Density should be limited to that level which makes the 

redevelopment possible but should be in keeping with the scale of the 

existing historical and bordering neighborhood. Heights should complement 

Alfred, Columbus, First and Powhatan residential properties and should also 

complement the architectural design of the new Charles Houston community 



center. 

3) BEIPG should not be an experimental zone for more 

affordable housing. The neighborhood maintains its status as one which 

affords both rental and ownership properties that are affordable in nature. 

The redevelopment zone should not make the addition of new affordable 

units a priority in order to increase density for developers or to extract 

additional proffers from developers. Again there are many development and 

redevelopment projects on-going in the City that should be looked at first 

for opportunities to expand affordable housing. 

4) Bland has adequate 

open and green space under its current configuration and maintaining an 

adequate amount of useable green space for recreation and community 

building should be a priority in redevelopment. 

Thank you for your 

consideration. Sincerely, 

Gerri Madrid-Davis 



Fayette Street is a good candidate for TDM implementation 
development of a b~lze boulevard be- 
cause signed restrictions already pro- The Braddock Metro neighborhood of- 
hibit through traffic during peak hours. fers substantial opporhlnities for TDM 
Full "bilze boulevard" treatment would strategies to alter travel decisions in 
include additional traffic-caltning ele- ways that benefit the neighborhood. 
ments and/or traffic diverters to reduce Talting full advantage of these opportu- 
traffic volume and speedl rnalcing a nities will mean designating an entity to 
safer and more comfortable cycling en- lead the TDM effort, providing leader- 
vironn~ent. ship, managing the program, being ac- 

countable to stakeholders, and tailoring 
The draft mobllltl' plan underlines the the program to the area's specific needs. 
importance of sufficlerlt bike parking at Establishment of a district-wide Trans- 
key destinations, including transit sta- poflation Management Plan (TMP) may 
tions, as a way of encouraging bil<ing represent the best way to proceed. 
as a viable transportation mode. Field 
visits to Braddock Road station suggest A T M ~  is recluired in Alexandria for 
high derr~and for bike parking there, large-scale projects and is typically 
with more than 75 bicycles parked dur- development-specific with individual 
ing sunny, warm weather and of TDM strategies. An effective TMP be- 
the existing bike racks f ~ ~ l l y  utilized. gins with an analysis of certain facts 
Additional bicycle parking-including and projections, including the nature 
covered, on-demand ~arl~lng-at the of the development and intended use 
statlon should be planned as growth in ,f the property: proximity of the proj- 
the study area cor~tinues. The provisiorl ect to public transit; availability of and 
of additional bicycle lockers at the Brad- accessibility to offslte parl<lng spaces 
dock Road station for long-term park- that could serve the project; number 
Ing should be considered. of employees and their likely places 

of origin; type and number of users 
Finally, during the com~nunity Process, of the proposed parking supply and 
Some members of the public expressed their lilzely places of origin; projected 
the desire to make a handful of streets number of vehicle trips the project will 
more pedest~ian and bilte friendly by generate; 2nd a description of the mea- 
converting them from one-way to two- sures the developers intend to talte to 
way. The Plan r e ~ ~ m m e n d s  that Madi- reduce a project's traffic impact in the 
Son, Montgomery and Queen streets surrounding neighborhood. 
be evaluated by the Department of 
Planning Zoning to determine if this Through its traffic impact assessment, 
~0nVeI'sion is feasible. Besides poten- the Braddoc]< Metro Neig},borhood 
tially improving the en~ironment for Plan has consolidated much of the 
pedestrians and bikes, the hope is that baclCground work of individual T M P ~ .  
two-way streets are more beneficial for  he Pian recommends a larger district- 
residential development along Madison level TMP that sets up an institutional 
and Montgomery and for retail space framework for TDM programs. This 
along Queen Street. Plan recommends the establishment 

0 Brdhck Mebo Neighborhood Plan ~ 7 9  



Sent: Friday, March 14, 2008 9:42 PM 
To: RobKrupicka 
Cc: paulcsmedberg @a01 .com 
Subject: RE: Montgomery Street as a transit way 

Rob, 

How about something like this ? 

on page 79 of the plan bottom of the left column , it says: 

Finally, during the community process , some members of the public expressed the 
desire to make a handful of streets more pedestrian and bike friendly by converting 
them from one-way to t wo-way. The Plan recommends that Madison , Montgomery and 
Queen streets be evaluated by the Department of Planning and Zoning to determine if 
this conversion is feasible . Besides potentially improving the environment for 
pedestrians and bikes , the hope is that two -way streets are more beneficial for 
residential development along Madison and Montgomery and for retail space along 
Queen Street. The possibility of Montgomery Street as a transit route between the 
Braddock Metro station and other north -south routes should also be explored .. 
Although this one -way street is currently used as a DASH route, the future 
redevelopment of the blocks along both sides of Montgomery Street create an 
oppon'unity to redesign it as both more pedestrian - and transit-friend&. 

"RobKrupicka " cCouncil@Krupicka. corn, 

To <Farot/ Hamer@alexandria va. go v> 

cc 

Subject RE: Montgomery Street as a transit way 

It could be BRT and could be Bus. If transit lanes were on Washington instead of Rt . I you need a way 
to bring them from braddock to Washington . 

From: Faroll. Hamer@alexandria va.gov [mailto:Faroll. Hamer@a/exandriava .gov] 
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Development Program - continued 



Pro Height Concept 

M Site Concept 



Zoning 

CDD 
In this plan: 
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Plan implementation 
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/ (Ellen Wilson Homes) 



Traffic Assessment: 
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Braddock Metro TDM Programs 

District-wide TMP with full-time coordinator 
Ability to tailor TDM toolbox to the needs of the district 
Ability to monitor, enforce and modify TMP 
Ability to pool resources 

8 '  . 

' Pedestrian/bicycle facilities 
I .  New programs 

Walking streets 
Crystal City-Potomac Yard Transit 
Parking district 





Transportation and Parking 

Local traffic displaces regional traffic 
Route 1 traffic will worsen even if there is no 
development in the Braddock Metro 
neighborhood 
Traffic impacts should not be the primary 
criterion when evaluating development projects 
TDM programs with teeth 
Implementation, enforcement and monitoring 
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