
I EXHlBiT NO. , - 

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

INFORMATION ON PROPOSED ORDINANCE 

AN ORDINANCE to amend and reordain the 1992 Master Plan (2008 ed.) of the City of 
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore 
approved by city council to such master plan as Master Plan Amendment No. 2008-0005 and 
no other amendments, and to repeal all provisions of the said master plan as may be 
inconsistent with such amendment. 

Summary 

The proposed ordinance accomplishes the final adoption of Master Plan Amendment No. 
2008-0005 to incorporate a series of amendments to the Braddock Metro Neighborhood Plan 
and the North East Small Area Plan Chapters of the 1992 Master Plan (2008 ed) of the City 
of Alexandria, to include amendments for the Braddock East Master Plan, previously 
approved by the planning commission and city council. 

Sponsor 

Department of Planning and Zoning 

Faroll Hamer, Director of Planning and Zoning 
Ignacio B. Pessoa, City Attorney 

Authority 

fj 9.01, Alexandria City Charter 
3 11 -900, City of Alexandria Zoning Ordinance 

Estimated Costs of implementation 

None 

Attachments in Addition to Proposed Ordinance 

None 



EXHIBIT NO. ---- 

ORDINANCE NO. 

AN ORDINANCE to amend and reordain the 1992 Master Plan (2008 ed.) of the City of 
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore 
approved by city council to such master plan as Master Plan Amendment No. 2008-0005 and 
no other amendments, and to repeal all provisions of the said master plan as may be 
inconsistent with such amendment. 

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

1. In Master Plan Amendment No. 2008-005, an application has been made to 
amend the Braddock Metro Neighborhood Plan and the North East Small Area Plan Chapters of 
the 1992 Master Plan (2008 ed.) of the City of Alexandria, to include amendments for the 
Braddock East Master Plan, as variously described infra. 

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

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

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS: 

Section 1. That the Braddock Metro Neighborhood Plan and the North East Small 
Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, be, and the 
same hereby are, amended to include amendments for the Braddock East Master Plan, as 
attached hereto and incorporated fully herein by reference, with the amendments to said Master 
Plan adopted by City Council on October 18,2008. 

Section 2. That the director of planning and zoning be, and hereby is, directed to 
record all of the foregoing amendments of the Braddock Metro Neighborhood Plan and the North 
East Small Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, 
Virginia, to include amendments for the Braddock East Master Plan as amended by City Council. 

Section 3. That all provisions of the of the 1992 Master Plan (2008 ed.) of the City 
of Alexandria, Virginia, as may be inconsistent with the provisions of this ordinance be, and 
same hereby are, repealed. 

Section 4. That the 1992 Master Plan (2008 ed.) of the City of Alexandria, as 
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (2008 
ed.) of the City of Alexandria, Virginia. 

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



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

WILLIAM D. EUILLE 
Mayor 

Attachment: Braddock East Master Plan 

Introduction: 12/09/2008 
First Reading 12/09/2008 
Publication: 
Public Hearing: 
Second Reading: 
Final Passage: 
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ORDINANCE NO. 4574 

AN ORDINANCE to amend and reordain the 1992 Master Plan (2008 ed.) of the City of 
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore 
approved by city council to such master plan as Master Plan Amendment No. 2008-0005 and 
no other amendments, and to repeal all provisions of the said master plan as may be 
inconsistent with such amendment. 

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

1. In Master Plan Amendment No. 2008-005, an application has been made to 
amend the Braddock Metro Neighborhood Plan and the North East Small Area Plan Chapters of 
the 1992 Master Plan (2008 ed.) of the City of Alexandria, to include amendments for the 
Braddock East Master Plan, as variously described infra. 

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

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

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS: 

Section I .  That the Braddock Metro Neighborhood Plan and the North East Small 
Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, be, and the 
same hereby are, amended to include amendments for the Braddock East Master Plan, as 
attached hereto and incorporated fully herein by reference, with the amendments to said Master 
Plan adopted by City Council on October 18,2008. 

Section 2. That the director of planning and zoning be, and hereby is, directed to 
record all of the foregoing amendments of the Braddock Metro Neighborhood Plan and the North 
East Small Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, 
Virginia, to include amendments for the Braddock East Master Plan as amended by City Council. 

Section 3. That all provisions of the of the 1992 Master Plan (2008 ed.) of the City 
of Alexandria, Virginia, as may be inconsistent with the provisions of this ordinance be, and 
same hereby are, repealed. 

Section 4. That the 1992 Master Plan (2008 ed.) of the City of Alexandria, as 
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (2008 
ed.) of the City of Alexandria, Virginia. 

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



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

WILLIAM D. EUILLE 
Mayor 

Attachment: Braddock East Master Plan 

Final Passage: December 13,2008 
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Executive Summary 

The Braddock East Master Plan is  an 
amendment to the Braddock Metro 
Neighborhood Plan [BMNP) expanding upon the 
principles established in that Plan relating to 
the redevelopment of the existing public 
housing in the Braddock area. 

This Master Plan relates to nine blocks of public 
housing in the Braddock East neighborhood - 
James Bland (and Bland Addition), Andrew 
Adkins, Samuel Madden (Uptown), and Ramsey 
Homes - owned by the Alexandria Housing and 
Redevelopment Authority (ARHA). The plan 
also includes ten privately owned single-family 
homes between Andrew Adkins and West 
Street. 

Resolution 830, adopted by City Council and 
ARHA in 1981 and amended in 1982, is an 
agreement to retain existing public housing 
units in Alexandria and requires one-for-one 
replacement of any public housing unit lost 
through redevelopment. 

A March 2008 Memorandum of Understanding 
between the City and ARHA provides that, the 
City and ARHA will "jointly and cooperatively 
work in developing a Master Plan for ARHA's 
East Braddock Road properties ..." 

This Master Plan provides guidance and 
parameters for the potential redevelopment of 
these properties into vibrant and sustainable 
mixed-income, mixed-use, urban and 
pedestrian-oriented residential communities, 
while preserving all the public housing units and 
respecting the interests of the existing public 
housing residents. 

This joint endeavor has involved the 
surrounding communities and an Advisory 
Group, representing neighbors, public housing 
residents and other stakeholders. It is in the 
interest of everyone - ARHA, public housing 
residents, the City of Alexandria and the larger 
community -to work together to create mixed- 
income housing to meet the needs of current 
and future residents, unite a diverse 
neighborhood, celebrate its history and build a 
sustainable future together. 



CONTEXT FOR THE P 

Bsadrfock Metro Neighborhood PIan 

The framework and recommendations in the 
Braddock Metro Neighbarhood Plan (BMNP) 
are based on seven guiding principles. The 
Braddock East Master Plan expands upon the 
fifth of these principles; to promote mixed- 
income communities through the 
redevelopment of the existing public housing 
sites within the Braddock East planning area. 

The Braddock East Master Plan aiso 
incorporates the other principles of the 
Braddock Metro Neighborhood Plan into the 
planning framework for these sites. The urban 
design guidelines set out in the BMNP apply 
equally to the Braddock East sites and are 

attached in full at Appendix C of this Plan. The 
recommendations of Chapter 8 of the BMNP 
relating to traffic impact and transportation 
management also apply to the Braddock East 
sites and there is no separate traffic analysis as 
part of the Braddock East Plan. 

North East Small Area Plan 

The Braddock East Master Plan amends the 
North East Small Area Plan only in respect of 
the two northern blocks of lames Bland that lie 
within its plan boundary. No other aspect of 
the North East Small Area Plan is to be 
amended. 

City Councii's 2004-2015 Strategic Pian 

The Braddock East Master Plan embraces the 
Strategic Plan goal of creating a community that 
is diverse and affordable. The goal of the 
Braddock East Master Pian is to create 
communities with a mix of income levels and 
large enough to sustain a critical mass of public 
housing residents in order to maintain the 
strong social and support networks that are 
essential in low-income communities. 

COMMUNITJ~ PROCESS 
The City and ARHA began a comprehensive, 
nine-month community planning process in 
February 2008 that resutted in this Plan. City 
Council appointed a twelve person Braddock 
East Advisory Group to represent the diverse 
interests in the Braddock East area. The 
Advisory Group met monthly from February 
through October (excluding August), for a total 
of eight meetings. All the meetings were open 
to the public and were attended by 
neighborhood citizens and other concerned 
Alexandrians. 



This process developed a community-wide 
dialogue addressing the future of public housing 
and the transition to mixed-income housing 
developments. Creating a community vision 
involved many lively and important discussions 
among the Advisory Group and community 
members, all of whom brought diverse points of 
view to the process. 

Specific efforts were made to engage the public 
housing residents in the overall planning 
process, through a series of meetings, focus 
groups and a community barbeque. in addition, 
ARHA employed a consultant to help with 
outreach efforts with the public housing 
residents. 

There isgeneral support from public housing 
residents for redevelopment, provided: 

current residents wishing to continue 
living in the neighborhood are able to 
do so; 
private open space and children's play 
areas are provided; 
supportive services are provided; 
relocation sites offer residents good 
alternatives of where to live; 
the number of moves they would have 
to make is minimized; and 
options for homeownership are made 
available. 

A Design Charrette was held in June 2008, the 

purpose of which was to establish the scale of 
new development that would be appropriate 
for this neighborhood. Participants confirmed 
that the height of any new building should be 
sensitive to the scale of adjacent development. 
it was suggested that new buildings should be 
generally no more than one-story higher than 
adjacent buildings (with greater height 
permissible further away). New buildings should 
also incorporate shoulders along sensitive 
edges, to transition taller buildings to smaller 
context of adjacent properties. 

Creating Mixed Income Communities 

The Braddock East Master Plan promotes a 
diversity of housing types at differing levels of 
affordability. A broad range of housing types, 
unit sizes, and affordability levels will help to 
encourage a mix of people with different 
lifestyles, family sizes, and other characteristics 
that will promote the neighborhood's livability. 

The goal is  to create communities with a mix of 
income levels and that is large enough to 
sustain a critical mass of public housing 
residents in order to maintain the strong social 
and support networks that are essential in low- 
income communities. Adding a range of 



housing options, including workforce and 
affordable housing, to new development is 
desirable, as it will contribute to the diversity of 
the neighborhood and will help to "bridge" the 
social and economic gap between the market- 
rate and public housing residents. Subsidized 
ownership housing may also provide the 
potential for public housing residents to 
improve their economic standing while 
remaining in the neighborhood. 

Mixed-income housing helps draw together 
individuals with different backgrounds and 
histories. When families of different income 
brackets live in the same development 
together, their children gain opportunities to 
meet each other and play together without 
regard to income level. Adults in a mixed- 
income community are drawn into a shared 
sense of community as they work together to 
manage their housing and address issues of 
shared concern to residents. 

Anecdotes from public housing residents who 
have moved into the existing mixed-income 
communities at Chatham Square and Quaker 
Hill in Alexandria demonstrate how being part 
of a social network with residents of higher 
education and/or incomes has helped expand 
their education, job and home ownership 
opportunities (page 28 of Plan). 

Financing Mixed-Income Development 

The City's consultants have assessed the cost of 
redeveloping public housing in Alexandria using 
current comparable data (see page 33 of Plan). 
Based on experience, it has been assumed that 
public and private funding sources could 
finance approximately 50% of these costs. The 
market value of the land will be used to fund 
the remaining 50% of development costs. 

Based on current estimates of land value, it has 
been calculated that between 1.8 and 2.5 
market rate units are needed to bridge the 
funding gap for replacing one public housing 
unit, This formula provides the context for the 
Development Framework in this Plan, as it 
guides the overall number of units needed to 
make redevelopment viable. However, this is 
only an approximate measure, as changes in 
market conditions and funding options will 
affect the underlying assumptions of this 
analysis. 

Deardtsoprnent Framework 

The recommendations for urban design, scale, 
massing, land use, open space, parking and 
density for the redeveloped public housing sites 
are based upon the outcome of the Community 
Design Charrette, discussions with ARHA, 
ensuring integration with the Braddock Metro 
Neighborhood Plan and applying established 
planning and toning principles. These are 
reflected in the Development Framework 
Chapter of the Plan and in the diagram on page 
5. 

Redevelopment plans were submitted to the 
City in June 2008 for the redevelopment of the 
James Bland site. The proposals for this site are 
consistent with the Development Framework 
recommendations within this Master Plan. 



land Use 

A mix of public housing and market-rate 
housing and, where possible an element of 
affordable and/or workforce housing is 
recommended. The precise ratio for this mix 
should be determined through the 
development planning process, as it will be 
influenced by the funding available at that time. 

Ground floor retail uses are recommended to 
contribute to the walkability and security of key 
walking streets in the neighborhood. A grocery 
store is identified as a potential use for the 
Samuel Madden blocks. The retail uses should 
be neighborhood serving and should meet the 
needs of the whole community. 

Ofice use is recommended as a potential use 
for the western half of Adkins and the northern 
Samuel Madden block in order to help balance 
the overall mix of residential and retail uses 
within the plan area. A hotel use is 
recommended for the West Street frontage, 
opposite the Metro station, which includes the 
land currently occupied by privately owned 
single-family properties. 

The provision of improved community 
facilities/supportive services as part of any 
redevelopment plan i s  encouraged. The 
location and programming of such facilities will 
be determined by an analysis of resident needs 
and should complement the Recreation Center 
program. 
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A variety of open spaces should be provided to 
meet the needs of the new residents of the 
proposed mixed-income communities, with 
particular regard to the recreational needs of 
young children and teenagers. 

The open spaces should complement the 
programmed activities at the new Charles 
Houston Recreation Center, which is due to 
open in Spring 2009, and the community park 
planned for the Post Office site in the BMNP. 
Focusing recreation provision on these facilities 
that serve the whole community will help to 
integrate further the diverse population within 
the neighborhood. 

'The Braddock East Plan adopts the parking 
requirements recommended in the BMNP. 
These parking standards are reductions from 
the City zoning code requirements, which 
reflects the proximity of the area to Metro and 
the goal of promoting sustainability and 
minimizing traffic generation. 

Urban Design 

All new development in the plan area is 
required to: 

Provide appropriate transitions in scale 
and massing. 
Include architectural variety reflecting 
neighborhood tradition. 
Create green edges along streets. 
Contribute to walkable streets. 
Provide underground parking. 

In addition, new devetopments will be 
encouraged to meet LEED, Earthcraft or other 
equivalent sustainability standards. 

The core priority of this plan is  to provide high 
quality housing for everyone. To this end, the 
exterior facades of public and/or affordable 
housing should be designed to be 
indistinguishable from the market rate housing. 
The public housing units should be integrated 
throughout the new development, and not 

concentrated in any one location on the site. 
ARHA prefers building designs that minimize 
shared corridors and elevators and provide 
individual exterior entrances at ground level to 
each unit. The Plan suggests that increased 
density thresholds necessary to make mixed- 
income development financially viable may 
require some moderation of this policy, 
provided the design can st i l l  avoid past pitfalls 
of multifamily public housing buildings. 

The architecture and design of Chatham Square, 
Alexandria (above) and Langham Court, Boston 
(below) make no distinctions among units market- 
rate, middle-, and low-income residents. 



Implications for  the Future of Braddock East 

There are 365 public housing units today in the 
James Bland (and Bland addition), Andrew 
Adkins, Ramsey Homes and Samuel Madden 
(Uptown) complexes on approximately 18 acres 
combined. The primary goal of the Braddock 
East Master Plan is to encourage and guide 
future redevelopment of these public housing 
sites into diverse mixed-income, mixed-use 
urban communities. At the same time, it 
recognizes ARHA's role as stewards of public 
assets and the welfare of i t s  residents and the 
one-for-one replacement policy of Resolution 
830. 

As the City and ARHA have worked through this 
process with the community, it has become 
apparent that, due to a multitude of variable 
factors influenced by market conditions and 
public policy (such as land values, development 
costs, funding availability), it is not practical 
within this Plan to be prescriptive about the mix 
of housing within the new community or the 
resultant number of public housing units that 
may need to be replaced elsewhere in the City. 

However, as specific proposals are evaluated, it 
may become appropriate for the City and ARHA 
to consider replacement of some units at other 
locations in the City, rather than to replace all 
of the public housing units on the original sites 
within the Braddock East area. 

The retention of existing public housing in the 
Braddock East area will be contingent upon: 

constraints on the overall density and 
height on each individual site; 
open space, parking and urban design 
requirements; 
the market conditions that prevail at 
the time of redevelopment; 
the public funding available at the time 
of redevelopment ; and 

the availability of secured sites 
elsewhere in the City to accommodate 
the replacement units. 

This has been demonstrated by both the 
Chatham Square and James Bland 
redevelopments. Approximately one-third to  
one-half of the existing public housing units on 
these sites were/are t o  be relocated off-sited. 
This is due to  constraints on the development 
of these sites, such as the need for open space, 
the limitation on heights and the need for 
compatibility with adjacent neighborhoods, as 
well as the available funding and market 
conditions, which are different in each case. 

Similarly, as redevelopment opportunities are 
presented for Samuel Madden and Andrew 
Adkins, the needs and wishes of public housing 
residents in these complexes may be in part 
met by off-site locations better situated for 
families than between streets carrying Route 1 
traffic and high-density uses next to the metro 
station. 
In summary, it is likely that the densities needed 
to replace all of the public housing on-site in 
Braddock East, while adding enough market 
rate units to make the development feasible, 
may not be viable. Consequently, it may be 
necessary to replace of some of the existing 
public housing units in Braddock East at other 
locations in the City. Based on the experience 
of the similar redevelopments in Alexandria 
referred to above, this may be somewhere in 
the region of one-third to one-half. In order to 
responsibly plan for this possibility, the City and 
ARHA should work together to identify and 
secure replacement sites to anticipate this 
potential requirement for replacement public 
housing units. 

As it i s  likely to be a number of years before the 
Samuel Madden and Andrew Adkins sites 
redevelop, it is not possible or practical to 
identify these sites now. For the same reason, 
basing any recommendation regarding unit 



The redevelopment plans for Chatham Square (above) 
and James Bland (below) in Alexandria resulted in 
between one-third to one-half of the existing public 
houslng units being relocated elsewhere in the City. 

mixjunit retention on current market conditions 
and current funding expectations would be 
unreliable 

Accordingly, despite the desires of some 
members of the community, this Plan does not 
make a specific recommendation regarding the 
number of public housing units that will be 
relocated out of the Braddock East 
neighborhood. The Braddock East Master Plan 
seeks to identify the appropriate strategy for 
ensuring that adequate and appropriate 
replacement housing sites are available when 
they are required to meet the needs of any 
future redevelopment. 

As part of the BMNP recommendations, 
developers are expected to  contribute to the 
City's Affordable Housing Trust Fund. The 
outstanding pledges for the Braddock area are: 

The Madison Sa77,WX) 
Braddock Gateway (Jaguar) $5,000,000 
62% North Bayne Street $748,000 
Total $6,525,0aO 

In order to support the objective of securing 
opportunities for replacement public housing, 
this Plan recommends that 50% of the available 
Affordable Housing Trust Funds generated from 
future development in the Braddock area be 
reserved for off-site replacement of public 
housing from the Braddock East area until any 
replacement housing needs are met. 

All contributions are payable on receipt of the 
first Certificate of Occupancy. Given the current 
economic climate, it may be some time before 
these contributions to the Affordable Housing 
Trust fund are received by the City. Based on 
current build-out projections for the Madison 
and Payne Street projects, some funding is likely 
to be available within a 3-5 year period. 



The majority of the implementation of the 
Braddock East Master Plan is within the control 
of and at the discretion of ARHA. Those items 
that are the responsibility of the City will be 
subsumed by the Braddock Metro 
Neighborhood Plan implementation process, 
which is in the Work Program to begin in early 
2009. As part of that process, the City will set 
up an internal working group and appoint an 
advisory group that will meet regularly to 
advance the implementation program. ARHA 
will be included in these discussions as it relates 
to the Braddock East public housing sites. 

Zoning 

The Plan does not rezone any portion of the 
planning area, but recommends a Coordinated 
Development District (CDD) for James Bland 
(and Bland Addition), Samuel Madden Uptown 
and Andrew Adkins blocks. The COD Guidelines 
in Section 8 of the Plan implement the 
principles established in the Development 
Framework in Section 7 of the Plan. 

The recommended parking standards will be 
executed by an amendment to the zoning 
ordinance through the Braddock Metro 
Neighborhood Plan implementation process. 

Coordination and Coopemtian between the 
City and ARHA 

The City and ARHA have worked closely through 
their respective staffs, both internally and 
through community meetings, in developing the 
guidance and parameters for this Master Plan. 
In order to accomplish the goals and 
recommendations of the Braddock East Plan, 
the Plan includes a commitment by the City and 
ARHA to the following: 

to tap into the multiple sources of funds 
available for the redevelopment of public 
housing. 

The City's Department of Recreation, Parks 
and Cultural Activities will coordinate with 
ARHA and other appropriate City agencies 
regarding the programming of the Charles 
Houston Recreation Center to ensure that 
the interests of the public housing residents 
are equitabiy represented, 

r The City's Department of Human Services 
will coordinate with ARHA to ensure that 
public housing residents are made fully 
aware of all the existing City social services 
that are available to assist their transition 
into mixed-income housing. 

The City Housing Master Plan will provide a 
strategy for identifying and securing sites 
for replacement public housing units to 
support the redevelopment proposal in the 
Plan, anticipating the possibility that it may 
be necessary to accommodate existing 
public housing units in Braddock East to 
locations elsewhere in the City. 

The City and ARHA will work together to 
identify and pursue appropriate measures 



The Braddock East Master 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. 

The Braddock East Master Plan is  the first step 
in the process of redeveloping the public 
housing sites in Braddock East to create new 
mixed-income, mixed-use, urban communities. 
It creates a framework to encourage and guide 
future improvement and potential 
redevelopment of the public housing sites. 

The decision to redevelop these public housing 
sites is  ultimately at ARHA's discretion and i s  
highly dependent upon what will be 
economically feasible at the time. The 
Braddock East Master Plan provides sufficient 
flexibility to  enable ARHA to achieve its mission 
of providing quality housing to persons of low 
income in a manner that allows ARHA to 
capitalize on i t s  major asset - i t s  land, which i s  
held in trust primarily for the benefit of its 
residents. At the same time, the Master Plan 
provides guidance for new development that is  
intended to be physically, visually and socially 
integrated into the existing community so that 
quality of life is  enhanced for all residents in the 
community. 

Optimistically, the future will provide 
opportunities for building a strong, vibrant and 
diverse community, consistent with the goals of 
the City's Strategic Plan. 



Section 1 

Introduction 
The Braddock East Master Plan is an 
amendment to the Braddock Metro 
Neighborhood Plan (BMNP) expanding upon the 
principle established in that Plan - to promote 
mixed-income housing through the 
redevelopment of the existing public housing 
sites that form the Braddock East planning area. 

This Master Plan provides guidance and 
parameters for the potential redevelopment of 
nine blocks of public housing in the Braddock 
East neighborhood as mixed-income, mixed- 
use, urban and pedestrian-oriented residential 
communities. These are the properties owned 
by the Alexandria Redevelopment and Housing 
Authority (ARHA), known as James Bland (and 
Bland Addition), Andrew Adkins, Samuel 

Madden (Uptown), and Ramsey Homes. 
The City and ARHA jointly and co-operatively 
undertake to prepare this Master Plan for the 
guidance of opportunities as they may arise for 
feasible redevelopment of public housing units 
in the Braddock East area, with full replacement 
of all the units currently located in the nine- 
block area, as required by Resolution 830. 

A March 21308 Memorandum of Understanding 
(MOU) between the City and ARHA provides: 
"ARHA and the City will jointly and 
cooperatively work in developing a Master Plan 
for ARHA's East Braddock Road properties, and 
it would be anticipated that ARHA's Board and 
the City Council would adopt this Master Plan 
and that any future City capital grants or loans 
to ARHA would be considered by the City in the 
context of the Master Plan." 



The City and ARHA have worked closely through 
their respective staffs, both internally and 
through community meetings, in developing the 
guidance and parameters for this Master Plan. 
Through the conduit of ARHA Board meetings, 
meetings of the ARHA Redevelopment Work 
Group and other special meetings, City and 
ARHA staffs and consultants have liaised with 
ARHA to provide continual updates on the 
process, to obtain input into the proposals and 
to work through issues as they have arisen. The 
Board has provided necessary input essential to  
the integrity of the Plan process. 

The Plan has also been prepared in 
collaboration with an Advisory Group 
representing neighbors, public housing 
residents and other stakeholders, and with the 
local community. 

It is in the interest of everyone - ARHA, public 
housing residents, the City of Alexandria and 
the larger community - to work together to 
create mixed-income housing that meets the 
needs of existing and new residents, and to 
unite a diverse neighborhood, celebrate its 
history and build a sustainable future together. 
Examples of mixed-income housing programs in 
Alexandria and elsewhere have demonstrated 

the benefits of mixed-income communities. 

The increased desirability of the Braddock East 
neighborhood makes it an area in which people 
who can afford market rate housing will choose 
to live in mixed-income housing because of its 
location in a stable and thriving community. 
'This is spurred in part by significantly greater 
interest in living within walking distance of  
Metro stations and demographic trends that 
increasingly favor more urban neighborhoods. 

The associated increase in property values in 
neighborhoods near Metro has enabled ARHA 
to pursue the redevelopment of the James 
Bland property, which is currently before City 
Planning Commission and City Council. 

These high property values may provide future 
opportunities for improvement and 
redevelopment of the other public housing sites 
located in the Braddock East neighborhood. 
High property values alos create opportunities 
for ARHA to leverage its land assets in support 
of its broader redevelopment goals. This is an 
exceptional opportunity for ARHA and the City, 
as other housing authorities usually do not have 
the benefit of such valuable land assets. 

New mixed-income housing in Braddock East will help create a more sustainable and vibrant neighborhood. 



The optimal redevelopment of public housing for all residents in the community. 
sites into mixed-income communities should 
include the provision of a range of housing 
types, accessible open space, high quality 
design and community facilities to 
accommodate the diversity of households who 
will live there, while also being compatible with 
the adjoining neighborhoods. In addition, any 
redevelopment must retain a sense of 
community for people at varying income levels 
and offer housing opportunities for existing 
public housing residents who want to return to 
the neighborhood. Public housing has been 
part of Braddock East for a long time and its 
residents deserve an equitable stake in the new 
community. 

Redevelopment creates the opportunity for a 
new urban form with varying heights, massing 
and design that respectsthe character of the 
surrounding neighborhoods, capitalizes on the 
proximity to Braddock Metro station and 
creates a highly sustainable community that 
complements the character of the area. 

The Braddock East Master Plan is the first step 
in the process of redeveloping the public 
housing sitesin Braddock East to create new 
mixed-income, mixed-use, urban communities. 
It creates a framework to encourage and guide 
future improvement and potential 
redevelopment of the public housing sites. 

The decision to redevelop these public housing 
sites is  ultimately at ARHA's discretion and is 
highly dependent on a range of factors, 
including what will be economically feasible at 
the time. The Braddock East Master Plan 
provides flexibility to enable ARHA to  achieve 
its mission of providing quality housing to 
persons of low income in a manner that allows 
ARHA to capitalize on its major asset -its land, 
which is held in trust primarily for the benefit of 
its residents. The Plan also provides guidance 
to ensure new development be physicalty, 
visually and socially integrated into the existing 
community so that quality of life is enhanced 



Section 2 

Context for Braddock East Plan 
PROMOTING MIXED INCOME The Braddock East Master Plan promotes a 

diversity of housing types at differing levels of 
affordability to accommodate households with 
a broad range of income levels within the 

For generations, the Braddock East community. A mix of housing types, unit sizes, 

neighborhood has been a community for low- and affordability levels will help to encourage a 

income families where their churches, social mix of people with different lifestyles, 

clubs, as well as their homes, have been household sizes, and other characteristics that 

located. An important goal of the Master Plan will enhance and promote the neighborhood's 

is to respect the interests of the existing public livability. 

housing tenants, as more fully stated in the 
needs and aspirations of public housing 
residents (Section 5); urban design amenities 
(Section 7) and recommendations 2,5,7,8 and 
14 of this Plan. 

Locally, the City and ARHA have already 
endorsed and successfully implemented mixed- 
income housing at Quaker Hill and Chatham 
Square and there are numerous successful 
examples elsewhere in the country. 







The Braddock East Master Plan will also 

DOCK METRO incorporate the other principles into the 

NEIGMBO~OOD P m  planning framework for these sites. In 
particular, the Design Guidelines set out in 

The Braddock Metro Neighborhood Plan 
(BMNP) was adopted by City Councii on March 
15,2008. The framework and 
recommendations of the BMNP are based on 
seven guiding principles. (See Appendix A for 
details). The Braddock East Plan is an 
amendment to the BMNP intended primarily to 
expand upon the fifth principle; to promote 
mixed-income housing through the 
redevelopment of the existing public housing 
sites that form the Braddock East planning area. 

Appendix A of the BMNP apply equally to the 
Braddock East sites. The recommendations in 
Chapter 8 relating to traffic impact and 
transportation management also apply to the 
Braddock East sites and there is  no separate 
traffic analysis as part of.this Master Plan. 

The BMNP recommended that the Braddock 
East public housing be redeveloped into higher 
density, mixed-income housing, attracting a 
range of household types and incomes. It also 
recommended future designation of the sites as 
Coordinated Development Districts (CDDs) and 
the creation of CDD guidelines. 



Resolution 830, adopted by City Council and 
ARHA in 1981 and amended in 1982, updated a 
previous resolution and agreement between 
the City and ARHA. It created a joint 
commitment and agreement between the City 
and ARHA to retain, at a minimum, 1,150 public 
or publicly assisted housing units in Alexandria, 
365 of which are in the Braddock East area. 

Resolution 830 establishes a requirement for 
one-for-one replacement of any public housing 
unit lost through redevelopment. It requires 
that no public housing unit be demolished 
unless replacement publicly assisted housing is  
available and that no tenant be displaced from 
public housing until they can be moved into 
appropriate replacement housing. It also 
requires that the net proceeds from the sale or 
lease of any public housing project be used to 

benefit the living environment of public housing 
residents and that all relocation costs be borne 
by ARHA or i t s  developer. ARHA also asserts 
that ownership by ARHA is essential to preserve 
and maintain the limited public housing stock. 

Therefore, any redevelopment of the public 
housing units in the Braddock East 
neighborhood will require the replacement of 
all existing public housing units either on the 
original site or elsewhere in the City. 



The Citfs Strategic Plan. One of the goals of 
the Strategic Plan is  that Alexandria should be a 
caring community that is diverse and 
affordable. With this in mind, the Strategic Plan 
envisions a City where: 

Alexandria is a friendly, respectful, open 
and inclusive community where differences 
are welcomed and age, culture, religion, 
race, lifestyle and abilities are respected. 
Neighbors take care of neighbors. 
The City strives to make the community 
affordable for all. 
There are choices of housing opportunities 
for a variety of income and age levels and 
for workers in Alexandria; people want to 
and are able to continue to make 
Alexandria their home throughout their 
lifetime. 
The community works together to develop 
and provide an effective "safety net" for 
residents in need. 
Appropriate types and levels of human and 
social services are available and responsive 
to the changing needs of the community. 

The Braddock East Plan builds upon these 
strategic objectives for the City. 

The City's Strategic Plan wants Alexandria to be a 
caring community that is diverse and affordable. 

Housing Master Plan. In 2006, the Mayor and 
City Council appointed an Affordable Housing 
Initiatives Work Group (AHIWG) to study the 
City's current policies and tools and to develop 
strategies to maximize affordable and 
workforce housing opportunities. In April 2008, 
AHIWG delivered an interim report that set out 
a variety of recommendations for immediate 
implementation, including: 

"In order to manage the City's goals of housing 
preservation, to fully understand the roles of 
non-profits, private developers and ARHA, to 
achieve City goals of an equitable distribution of 
housing options throughout the community, 
and to fully plan for and equitably use density 
or other housing tools, we need a 
comprehensive housing plan. This is an 
ambitious project that will be possible only with 
adequate staffing and other resources. The City 
should consider using housing contributions to 
fund this study. This planning work is a natural 
extension of the Braddock East Planning 
exercise." 

The City will initiate an affordable housing 
master plan process during fiscal year 2009; 
expecting to be completed within eighteen 
months. The Housing Plan will establish clear 
land-use tools and other policies to preserve 
and develop affordable and workforce housing; 
identify opportunities for replacement public 
housing; and identify appropriate target areas 
for preservation or development of affordable 
housing and/or workforce housing. It is 
anticipated that such a process will involve 
extensive participation and coordination among 
several City departments; citywide community 
outreach and education; the formation and 
facilitation of a stakeholder/advisory group; 
multiple presentations to public groups and City 
leadership; and the development of a final 
Plan/report. 



Memorandum of Understanding (MOU) 
between ARHA and the City, March 2008. The 
MOU sets out a process for better planning, 
coordination and communication between 
ARHA and the City in order to develop an 
affordable housing strategy, with the goal of 
sustaining and improving the public and publicly 
assisted housing within Alexandria. With the 
City and ARHA working as partners, the purpose 
of the MOW is to  undertake short and long-term 
land use and capital planning, monitor program 
performance and achieve a more sustainable 
financial condition for ARHA. 

The MOU acknowledged that the City and ARHA 
should continue to maintain a working group 
(including two members from each body) and 
required the preparation a long-term strategic 
plan for ARHA. It also stated that ARHA and the 
City will jointly and cooperatively work in 
developing a Master Plan for ARHA's Braddock 
East properties and that, once adopted by the 
City and ARHA, any City capital grants or loans 
to ARHA would be considered by the City in the 
context of that plan. 

Parker-Gray Historic District. The James Bland, 
Ramsey and Samuel Madden public housing 
sites lie within the Parker-Gray Historic District. 
Any redevelopment plan for these sites must 
pay special attention to building scale and 
cultural history and will be reviewed by the 
Parker-Gray Board of Architectural Review. 

Northeast Small Area Plan. The two northern 
blocks of James Bland lie within the boundaries 
of the Northeast Chapter of the Alexandria 
Master Plan. The plan currently designates 
these parcels as medium density residential 
land use (RB). The current redevelopment plan 
for James Bland is  supported by a concurrent 
master plan amendment to change the land use 
classification of these parcels to Coordinated 
Development District (CDD). 

character of the Parker-Gray Historic District. 

20. 



Section 3 

Composition of the Plan Area 

There are 365 public housing units today in the 
lames Bland (and Bland addition), Andrew 
Adkins, Ramsey Homes and Samuel Madden 
(Uptown) complexes on approximately 18 acres 
combined. 

The Plan area also includes 10 single-family 
homes at the west end of the Andrew Adkins 
block, which include a Masonic lodge. 

James Bland. The 8.49-acre James Bland site 
comprises 194 housing units on five city blocks 
in an area bounded by North Patrick Street on 
the west, First Street on the north, North 
Columbus Street on the east, and Wythe Street 
on the south. The property, built in 1954 and 
1959, includes 106 two-bedroom units, 66 
three-bedroom units, 13  four-bedroom units 

and nine one-bedroom units. Two of the site's 
blocks lie within the North East Small Area P\an 
and the entire site is within the Parker-Gray 
Historic District. 

One of the units at James Bland-910 
Montgomery Street- is  occupied by the Family 
Learning and Resource Center. This provides 
educational after-school programs for public 
housing tenants and is considered a valuable 
resource by ARHA and its residents. 

A redevelopment plan for the James Bland site 
was submitted for City review and approval in 
June 2008 (see page 24 for details). 



Samuel Madden (Uptown). The Samuel 
Madden site, built in 1945, consists of 66 
housing units located on two blocks along North 
Henry Street between Madison and First 
Streets. This 3.44 acre site lies at the point 
where Route 1 divides into two one-way 
streets, making it an important gateway 
location. The development includes 46 two- 
bedroom units and 20 three-bedroom units. 
The site is within the Parker-Gray Historic 
District. 

Andrew Adkins. This 3.52-acre site consists of 
90 housing units on land that was originally two 
city blocks between North Fayette and West 
streets and between Wythe and Madison 
streets. 'The two and three-story buildings, built 
in 1968, contain some of the largest public 
housing units in the city, including 32 four- and 
five-bedroom units. 

At the west end of the Andrew Adkins block are 
10 small, single-family homes, many built in the 
early 20th century. One lot, near the corner of 
West and Wythe Streets, has recently been 
remodeled. Two of the units are owned and 
occupied by a Masonic lodge. 

Two- and three-story townhomes units at the 

Andrew Adkins public housing site. 

Ramsey Homes. Ramsey Homes consists of 15 
public housing units along the eastern side of 
North Patrick Street, between Pendleton and 
Wythe Streets. The 0.71-acre site lies just to the 
south of the new Charles Houston Recreation 

Center and to the north and west of primarily 
two-story historic row houses. The quartet of 
two-story apartment buildings was built in 1942 
and all are 2-bedroom units. The site is within 
the Parker-Gray Historic District. 

CWGTERISTICS OF THE 

STING PUBLIC HOUSING 

Analysis of ARHA data as of April 2008 reveals 
that there are 333 combined households in the 
study area with 983 individuats living in these 
households (36 units are currently off-line). The 
average household size is nearly three persons 
per household. About 60 percent of ail occupied 
units are two bedroom units, although there 
are also significant numbers of three, 4- and 5- 
bedroom units. The 4- and 5-bedroom units 
comprise a significant percentage of the city's 
whole inventory of public housing units of that 
size. 

The typical public housing household is headed 
by a non-elderly single parent who is an African 
American female. While 53 percent of 
households have income from wages, most 
households are low-income and over 83 
percent are considered extremely low-income 
based on the Metropolitan Statistical Area 
guidelines prepared by HUD. Nine percent of all 
households have at least one disabled person 
living in that household. 

The length of tenure of public housing varies. 
Just over a quarter have lived in public housing 
for 11 years or more, while nearly one-fifth 
have lived in public housing for less than one 
year. 

Over 70 percent of households are considered 
'over housed', meaning they are living in larger 
units than they actually need. This may be 
because there is not a strong demand for the 



smaller unit; or there are too few smaller units. 1 1% 

larger units; it is generally cheaper to keep a 
family over housed than to transfer them to a 

Only two households are classed as 'under 
housed'. 

Public Housing Waiting List 

As of April 2008, there were 1,767 families on 
the ARHA waiting list, of which 1,081 (61%) are 
requests for one-bedroom units, 434 (25%) for 
two-bedroom units, 226 (13%) for three- 
bedroom units and 26 (1.5%) for four- and five- 
bedroom units. The waiting list is  currently 
closed. 

The waiting list data, together with the high 
percentage of 'over housed' households, 
suggests that the demographics of the public 
housing residents are moving toward smaller 
households, which is  consistent with the 
national demographic trend. 

April 2008 





Section 4 

Community Engagement 
The City and ARHA began an intensive, nine- Engaging the Public Housing Community 
month community planning process in February 
2008 that resulted in this Plan. Details of the Specific efforts were made to engage the public 
process are presented in Appendix 0. housing residents in the overall planning 

process, through a series of meetings, focus 
Braddock East Advisory Group groups and a community barbeque. In addition, 

The City Council appointed a twelve person 
Braddock East Advisory Group to represent the 
diverse interests in the Braddock East area. The 
Advisory Group met monthly from February 
through October (excluding August), for a total 
of eight meetings. All the meetings were open 
to the public and were attended by 
neighborhood citizens and other concerned 
Alexandrians. 

ARHA employed a consultant to help with 
outreach efforts with the public housing 
residents. 

This process helped to facilitate a community- 
wide dialogue about the future of public 
housing and the transition to mixed-income 
housing developments. 

Tho barbeque for public housing residents provided an 
opportunity to convey information about the planning 
process 

The Braddock East Advisory group met monthly to formulate 
the vision for the Plan 

Creating a community vision involved many 
lively and important discussions among the 
Advisory Group and community members, all of 
whom brought diverse points of view to the 
process. 

There is general support from public housing 
residents for redevelopment, provided: 

current residents wishing to continue living 
in the neighborhood are able to do so; 
private open space and children's play areas 
are provided; 
supportive services are provided; 
relocation sites offer residents good 
alternatives of where to live; 
the number of moves they would have to 
make is minimized; and 
options for homeownership are made 
available. 



Engaging the Wider Community 

Throughout the process City Staff, EYA and 
ARHA met with individual civic associations and 
resident groups to discuss the proposed 
redevelopment site plan for James Bland 
specifically. The principal concerns of these 
residents related to increased density, height 
and traffic congestion, a lack of open space and 
parking, and some in the community wish to 
see more public housing units relocated to 
other parts in the City. 

A Design Charrette was held in June 2008 that 
involved members of the Advisory Group, and 
representatives from the public housing, the 
wider community, ARHA and other interested 
persons. The purpose of the charrette was to 
establish the scale of new development that 
would be appropriate for this neighborhood. 
It was generally agreed that new buildings 
should be no more than one-story higher than 
adjacent buildings (with greater height 
permissible further away). New buildings should 
also incorporate shoulders along sensitive 
edges, to transition taller buildings to smaller 
context of adjacent properties. 

Participants at the Design Charrette agreed that 
the height of any new building shwld be 
sensitive to the scale of adjacent development. 



Section 5 

Goals and Guidelines for Mixed-Income 
Communities 

The primary goal of the Braddock East Master 
Plan is to encourage and guide future 
redevetopment of the public housing sites in 
the Braddock East area into diverse mixed- 
income, mixed-use urban communities, in a 
manner sensitive to the interests of the 
residents of the public housing that has been in 
the area for generations. This is consistent with 
the City's Strategic Plan vision for choices of - 

housing opportunities for a variety of income 
and age levels and for workers in Alexandria 

The objective is to create communities with a 
broad mix of income levels and large enough to 
sustain a critical mass of public housing 
residents in order to maintain the strong social 
and support networks that are essential in low- 
income communities. Adding a range of 
housing options, including workforce and 
affordable housing, to new development is 
desirable, as it will contribute to the diversity of 
the neighborhood. Workforce and affordable 
housing also help to "bridge" the social and 
economic gap between the market-rate and 
public housing residents. Subsidized ownership 
housing may also provide the potential for 
public housing residents to improve their 
economic standing while remaining in the 
neighborhood. 

Public housing was first created during the 
1930s to provide decent, safe, and sanitary low- 
cost housing. For many decades, public 
housing was home to predominantly working- 
class and middle-class households. However, 
over time, public housing has evolved to house 

lower income families with few opportunities to 
move into unsubsidized housing. The result is 
communities with high concentrations of very 
poor families who are often socially and 
economically isolated. This has produced less 
than desirable living conditions and other 
negative impacts for both public housing 
residents and the surrounding community. 
Since the 1990s, the national policy approach 
has been toward redeveloping public housing to 
create new mixed-income communities that are 
revitalized and livable for everyone. 

Mixed-income housing produces physical, 
economic, and social benefits and is deemed 
rational public policy and effective social and 
urban planning; making better communities for 
everyone. The Braddock East planning process 
has confirmed many of the advantages often 
advocated for redeveloping public housing into 
mixed-income communities. 





The significant investment resources that 
redevelopment can unlock has the potential to 
provide a more robust program of human and 
social services to support the transition of 
public housing residents to greater self- 
sufficiency, and to explore potential 
collaborations by ARHA with local agencies to 
expand other services available for residents. 

This is  consistent with the City's Strategic Plan 
goal to ensure that appropriate types and levels 
of human and social services are available and 
that these services are responsive to changing 
needs. 

Redeveloping public housing into mixed-income 
communities presents many challenges, 
including providing relocation resources, new 
housing for current public housing residents; 
achieving a balance among the diverse needs 
for housing types; and financing the 
redevelopment. Although these are significant 
challenges, they are not insurmountable if 
planned well, as was shown in the Chatham 
Square and Quaker Hill development processes 
and other successful public housing 
redevelopments across the country. 

Replacement Housing 

In accordance with Resolution 830, any 
displaced public housing units from Braddock 
East will have to be replaced elsewhere in the 
City. There are 365 public housing units today 
in the lames Bland, Andrew Adkins, Ramsey 
Homes and Samuel Madden communities. As 
Andrew Adkins, Ramsey Homes and Samuel 
Madden may not be redeveloped for a number 
of years; it is  not practical to determine at this 
time the number of units to be replaced on site 
or locations for replacement units. 



The City will continue to evaluate whether new 
developments elsewhere in the City provide 
opportunities for affordable housing, including 
sites for public housing units. An initial 
assessment of areas within the City where there 
will be pressure for major redevelopment in the 
next 5-10 years suggests that there may be 
opportunities to leverage some replacement 
public housing units and/or funding for public 
housing units throughout the City. 

As part of the Glebe Park redevelopment plan, 
it is anticipated that 44 public housing units 

from the eventual redevelopment of lames 
Bland will be relocated to Glebe Park and that 
another 16 Bland units will be relocated off-site. 
These 16 units will be relocated in accordance 
with ARHA's current agreement with the City 
and with the criteria recommended in this Plan. 

Similarly, Resolution 830 requires that any 
replacement housing units needed due to the 
redevelopment of the Madden, Adkins and 
Ramsey sites must be available before the 
existing public housing units are demolished. 

It is clear that a proactive policy of establishing 
criteria for replacement units and identifying 
and safeguarding replacement unit sites is 
important to ensure their adequacy and 
availability even for redevelopment projects 
five, ten or more years in the future. This 
Master Plan establishes the criteria for the 
replacement sites, i f  appropriate and necessary, 
but does not identify specific sites. 
Opportunities for replacement public housing 
will be discussed through the City's Housing 
Master Plan process for consideration by ARHA. 

Balancing Diverse Needs 

Mixed-income housing creates diverse physical, 
social, and economic needs that affect the 
viability and sustainability of the development. 
The actual mix and type of housing - whether 
rental or ownership; market-rate, public 
housing, or affordable; family or senior - 
depends not only on market demand, but also 
on attracting a range of incomes and meeting 
the needs of the existing neighborhood. 

New mixed-income developments across the 
country demonstrate a variety of income-mix 
that can be successful. The examples of mixed 
income housing on pages 14-17 demonstrate 
this. Locally, the Chatham Square development 
includes 66% market rate for sale units and 33% 
low-income housing and Quaker Hill has 73% 
market rate for sale units and 27% low-income 
housing. A similar ratio is currently being 



Currently, the neighborhood is home to a broad 
demographic range: small households of 
singles, empty nesters, the elderly, young 
professionals, and families with children. 

Prospective buyers {and stand-ins), some with tents, line up 
days in advance to buy $550,000 to $1.1 million homes in the 
new Chaham Square dewlapment. 

proposed for the James Bland redevelopment. 
Tent City in Boston includes 25% low-income, 
50% affordable and 25% market rate. Langharn 
Court in Boston is a three-way split between 
low-income, affordable and market rate 
housing. The development cited at Parkside, 
Chicago is 30% low-income, 20% affordable and 
50% market-rate. Conversely, the Town Homes 
at Capitol Hill are almost all low-income or 
affordable, with only 13 (9%) market rate units. 

Other examples are provided in Table 1 below. 
Collectively these examples iilustrate that each 
development is unique. The income-mix of any 
redevelopment will be influenced by market 
conditions, funding availability and other 
factors that can only be resolved at the time the 
development program for each site is being 
decided. 

open space that meets the needs of the 
community, especially young children, and 
complements existing and proposed 
facilities in the neighborhood. 
Access to supportive social services that 
encourage and increase the financial 
independence of public housing residents. 
Easily accessible locations for community 
interaction, job training and other social 
programs. 
Retail development that serves the needs of 
the community. 
High quality and experienced management 
of facilities and grounds, with homeowner 
and tenant associations that are attentive 
and sensitive to the needs of at1 its 
residents. 
A community association or similar group, 
including residents of market-rate and 
public housing, to ensure that public 
housing residents have a voice in the new 
community. 



To further the objective of developing a 
meaningful sense of community throughout the 
Braddock neighborhood, the Plan encourages 
the formation of an inclusive neighborhood 
organization comprising representatives across 
the broad spectrum of households in the 
community, including residents of public 
housing. Such a group could be supported by 
grant funding. 

Relocation 
Resolution 830 requires that no tenant be 
displaced from public housing until they can be 
moved into replacement housing. Federal law 
mandates providing certain benefits to any 
families relocated from public housing, 
including relocation assistance and counseling. 

Consistent with the Uniform Relocation Act, 
before redevelopment occurs, ARHA will 
develop a Relocation Plan, subject to HUD 
approval, that clearly articulates relocation 
options, re-occupancy criteria, services, mobility 
counseling, schedule, phasing and cost. 



Section 6 

Economic Viability of Mixed-Income 
Communities 
THE FINANCLAL COST OF For the purposes of planning for future 
BUILDING PUBLIC HOUSING development scenarios, it is appropriate to 

apply a range of approximately 10% above and 
The total development cost of any new below the total development cost estimate 
development includes the costs of construction calculated above to accommodate construction 
(i.e. demolition, buildings, parking, landscaping, cost variability over a longer-term horizon. 
infrastructure, and development soft costs such 
as design, legal, and contractor/ developer 
fees), the cost of the land (if off site acquisition 
is proposed) and associated transactional costs 
and financing expenses, which are expressed as 
a percentage of construction and land costs. 
With the redevelopment of public housing 
there are some additional "soft costs" including 

Accordingly, it i s  reasonable to assume that, in 
Alexandria, a total development cost of 
$270,000 to $330,000 per on-site public 
housing unit, plus an additional land cost of 
$70,000 to $90,000 for any unit that is 
relocated elsewhere in the City 

site work, demolition, remediation, relocation While the City may be able to secure off-site 
assistance, transition services and the housing housing sites at no cost, through negotiation 
authority's administrative, management and with developers in return for increased density 
legal costs. or other benefits, these sites will generally 

represent a trade-off for other potential 
The table below provides estimates of benefits and thus it is necessary to recognize a 
development costs for strategic planning site cost for off-site units. 
purposes. As such, these costs include markups 
and contingencies. 

Table 2: Estimate of Total Develoument Costs 



PAYING FOR PUBLIC 
HOUSING 

The process for securing federal funding for 
mixed-income and mixed-finance 
redevelopment projects is  often highly 
competitive and requires formation of 
numerous financing and development 
partnerships. It also required layering a variety 
of public and private sources. 

These public and private funding sources 
generally only provide a proportion of the funds 
needed to support the redevelopment of public 
housing. For example, the 2003 Chatham 
Square redevelopment project in Alexandria 
was funded from the sale of the land, Low- 
Income Housing Tax Credits (LIHTCs) from 
Virginia Housing Development Authority, $6.7 
million from a HOPE VI grant, and a City loan 
from a combination of funding sources, and the 
purchase of a replacement housing site by the 
City. 

HUD1s HOPE VI grant program has been a major 
funding source for many public housing 
redevelopment projects over the past 15 years. 
The number and amount of HOPE VI grants has 
diminished in recent years and the future of the 
program, despite some indications of 

Congressional support for expansion, is 
uncertain. Alexandria is competing for more 
limited funds with jurisdictions that have more 
severely "distressed" public housing than exists 
in Alexandria. In November 2007, ARHA applied 
for a HOPE VI grant for the James Bland 
redevelopment but was not successful. The 
redevelopment of James Bland i s  to be funded 
solely by LlHTCs and the sale of the land. 

The City and ARHA should work together to 
identify and pursue appropriate measures to 
tap into the multiple sources of funds available 
for the redevelopment of public housing. 

In order to satisfy the requirements of 
Resolution 830, the redevelopment of the 
existing public housing units in Braddock East 
has to provide sufficient funding to rebuild all 
the public housing units whether they remain 
on-site or are replaced elsewhere. 

As noted above, Alexandria cannot rely on the 
availability of HOPE VI grants to fund any future 
redevelopment of public housing in the City. It 
is therefore necessary to tap the other financing 
options referred to above, although these are 
also not guaranteed to  be available. The 44 
units from James Bland that are being replaced 
at Glebe Park have already received LIHTC's. 
The balance of the James Bland public housing 
will be submitted for potential tax credit 
funding over a five-year period. If successful, it 
is anticipated that tax credits will account for 
approximately 30% of the total public housing 
redevelopment costs. 

Based onexperience with public housing 
redevelopment nationwide and ARHA1s own 
development efforts, it is reasonable to assume 
that public sources (a combination of federal, 
state and local sources) might cover up to 50% 
of development costs if they can be secured. 
Assuming an average total development cost of 
approximately $300,000 per unit (see Table I), 
this means that $150,000 must be paid for from 
other sources. This is for the cost of the unit 
only and does not include the additional land 

- 



cost for any units relocated off-site. 
Fortunately, the Braddock East public housing 
sites possess the unique and unprecedented 
opportunity to benefit from the high land 
values that come with being in walking distance 
of a Metro station. This significant land value 
can be leveraged by selling rights to develop 
market rate housing or office space on the sites, 
provided that development capacity is retained 
for replacement public housing units on-site 
and/or on other sites that can be purchased 
with revenues achieved from the sale of 
development rights. 

Accordingly, to redevelop public housing in 
Braddock East, the gap in project funding has to 
be bridged by the market value of the land on 
which the public housing is sited. Land price is 
valued on a "buildable" square foot basis (total 
development potential permitted by zoning). 
'This value changes by location, zoning and 
market conditions. Based on comparable data 
from the Braddock East area, we have assumed 
that, in the current market, the value of land in 
this area is between $50 and $70 per buildable 
square foot. Assuming an average unit size of 
1200 sf, this means that a market-rate unit 
contributes between $60,000 and $84,000 to 
the cost of each public housing unit. 

This formula provides the context for the 
redevelopment of the Braddock East public 
housing sites. As noted above, the James Bland 
site is already in the redevelopment plan 
process and, given its relationship with the 
Glebe Park redevelopment, the funding 

mechanisms for the off-site units are not 
typical. With regard to the other three public 
housing sites - Madden, Adkins and Ramsey - 
the above ratio suggests that between 308 and 
428 market rate units would be needed to pay 
for the replacement of the existing 171 public 
housing units on these sites. This means that 
the total number of new units - market and 
public housing - that would be needed to 
provide for the replacement of the public 
housing units on-site would be between 479 
and 599 units. Beyond this, additional market 
rate units would be needed to fund the land 
cost of replacing any public housing units 
elsewhere in the City. 

It has to be emphasized that this is only an 
approximate measure, as changes in market 
conditions will affect development costs and 
land values beyond the conservative estimates 
and ranges used in this analysis. If the real 
estate market is at a low point at the time of 
redevelopment then it may be the case that the 
redevelopment of these sites will be 
economically unviable at that time. As the 
market improves, feasibility may improve, and 
the number of market-rate units needed to 
support a new public housing unit will decrease 
proportionally. This is not intended to be 
prescriptive and simply provides a basis for the 
plan framework. 



Section 7 

Development Framework 
This section sets out the recommendations for 
the Plan that will determine urban design, scale, 
massing, land use, open space, parking and 
density for the redeveloped public housing 
sites. These recommendations are based upon 
the outcome of the Community Design 
Charrette, discussions with ARHA, ensuring 
integration with the BMNP and applying 
established planning and zoning principles. 
These recommendations are reflected in the 
Coordinated Development District (CDD) 
guidelines set out in Section 8. 

Residential. A mix of public housing and 
market-rate housing, and where possible an 
element of affordable and/or workforce 
housing is recommended. The precise ratio for 
this mix should be determined through the 
development planning process, as it will be 
influenced by the funding available at that time. 

Retail. It is desirable to include some retail uses 
on the ground floor of the Samuel Madden 
blocks, which will compliment existing and 
proposed retail in the area. A grocery store is 
recommended as a potential land use for these 
blocks. The overall mix of retail in the study 
area, including any grocery store in this 
location, should meet the needs of the whole 
community and should be neighborhood 

(Above) The Colecroft Station development 
provides an appropriate transition in scale to i ts 

surrounding context. (Below) The Meridian 
development lacks an appropriate scale transition 
to the historic blocks within the Braddock Metro 
Neighborhood. 

serving. 

For the Andrew Adkins block, this Plan Office. The plan recommends that the western 
recommends retail land use on the ground floor half of Adkins, adjacent to the Metro site, 
of the recommended hotel and/or office on and/or the northern Samuel Madden block be 
West Street. There is  also potential for retail considered as possible office uses. The office 
uses at ground floor along Madison Street. uses will help to balance the overall mix of 

residential and retail uses within the plan area. 



(2) Appropriate zoning to be determined through the MUP and rezoning process 
subject to the height and density limitations identified in the Development Framework. 

Hotel. The BMMP proposes a hotel use for the 
western edge of the Adkins block that is 
currently occupied by the single-family 
properties between Adkins and West Street. 
This Plan continues to recommend this as an 
appropriate use in this location. 

Community facilities. The Advisory Group 
meetings and the Design Charrette identified a 
need to include community facilities/supportive 
services within the new mixed-income 
community, such as job training, childcare and 
community function rooms. ARHA considers 
that sufficient facilities are available at the new 
Charles Houston ~ecreation Center and that it is 
a matter of ensuring that the events and 
activities are programmed to take into account 
the needs of ARHA residents as part of the 
overall community. The City supports this 
approach and is committed to working with 
ARHA to achieve a better integration of the 
Recreation Center program with the needs of 
public housing residents. While the provision of 
new facilities as part of any redevelopment plan 
is encouraged, the location and programming of 
such facilities will be determined by an analysis 
of resident needs and should complement the 
Recreation Center program. 

A variety of open spaces should be provided to 
meet the needs of the new residents of the 
proposed mixed-income communities. Public 
housing has a higher than average number of 
children per household. A range of open space 
is required to provide for the recreational needs 
of young children and teenagers. 'These areas 
should be designed and located to allow 
effective supervision and surveillance from 
surrounding streets, residential properties 
and/or community and retail facilities. Each 
residential block should have safe and 
convenient access to play spaces for young 
children. 

Open space should include a wide range of spaces 
that meet the community's needs, especially 
those of young children. 



The open spaces should complement the 
programmed activities at the new Charles 
Houston Recreation Center, which is due to 
open in Spring 2009, and the community park 
planned for the Post Office site in the BMNP. 
Focusing recreation provision on these facilities 
that serve the whole community will help to 
integrate the diverse population within the 
neighborhood. 

The design charrette identified a need for 
accessible and consolidated open space for 
each site, with a possible rooftop park in the 
grocery store option. 

The Braddock East Plan adopts the parking 
requirements recommended in the BNINP. 
These parking standards are reductions from 
the City zoning code requirements, which 
reflects the proximity of the area to Metro and 
the goal of promoting sustainability and 
minimizing traffic generation. 

Based on surveys of current resident car 
ownership it is  recommended that up to 0.75 
spaces be provided per public housing unit. 
These spaces may be provided either within the 
development or on the streets immediately 
adjacent to the development site. . 

These parking standards will be executed by an 
amendment to the zoning ordinance through 
the BMNP implementation process. 

URBAN DESIGN 

Any development within Braddock East should 
strive to fulfill, to the fullest extent possible, the 
Design Guidelines at Appendix A of the BMNP. 
These set out specific guidance related to 
spatial definition of streets, scale and 
proportion of buildings, ground floor 
relationships to sidewalks, streetscape, trees 

TABLE 4: PARKING REQUIREMENTS 

(1) Pmvlded how~vcrthat in t h  cars5 of fractional spaces, the parki~mqulmment may be rounded 
up or downto Iha nearest whds numbs, without mquirine SUP. 
[ 2) In the event tnat new davslopnunt increases the net number or ohfireat prkiw r m r  avrilaMe 
the Increase In on-strwt space1 shall apply to the virltor or retail parlring mquimm4nt. 
(3) All or same or the pahinv mquimment can be orovaad orwtrset if accompanied by a SUP plrklne 
radunlon ap~liutlon 

and landscaping, lighting, street furniture, 
public art, and public information, among other 
things. 

It is recognized that ARHA serves an important 
public policy in providing public housing to the 
needy and these guidelines are purposely 
flexible to accommodate this public interest. 

These guidelines are attached in full at 
Appendix C of this Plan for convenient 
reference. 



In accordance with the recommendations of the 
BMNP, all new development in the plan area 
will: 

Provide appropriate transitions in scale 
and massing. Building scale and 
massing have a significant impact on 
the perceived character of a building 
and its surroundings. New development 
should include a variety of heights, 
scale and setbacks to relate to the 
context of the neighborhood and each 
block frontage. New development 
should respect the scale of immediately 
adjacent residential properties. See the 
following section on Design Goals for 
additional treatment of this topic by 
site. 

The miu of scales and styles in the neighborhood should be 
reflected in new construction. 

Include architectural variety reflecting 
neighborhood tradition. Part of the 
neighborhood's appeal is its mix of 
scales and styles; lgth century two-story 
wooden houses on narrow lots, 2oth 
century block-long industrial buildings 
with large windows, and intermediate 
scale buildings serving business, 
residential and institutional purposes all 
coexist. New construction should reflect 
each of these scales, and may draw on 

any one or more of the period styles, 
with particular attention to reflecting 
the character of nearby buildings. 

Create green edges along streets. 
Street trees and buffer vegetation play 
an important role in providing shade, 
privacy, human scale and beauty to 
streets and the buildings lining them. 
While ground floor retail uses should be 
built directly adjacent to the sidewalk, 
residential buildings should be set back 
10 to 15 feet from the sidewalk behind 
a planted edge or front yard. 

A well-planted residential setback helps to create 
green edges along streets (obow). A residential 
butklkrg pmitkned too close to the Rmt does not 
contrlbute in the same manner (below). 



Contribute to  walkable streets. Make 
walking appealing by fostering a 
sidewalk environment that is 
interesting and safe. Retail uses should 
come directly to the sidewalk, be highly 
transparent, be easily entered and 
include well-scaled signage; associated 
sidewalk seating or sales areas are 
encouraged where possible. 

Multi-family housing with frequent ground-level 

stoops contributes to walkable streets. 

but also increases development 
capacity and value, and brings more 
people to  support local community, 
economy and security. Good access to 
transit, and on-street parking, reduce 
the number of below-grade parking 
spaces needed. For all building types 
other than townhomes, all parking shall 
be located below grade. For 
townhomes, access to parking/garages 
shall be from an internal alley. Surface 
parking lots are prohibited. 

In all cases, architectural design quality is of 
utmost importance in successfully interpreting 
these guidelines to create places that will truly 
appeal to the wide range of needs and desires 
of residents in the new mixed-income housing 
for Braddock East. 

Underground parking. While below- Hierarchy of 
grade parking imposes additional costs, 
hiding parking in this way under 
buildings or courtyards not only makes 
streets more attractive and interesting, 



The design of individual residential buildings 
and units themselves is of great importance, as 
they have greater overall impact on 
neighborhood form and character than 
structures for any other use. The core priority 
of this plan is to provide high quality housing for 
everyone. To this end, the exterior facades of 
public and/or affordable housing should be 
designed to be indistinguishable from the 
market rate housing. The public housing units 
should be integrated throughout the new 
development, and not concentrated in any one 
location. 

ARHA prefers building designs that minimize 
shared corridors and elevators and provide 
individual exterior entrances at ground level to 
each unit (whether unit is at ground level or 
reached via a dedicated flight of stairs). ARHA 
believes this enhances the sense of overall 
safety and security as it provides greater 
visibility and gives residents a more defensible 
external space; it may also allow for better 
integration with the market-rate units. 
Additionally, units accessed from the ground 
level are particularly appropriate for households 
with children, which are especially prevalent in 
the Braddock East housing developments. 

The increased density thresholds necessary to 
make mixed-income development financially 
viable suggest that some moderation of the 
policy avoiding shared corridors and elevators 
may be appropriate if design can still avoid past 
pitfalls of multifamily public housing buildings. 
One approach, currently planned for the James 
Bland redevelopment, and previously proven 
effective at Chatham Square, is to locate some 
public housing units at second floor level with 
individual stairs leading directly to a ground 
level entrance. Another approach, employed 
successfully in Boston and Milwaukee, is to 
create mid-rise buildings that have small 
numbers of units (10 or fewer) per floor, and 

that locate most family units at the ground or 
second floor level with their own exterior 
entrances. 

All new developments will be encouraged to 
meet LEED, Earthcraft or other equivalent 
sustainability standards. 

Mixed income housing at Chatham Square, 
Alexandria, Virginia (ahve), and at Franklin HIII, 

Boston, Massachusetts (below) 



Appropriate building scale and massing is 
important to character in the Braddock area 
and was the primary focus of the Community 
Design Charrette held during this planning 
process. 

City Staff and consultants combined the results 
of the charrette into a composite plan that best 
represented the collective ideas of the group. 
This was then further refined to reflect more 
closely the over-arching themes emanating 
from the charrette, the BMNP urban design 
guidelines and other City design criteria and 
planning objectives. The resultant designs goals 
for each public housing site are described below 

James Bland 

This site lies within the Parker Gray Historic 
District and it is bounded on three sides 
primarily by two to two and a half story historic 
townhomes. Its fourth side abuts Patrick Street, 
which forms part of US Route 1. To the south is 
the proposed Charles Houston recreation 
center. 

View of James Bland from Alfred Street 

The proposed redevelopment plan described on 
page 24 depicts townhomes of a scale that 
complements the surrounding neighborhood to 
the north and east, increasing in scale to the 
west, with four-story multi-family buildings 
fronting US Route 1. 

To reflect the current development proposals, 
this Plan recommends heights of 30-40 feet 
along First Street and Columbus Street, rising to 
40-50 feet toward the center of the site and up 
to 50 feet along Patrick Street. 

Open space has been planned to contribute to 
the urban character of the area as well as 
provide recreation space for residents. Because 
of the size of the redevelopment area of James 
Bland, the Plan recommends open space on 
each block and a minimum of one centralized 
and consolidated public open space. 

This Plan also recommends that Alfred Street be 
added to the list of "walking streets" 
established in the BMNP. On these "walking 
streets", priority is given to the pedestrian and 
measures are recommended to improve the 
quality and security of the walking 
environment, such as deeper front yards, 
porches and bay windows. 

Samueis Madden 

Although this site is on the edge of the Historic 
District, its primary context is provided by 
Patrick Street to the east and Henry Street to 
the west, both of which are one-way legs of US 
Route 1. These streets meet at the northern 
apex of the site. To the east is the proposed 
four-story multi-family element of the James 
Bland redevelopment. To the west are 
proposed commercial buildings, with 50 feet 
height limits to the south. Smaller scale 

Samuel Madden 



residential is situated to the north-east. 
This Plan recommends an open space/focal 
point at the apex of Samuel Madden at First 
Street. This should be designed as an attractive 
entrance at this gateway to the City and 
neighborhood, and would complement the 
scale and character of the residential to the 
north-east 

recommended for an open space or focal point to 

act as a gateway. 

Ideally, the building form and shape will 
reinforce the triangular profile of the block. 
Because of the "gateway" nature of this site, 
the northern portion of any future building 
should highlight this gateway location with a 
memorable form, shape and/or materials. 

On this northern block of Samuel Madden, the 
building will be required to have a building 
shoulder of 30-40 feet. This building 
'shoulder', which is an upper-level setback of 
the building fagade, will facilitate walkable 
streets and improve transition with adjacent 
residential buildings. Particular attention 
should be given to the relationship with existing 
residential tonwhomes to the north-east. 

at this key gateway into the City. This would 
also be of sufficient height to accommodate 
either residential or office use. There should be 
variation in building height across the block to 
mitigate the massing effect of the new 
structure. 

Moving southward through the block the Plan 
recommends an increase in building height up 
to 60-70 feet in the center of the block to 
provide the opportunity for a signature building 



Building heights up to 50-60 feet are 
recommended for the southern block of Samuel 
Madden, with 40-50 feet shoulders. Retail 
development is to be located on the first floor, 
either in the form of small shops, a grocery 
store or a combination of the two. As the floor 
to ceiling height required for a grocery store is 
approximately 20 feet, this would allow for 3-4 
stories of residential above the grocery store 
and the potential for an area of open space on 
the roof of the grocery store, enclosed by the 
residential. This could be a similar design as the 
Whole Foods grocery store on Duke Street, 
which has 3-stories of residential overlooking a 
rooftop courtyard. 

Whole Foods grocery store with housing above 
(Alexandria, VA) 

A critical consideration in development of any 
retail on this block, but especially a large- 
footprint supermarket stretching across the 
block, is ensuring that any retail edges along 
sidewalks be transparent, include entrances, 
and otherwise contribute to the pedestrian 
realm. No blank walls are acceptable. 
Consideration should be given to building a 
'liner' of residential or other uses along retail 
space edges that cannot engage the sidewalk. 

Andrew Adkins 

As this site is in close proximity to the Braddock 
Metro and is not within the Historic District it 
has the greatest potential for higher density 
development with taller buildings. However, 
any new development will have to be 
compatible with the existing townhomes to the 
north, east and south. This was a key factor in 
assessing appropriate heights during the 
community charrette. 

The BMNP proposed a mixed-use 
(hotel/office/retail) development along the 
western boundary of this block fronting West 
Street, on the area occupied by single-family 
homes and outside ARHA's ownership. This 



Plan reinforces this recommendation and 
proposes building heights up to 70 feet with 30- 
foot shoulders along the "walking streets" of 
Wythe, West and Madison. The co-operation of 
the single-family homeowners will be necessary 
for any development to progress on this part of 
the site. 

Andrew Adkins 

Consistent with the recommendations of the 
BMNP, this Plan recommends the continuation 
of Payne Street axis through the Andrew Adkins 
site to reconnect the street grid. The 
connection to public open space areas north of 
Madison Street is especially important to the 
neighborhood as a whole. It also would improve 
access to the site and improve walkability and 
visibility through the area. These are important 
components of the overall objectives for 
improving connectivity through the Braddock 
area, and similar requirements have been 
endorsed for other sites locally, such as the 
Madison and jaguar development proposals. 

For the remainder of the western block either 
office or residential uses would be preferred 
with the possibility of some ground floor retail if 
and where it would be marketable. It is 
intended that development on this part of 
Adkins should complement the proposals for 
the Braddock Road Metro site, which has a 
maximum proposed height of 77' with a 40-foot 

shoulder. Accordingly, the recommended 
height for the western half of Adkins is up to 50- 
70 feet with a 30-40 feet shoulder. There 
should be variation in building height across the 
block to mitigate the massing effect of the new 
structure and to preserve existing views where 
possible. 

For compatibility with adjacent residential 
areas, the preferred use of the eastern half of 
the Adkins block is  residential and 
recommended heights are 40-50 feet with a 30- 
40 feet shoulder. 

Ramsey Homes 

The character of development on this small site 
will be determined and be compatible with the 
scale and height of the adjacent townhomes. 

This Plan recommends that Ramsey Homes 
should either be rehabilitated as part of the 
overall redevelopment program for the area, 
with some potential for infill, or be redeveloped 
with townhomes or townhouse scale buildings 
that are consistent with the character and scale 
of adjacent residential and are within the 30-40 
feet height range. 

Ramsey Homes 



Retail spare Approximate height: m &addock East boundary --- PmpmdteristingretaiI 30'40' building Parker-Gray Historic 
adjacent to pian area District boundary 

t*3j$2$ *J$$2 , *$1' 61'-90' building 
%%&%,$a. Braddock Metro 

Neighborhoad Plan 
boundary 

Note: building setbacks for graphi purposes only. 



Table 5: DEVELOPMENT FRAMEWORK 

IMPLICATIONS FOR THE 
RE OF BRADDOCK T 

Taking into account the recommended height 
limitations, open space requirements and other 
design considerations, the resulting densities, 
expressed as a Floor Space Ratio (FAR), are up 
to 1.75 on James Bland, up to 2.5 on the Adkins 
site, up to 2.0 on the Madden site and up to 1.5 
on Ramsey. This is generally consistent with the 
density recommendations in the BMNP for the 
key redevelopment sites at the Metro (FAR 3.0) 
and Northern Gateway (FAR 2.5). 

These FARs are the maximum that is likely to be 
supportable on these sites. The ranges 
identified in Table 5 are indicative of the wide 
variety of potential scenarios that could be 
viable on these sites. 

In the event that density considerations and 
market conditions at the time of redevelopment 
indicate that it is unlikely that all of the public 
housing can be relocated on the sites within the 
Plan area then, under Resolution 830, it will be 
necessary to replace some of the public housing 
units elsewhere in the City. 

The retention of existing public housing in the 
Braddock East area will be contingent upon: 

constraints on the overall density and 
height on each individual site; 
open space, parking and urban design 
requirements; 
the market conditions that prevail at 
the time of redevelopment; 
the public funding available at the time 
of redevelopment ; and 
the availability of secured sites 
elsewhere in the City to accommodate 
the replacement units. 

This has been demonstrated by both the 
Chatharn Square and James Bland 
redevelopments. Approximately one-third to 
one-half of the existing public housing units on 
these sites were/are to be relocated off-sited. 
This is due to constraints on the development 
of these sites, such as the need for open space, 
the limitation on heights and the need for 
compatibi!ity with adjacent neighborhoods, as 
well as the available funding and market 
conditions, which are different in each case. 



Similarly, as redevelopment opportunities are 
presented for Samuel Madden and Andrew 
Adkins, the needs and wishes of public housing 
residents in these complexes may be in part 
met by off-site locations better situated for 
families than between streets carrying Route 1 
traffic and high-density uses next to the metro 
station. 

In summary, it is likely that the densities needed 
to replace all of the public housing on-site in 
Braddock East, while adding enough market 
rate units to make the development feasible, 
may not be viable. Consequently, it may be 
necessary to replace of some of the existing 
public housing units in Braddock East at other 
locations in the City. Based on the experience 
of the similar redevelopments in Alexandria 
referred to above, this may be somewhere in 
the region of one-third to one-half. In order to 
responsibly plan for this possibility, the City and 
ARHA should work together to identify and 
secure replacement sites to anticipate this 
potential requirement for replacement public 
housing units. 

As it is likely to  be a number of years before the 
Samuel Madden and Andrew Adkins sites 
redevelop, it is  not possible or practical to 
identify these sites now. For the same reason, 
basing any recommendation regarding unit 
mix/unit retention on current market conditions 
and current funding expectations would be 
unreliable 

Accordingly, despite the desires of some 
members of the community, this Plan does not 
make a specific recommendation regarding the 
number of public housing units that will be 
relocated out of the Braddock East 
neighborhood. The Braddock East Master Plan 
seeks to identify the appropriate strategy for 
ensuring that adequate and appropriate 
replacement housing sites are available when 
they are required to meet the needs of any 
future redevelopment. 

The redevelopment plans for Chatham Square (above) 
and lames Bland (below) in Alexandria resulted in 
between oncthird to one-half of the existing public 
housing units being relocated elsewhere in the City. 



As part of the BMNP recommendations, 
developers are expected to contribute to the 
City's Affordable Housing Trust Fund. The 
outstanding pledges for the Braddock area are: 

The Madison $777,000 
Braddock Gateway (Jaguar) $S,m,M#] 
621 North Payne Street $748,000 
Total $6,525,000 

In order to support the objective of securing 
opportunities for replacement public housing, 
this Plan recommends that 50% of the available 
Affordable Housing Trust Funds generated from 
future development in the Braddock area be 
reserved for off-site replacement of public 
housing from the Braddock East area until any 
replacement housing needs are met. 

All contributions are payable on receipt of the 
first Certificate of Occupancy. (The developers 
of the jaguar site have agreed to consider an 
advance payment when the first phase of 
financing for the project is received.) Given the 
current economic climate, it may be some time 
before these contributions to the Affordable 
Housing Trust fund are received by the City. 
Based on current build-out projections for the 
Madison and Payne Street projects, some 
funding is likely to be available within a 3-5 year 
period. 



Section 8 

CDD Guidelines 
To achieve the goals described in this Plan i t  is 
recommended that the James Bland (and Bland 
Addition, Samuel Madden (uptown) and 
Andrew Adkins properties be designated as 
individual Coordinated Development Districts. 
Development of the public housing sites will be 
guided by an Urban Design Concept Plan and by 
the following CDD guidelines. 

James Bland and James Bland 
Addition 

CDD bounda~y for James Bland and James Bland Addition 

Land Uses 
The allowable land use within the CDD is 
residential (and related accessory uses). The 
residential use should provide a range of 
housing including market-rate and public, and 
affordable/ workforce units when feasible. 
Retail uses will also be permissible along Patrick 
Street. 

Height 
Maximum height ranges are shown in Section 7 
of this Plan. The final building heights will be 
further evaluated through the DSUP process. In 
order to facilitate walkable streets and improve 
transition with adjacent residential buildings, a 
building 'shoulder' (an upper-level setback of 
the building fagade) will be required where 
appropriate. 

Density 
Maximum density shall be: 

0.75 FAR 
1.75 FAR with SUP approval. 

Building Design 
Development shall be consistent with the 
design principles articulated in the 
Development Framework in Section 7 of this 
Plan, which in turn refers to the Urban Design 
Guidelines of the Braddock Metro 
Neighborhood Plan (Appendix C). 
Development shall also adhere to the historic 
district guidelines as they relate to Parker-Gray. 

Open Space 
Publicly accessible, ground level open space will 
be provided on each block to meet the needs of 
residents (especially children) in the new 
development. There should be 'one centralized 
and consolidated public open space. 

Street Grid 
The CDD shall retain its current network of 
streets. Where practical, a central alley pattern 
should be reintroduced to  provide access to 
parking. 



Pedestrian Connections Samuel Madden Uptown 
The CDD shall enhance the pedestrian 
experience for residents, employees, and 
visitors to the neighborhood with appropriate 
streetscape, sidewalks, lighting, and 
intersection amenities. Alfred Street is 
identified as a "walking street" and is to be 
enhanced with wider sidewalks, deeper and 
varied front yards, and the inclusion of front 
porches in building designs and/or active retail 
uses at ground level along Patrick Street. 

Parking 
For all building types, other than townhomes, 
all parking shall be located below grade. For 
townhomes, access to parking/garages shall be 
from an internal alley or street. Surface parking 
lots for 10 or more spaces are prohibited. 
Parking shall be provided in accordance with 
the parking standards in Section 7 of this Plan. 

Transportation 
CDD property owners shall participate in a 
district-wide Transportation Management Plan 
(TMP) to include all future developments in the 
Braddock East Planning Area and the Braddock 
Metro Neighborhood, as established in the 
Braddock Metro Neighborhood Plan. 

CDD boundary for Samuel Madden 

Land Uses 
Allowable uses within the CDD include 
residential (and related accessory uses), retail 

Management 
and office. The residential use should provide a 

The new development will provide high quality 
range of housing including market-rate and 

and experienced management of facilities and 
public, and affordable/workforce units when 

grounds, with homeowner and tenant 
feasible. Ground floor retailspace that is  

associations that are attentive and sensitive to 
primarily neighborhood-serving and pedestrian- 

the needs of all its residents. 
friendly shall be provided at street level. Retail 
uses may include a grocery store. The locations 

A community association or similar group, 
of retail uses shall be consistent with the 

including property-owners and ARHA residents 
Development Framework Plan within this Plan. 

should be established to ensure that public 
housing residents have a voice in the new 
community. 

Height 
Maximum height ranges are shown in Section 7 
of this Plan. The final building heights will be 
further evaluated through the DSUP process. In 
order to facilitate walkable streets and improve 
transition with adjacent residential buildings, a 
building 'shoulder' (an upper-level setback of 



the building fasade) will be required where 
appropriate. 

Density 
Maximum density shall be: 

0.75 FAR 
a 2.0 FAR with SUP approval. 

Building Design 
Development shall be consistent with the 
design principles articulated in the 
Development Framework in Section ? of this 
Plan, which in turn refers to the Urban Design 
Guidelines of the Braddock Metro 
Neighborhood Plan (Appendix C). Development 
shaH also adhere to the historic district 
guidelines as they relate to  Parker-Gray. The 
northern portion of any future building should 
accentuate this site's gateway location with a 
memorable building form, shape and/or 
materials. 

Open Space 
Publicly accessible, ground level open space will 
be provided to meet the needs of residents 
(especially children) in the new development. If 
a grocery store is proposed, a portion of the 
open space requirement may be provided on 
the roof of the grocery store (or other large 
single use) if planted with a vegetated (green) 
roof and if  overlooked by residential. An open 
space/focal point should be provided at the 
site's northern apex, to complement its 
gateway location and the character of the 
neighborhood. 

Street Grid 
The CDD shall retain its current network of 
streets. Where practical, a central alley pattern 
should be reintroduced to provide access to 
parking and loading. Commercial loading (and 
trash pickup) for retail uses should occur in an 
alley. 

streetscape, sidewalks, lighting, and 
intersection amenities. Madison Street is 
identified as a "walking street" to be enhanced 
with wider sidewalks, deeper and varied front 
yards, the inclusion of  front porches, batconies 
and/or lobby entrances in building designs 
and/or active retail or restaurant uses at ground 
level. 

Parking 
For all building types other than town homes, 
all parking shall be located below grade. For 
townhomes, access to parking/garages shall be 
from an internal alley or street. Surface parking 
lots for 10 or more spaces are prohibited. 
Parking shall be provided in accordance with 
the parking standards in Section 7 of this Plan. 

Transportation 
CDD property owners shall participate in a 
district-wide Transportation Management Plan 
(TMP) to include all future developments in the 
Braddock East Planning Area and the Braddock 
Metro Neighborhood, as established in the 
Braddock Metro Neighborhood Plan 

Management 
The new development will provide high quality 
and experienced management of facilities and 
grounds, with homeowner and tenant 
associations that are attentive and sensitive to 
the needs of all its residents. 

A community association or similar group, 
including property-owners and ARHA residents 
should be established to ensure that public 
housing residents have a voice in the new 
community. 

Pedestrian Connections 
The CDD shall enhance the pedestrian 
experience for residents, employees, and 
visitors to the neighborhood with appropriate 



Andrew Ad kins 

CDD boundary for Andrew Adkins 

Land Uses 
Allowable uses within the CDD include 
residential (and related accessory uses), retail 
and office. A hotel is an allowable for the 
western end of the block fronting West Street. 
The residential use should provide a range of 
housing including market-rate and public, and 
affordable/workforce units when feasible. 
Ground floor retail space that is primarily 
neighborhood-serving and pedestrian-friendly 
shall be provided at street level along West 
Street and Madison Street. The locations of 
retail uses shall be consistent with the 
Development Framework Plan within this Plan. 

Height 
Maximum height ranges are shown in Section 7 
of this Plan. The final building heights will be 
further evaluated through the DSUP process. In 
order to facilitate walkable streets and improve 
transition with adjacent residential buildings, a 
building 'shoulder' (an upper-level setback of 
the building faqade) will be required where 
appropriate. 

Density 
Maximum density shall be: 

0.75 FAR 
8 2.5 FAR with SUP approval. 

Building Design 
Development shall be consistent with the 
design principles articulated in the 
Development Framework in Section 7 of this 
Plan, which in turn refers to the Urban Design 
Guidelines of the Braddock Metro 
Neighborhood Pian (Appendix C). 

Open Space 
Publicly accessible, ground level open space will 
be provided on each block to meet the needs of 
residents (especially children) in the new 
development. 

Street Grid 
The extension of Payne Street through the block 
to reconnect the street grid and to improve 
access is an objective of this CDD. If extended, 
Payne Street must include sidewalks, lighting, 
street trees, and other streetscape 
improvements. Where practical, a central alley 
pattern should be reintroduced to provide 
access to parking and loading. Commercial 
loading (and trash pickup) for retail uses should 
occur in an alley. 

Pedestrian Connections 
The CDD shall enhance the pedestrian 
experience for residents, employees, and 
visitors to the neighborhood with appropriate 
streetscape, sidewalks, lighting, and 
intersection amenities. Madison Street is 
identified as a "walking street" to be enhanced 
with wider sidewalks, deeper and varied front 
yards, the inclusion of front porches, balconies 
and/or lobby entrances in building designs 
and/or active retail or restaurant uses at ground 
level. 

Parking 
For all building types other than town homes, 



all parking shall be located below grade. For 
townhomes, access to parking/garages shall be 
from an internal alley or street. Surface parking 
lots for 10 or more spaces are prohibited. 
Parking shall be provided in accordance with 
the parking standards in Section 7 of this Plan. 

Transportation 
CDD property owners shall participate in a 
district-wide Transportation Management Plan 
(TMP) to include all future developments in the 
Braddock East Planning Area and the Braddock 
Metro Neighborhood, as established in the 
Braddock Metro Neighborhood Plan. 

Management 
The new development will provide high quality 
and experienced management of facilities and 
grounds, with homeowner and tenant 
associations that are attentive and sensitive to 
the needs of all its residents. 

A community association or similar group, 
including property-owners and ARHA residents 
should be established to ensure that public 
housing residents have a voice in the new 
community. 
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Section 10 

Recommendations 

The primary goal of the Braddock East Master The following recommendations set out the 
Plan is to encourage and guide future framework for achieving this goal: 
redevelopment of the public housing sites in 
the Braddock East area into diverse mixed- Recommendation 1: Redevelopment of public 

income, mixed-use, urban communities. housing should recognize the diversity of the 
population. Such considerations are: 

A variety of housing size and types that 
meets a wide range of needs and 
aspirations. 
A range of accessible active and passive 
open space that meets the needs of the 
community, especially young children, and 
complements existing and proposed 
facilities in the neighborhood. 
Access to supportive social services that 
encourage and increase the financial 
independence of public housing residents. 
Easily accessible locations for community 
interaction, job training and other social 
programs. 
Retail development that serves the needs of 
the community. 
High quality and experienced management 
of facilities and grounds, with homeowner 
and tenant associations that are attentive 
and sensitive t o  the needs of all its 
residents. 
A community association or similar group 
that includes including residents of market; 
rate and public housing, to ensure that 
public housing residents have a voice in the 
new community. 

Recommendation 2:  The City and ARHA should 
work together to ensure that the process of 
creating new mixed-income housing addresses 
the following criteria: 



Priority to residents wishing to remain in 
their community. 
Proximity to comparable transit, services, 
jobs, amenities, quality schools. 
Maintain a critical mass at each 
development to create a sense of 
community for public housing residents and 
ensure feasibility for efficient management 
and provision of supportive services. 
Ensure public housing units are integrated 
into the community. 
New housing sites must meet HUD's 
approval requirements. 
Consider impacts on overall neighborhood's 
income mix, urban design character, 
amenities, etc. 
Ensure appropriate timing and phasing to 
coincide with the phasing of the proposed 
public housing redevelopment. 
Minimize multiple moves for families and 
households through effective phasing of 
redevelopment. ' 
Minimize moves that will result in children 
changing schools during the school year. 
Human and social services will be needed to 
support public housing residents in moving 
from an exclusivety low-income to a mixed- 
income environment. 

Recommendation 3: The ARHA Strategic Plan 
should consider ways to enhance ARHA's ability 
to provide human and social services to its 
residents and providing preparedness training 
for returning residents to the new mixed- 
income communities. 

Recommendation 4: To achieve the urban 
design goals set out in this Plan, the ARHA- 
owned properties of James Bland (and Bland 
Addition), Samuel Madden Uptown and Andrew 
Adkins (including the adjacent privately owned 
single-family properties) will be designated as 
individual Coordinated Development Districts 
and be subject to the CDD guidelines set out in 
Chapter 8 of this Plan. 

Recommendation 5: All new development in 
the plan area will: 

Provide appropriate transitions in scale 
and massing that respect neighboring 
residential properties; 

a Include architectural variety reflecting 
neighborhood tradition; 

a Create green edges along streets; 
o Contribute to walkable streets; and 

Incorporate underground parking. 

Recommendation 6: The following 
recommendations are made with regard to the 
appropriate land uses for each site within the 
Braddock East Mater Plan Boundary: 

a Recommendation 6A: All sites should 
include a mix of public housing and market- 
rate housing, and affordable and/or 
workforce housing where possible. 

Recommendation 6B: Neighborhood- 
serving retail is recommended for the 
ground floor of the Samuel Madden blocks, 
to compliment existing and proposed retail, 
with the possible inclusion of a grocery 
store in these blocks. 

a Recommendation 6C: Neighborhood- 
serving retail is recommended for the 
ground floor of the Andrew Adkins block 
along Madison Street. 

a Recommendation 6D: The western half of 
Adkins and/or the northern Samuel 
Madden block has potential for office uses, 
to help to balance the overall mix of uses 
within the plan area. 

a Recommendation 6E: A hotel/office use 
with ground floor retail is recommended for 
that part of the Adkins block that is 
currently occupied by the single-family 
properties between Adkins and West 
Street. 



Recommendation 7: A variety of open spaces 
should be provided to meet the needs of the 
residents of the new mixed-income 
communities. These open spaces should 
complement the programmed activities at the 
new Charles Houston Recreation Center. 

Recommendation 8: The exterior facades of 
public and/or affordable housing in the new 
development should be designed to be 
indistinguishable from the market rate housing. 

Recommendation 9: The public housing units 
should be integrated throughout the new 
development, and not concentrated in any one 
location. 

Recommendation 10: The following 
recommendations relate to the design goals for 
the James Bland site: 

Recommendation 10A: A shoulder of 30-40 
feet is recommended along First Street and 
Columbus Street, rising to 40-50 feet 
toward the center of the site and up to 50 
feet along Patrick Street. 

Recommendation 103: Open space should 
be located on each block and there should 
be a minimum of one centralized and 
consolidated public open space. 

Recommendation 10C: Alfred Street should 
be added to the list of "walking streets" 
established in the BMNP, where priority is  
given to the pedestrian. 

Recommendation 11: The following 
recommendations relate to the design goals for 
the Samuel Madden site: 

Recommendation 11A: An open 
space/focal point is recommended at the 
apex of Samuel Madden at First Street. This 
should be designed as an attractive 
entrance at thisgateway to the City and as 
a transition with the surrounding 
neighborhood. 

Recommendation 110: The northern 
portion of any future building should 
highlight this gateway location with a 
memorable form, shape and/or materials. 

Recommendation 11C: Building heights up 
to 60-70 feet are recommended for the 
northern block of Samuel Madden, with 30- 
40 foot shoulders. Particular attention 
should be given to the relationship with 
existing residential townhomes to the 
northeast. There should be variation in 
building height across the block to mitigate 
the massing effect of the new structure. 

Recommendation 11D: Building heights up 
to 50-60 feet are recommended for the 
southern block of Samuel Madden, with 40- 
50 foot shoulders. 

Recommendation 11E: Any retail edges 
along sidewalks should be transparent, 
include entrances, and otherwise 
contribute to the pedestrian realm. 

Recommendation 12: The following 
recommendations relate to the design goals for 
the Andrew Adkins site: 

Recommendation 12A: Building heights up 
to 70 feet with 30-foot shoulders are 
recommended along the "walking streets" 
of Wythe, West and Madison. There should 
be variation in building height across the 
block to mitigate the massing effect of the 
new structure and retain existing views 
where possible. 

Recommendation 123: The continuation of 
Payne Street axis through the Andrew 
Adkins site is recommended to reconnect 
the street grid and reflect the scale and 
character of the surrounding blocks. 

Recommendation 12C: Building heights of 
up to 50-70 feet with a 30-40 feet shoulder 



are recommended for the western half of 
Adkins. 

Recommendation 12D: Building heights of 
up to 40-50 feet with a 30-40 feet shoulder 
are recommended for the eastern half of 
the Adkins. 

Recommendation 13: The Ramsey Homes site 
should be rehabilitated as part of the overall 
redevelopment program for the area, with 
some potential for infill, or be redeveloped with 
townhomes or townhouse scale buildings. 

Recommendation 14: Any replacement housing 
units that may be needed in connection with 
the redevelopment of the public housing sites 
must be made available in accordance with 
Resolution 830 or any subsequent amendment. 

Recommendation 15: Fifty percent (50%) of the 
Affordable Housing Trust Funds generated from 
future development in the Braddock Metro 
area, including the Madison, Payne Street and 
Jaguar, should be reserved for replacement 
housing needs in the event it becomes 
necessary to secure replacement public housing 
to support the redevelopment of the Braddock 
East sites. 



Appendix A 

BRADDOCK METRO 
NEIGHBORHOOD PLAN 

The Braddock Metro Neighborhood Plan 
(BMNP) was adopted by City Council on March 
15,2008. It includes the area covered by the 
Braddock East Plan, except for the northern two 
blocks of James Bland, which lie within the 
boundary of the North East Small Area Plan. 

The BMNP sets out a series of 
recommendations based on seven guiding 
principles. The principles are: 

Principle 1: Create a sense of place/ 
neighborhood identity, vitality and diversity. 
Principle 2: Provide walkable neighborhoods 
that are also secure and feel saFe. 
Principle 3: Establish a variety of community 
serving, usable open spaces. 
Principle 4: Encourage community-serving retail 
and services. 

Principle 5: Promote mixed-income housing and 
follow an inclusive process to deconcentrate 
public housing. 
Principle 6: Manage multi-modal 
transportation, parking and road infrastructure. 
Principle 7: Achieve varying and transitional 
heights and scales. 

These principles form the basis for the 
framework and recommendations of the BMNP. 
The Braddock East Master Plan is an 
amendment to  the BMNP intended primarily to 
expand upon the fifth principle; to promote 
mixed-income housing through the 
redevelopment of the existing public housing 
sites that form the Braddock East planning area. 



Appendix 8 

Braddock East Advisory Group 

The City and ARHA began an intensive, nine- 
month community planning process in February 
2008 that resulted in this Plan. The Mayor and 
City Council appointed a twelve person 
Braddock East Advisory Group to represent the 
diverse interests in the Braddock East area. The 
group comprises: 

A commissioner from the Alexandria 
Redevelopment and Housing Authority; 
A resident of public housing; 
A public housing advocate; 
Two members of civic associations - 
NorthEast Citizen's Association and 
Inner City Civic Association; 
A resident of the Braddock East area; 
A person knowledgeable about the 
history of the Parker Gray community; 
A member of the development 
community who has experience with 
affordable housing and workforce 
housing development; 
A member of the Planning Commission; 
and 
Three at large-members with diverse 
backgrounds and other relevant 
experiences. 

The mission of the Braddock East Advisory 
Group is to: 

Identify and evaluate issues, challenges 
and opportunities for the future of the 
public housing in this area; 
Bring community values, knowledge 
and ideas into the process of creating a 
plan for the area that takes advantage 
of opportunities to improve the area in 
ways that provide lasting benefit to the 
local community and the City as a 
whole; and 

a Keep the public informed about the 
dwelopment of the plan by reporting 
back to the community, and reporting 
their findings and recommendations to 
the Planning Commission and City 
Council. 



The Advisory Group met monthly from February 
through October (excluding August), for a total 
of eight meetings. All the meetings were open 
to the public and were attended by 
neighborhood citizens and other concerned 
Alexandrians. This process developed a 
community-wide dialogue addressing the future 
of public housing and the transition to mixed- 
income housing developments. 

These and more topics provided information to 
the Advisory Group as they weighed and 
balanced competing concerns and worked to 
create the vision that this Plan articulates. 

Creating a community vision involved many 
lively and important discussions among the 
Advisory Group and community members, all of 
whom brought diverse points of view to the 
process. 

Topics covered at the various Advisory Group 
meetings included: 

Overview of the BMNP 
recommendations and design criteria. 
Overview of the Braddock East planning 
process. 
Demographics and characteristics of 
Braddock East population. 
The key components of successful 
mixed-income communities. 
Lessons learned from a tour of mixed- 
income housing. 
Programming of the Charles Houston 
Recreation Center. 
Development financing for public 
housing redevelopment. 
Planning criteria for replacement public 
housing. 
Urban design goals and considerations. 
Height, mass and land use options for 
potential new development. 
The need for supportive social services. 

The Advisory Group and other interested 
members of the community went on a bus tour 
of mixed-income housing projects in Alexandria 
and Washington DC. This was an informative 
exercise as it developed an appreciation of how 
successful public housing units could be 
physically, visually and socially integrated with 
market-rate housing. 





Engaging the Public Housing 

Community 

Specific efforts were made to engage the public 
housing residents in the overall planning 
process. In the fall of 2007, ARHA held a 
number of meetings with the residents of the 
James Bland development in connection with 
the Hope VI application for the redevelopment 
of that site. A further meeting was held with 
the residents in April 2008 to provide more 
detailed information about the proposed 
redevelopment of the site and to  solicit 
feedback from the residents. 

A series of focus groups was convened with 
residents of the other public housing 
developments (Madden, Adkins and Ramsey) in 
April 2008. These were directed at providing a 
general overview of the Braddock East process 
and to  gain an understanding of the public 
housing residents' feelings about their 
community and the future of the neighborhood. 

In July 2008, a community barbecue was held 
for ARHA residents with the hope of engaging a 
greater number of public housing residents in 
the planning process. This was well attended 
and provided an opportunity to provide further 
information to the community about the James 
Bland proposal and to develop stronger 
relationships with the ARHA residents. 



housing residents. The consultant's work 
included one-on-one meetings with public 
housing residents to encourage them to attend 
the Advisory Group meetings, community 
charrette and barbecue; facilitating a meeting 
between residents of Andrew Adkins and the 
adjacent Braddock Lofts condo community to 
initiate a beautification partnership for their 
immediate neighborhood; and instigating 
greater involvement from the Alexandria 
Residents Council (ARC), ARHA's tenant council. 

The City also produced a series of newsletters 
directed specifically to public housing residents, 
who may not have internet access, to keep 
them informed of the process and to encourage 
their involvement in meetings and events. The 
newsletters were mailed and hand delivered to 
the public housing residents. 

The City also worked closely with a number of 
public housing residents, Advisory Group 
members and the James Bland Family Resource 
and Learning center to deliver flyers and 
generally "spread the word" about upcoming 
meetings. 

Engaging the Wider Community 

All Advisory Group and community meetings 
were advertised on the City Web site and the 
materials from each meeting were posted on 
the web site. Prior to each meeting a news 
bulletin (ENews) was issued, subscription to 
which is free on the City web site. 

In addition, through the James Bland 
redevelopment application process, a 
community open house was held in April to 
discuss the James Bland proposals. Throughout 
the process City Staff, EYA and ARHA met with 
individual civic associations and resident groups 
to discuss the proposed redevelopment site 
plan for James Bland specifically. The principal 
concerns of these residents related to increased 

density, height and traffic congestion, a lack of 
open space and parking, and some in the 
community wish to see more public housing 
units relocated to other parts in the City. 

A Design Charrette was held in June 2008 that 
involved members of the Advisory Group, and 
representatives from the public housing, the 
wider community, ARHA and other interested 
persons. This involved a block building exercise 
to establish the urban design parameters and 
amenities that the groups considered would be 
desirable and acceptable for the three public 
housing sites of Adkins, Madden and Ramsey. 
Bland was not included in this exercise as it is 
the subject of a specific development proposal. 
[Refer to page 24 for details of the lames Bland 
proposals]. 



The purpose of the charrette was to establish 
the scale of new development that would be 
appropriate for this neighborhood. Participants 
confirmed that the height of any new building 
should be sensitive to the scale of adjacent 
development. It was suggested that new 
buildings should be generally no more than 
one-story higher than adjacent buildings (with 
greater height permissible further away). New 
buildings should also incorporate shoulders 
along sensitive edges, to transition taller 
buildings to smaller context and to create 
consistent facade heights along street edges. Participants working in small groups tested 

different arrangements and heights of building 
blocks on scale models that included context 
buildings for reference. Representations of 
open space and retail uses were also 
incorporated. The formula derived from the 
financial analysis (page 35)) for the number of 
market-rate units required to pay for the 
redevelopment of public housing units, was the 
foundation of the exercise. Based on the need 
to replace the existing 171 units on the three 
public housing sites, the starting point for the 
exercise was to try to accommodate about 500 
units on the three sites, as this would enable all 
of the public housing units to be replaced on 
site. 



Appendix C 

Introduction 
Exemplary urban design is fundamentally 
important to the success of the Plan nnd ensures 
that new development is compatible in this 
historic area. High quality urban design should 
pervade the entire public realm-streets, parks, 
plazas, transit facilities, as well as the design of 
building facades, ground-level uses and their 
interchange with the street, landscape areas, and 

Quality pedestrian environments help to in a variety 
increase o community's sense of vitality. of ways: 

A safe, inviting pedestrian and bicycle network 
helps sustain an accessible community, which in 
turn offers many significant benefits: 

i;. Greater mobility, especially for 
thod with limited access to 
automobiles, especially due to the 
presence of significant transit 
resources-the Metro station and 
existing and planned bus service 

P Reduced auto use, which mitigates 
locally-generated traffic, pollution 
and energy use impacts 

P Public health benefits from 
increased everyday exercise 

k Greater presence of pedestrians on 
streets, which increases public 

safety, opportunities for informal 
interaction among residents, sense 
of vitality, and opportunities for 
pedestrian-oriented retail. 

Well-designed urban landscapes reinforce 
sense of place and identity through several 
means. They: 

> introduce consistent themes and 
special landmarks that make an 
impression on resident and visitor 
alike; 

> can highlight the Parker-Gray 
Historic District and other unique 
aspects of local culture; and 

9 extend the high level of urban 
design for which Alexandria is 
already well known for in 
neighborhoods like Old Town. 

Neighborhoods llke OM Town and the area 
surrounding King Street are known for their high 
level of urban design. 

Well-designed public spaces provide a myriad 
of public benefits: 



k BeautiFul streets shaped by street trees, 
smaller-scale landscaping, and 
handsome buildings. As noted in the 
Alexandria Open Space Plan, streets 
the~nselves constitute a very significant 
form of open space, owing to the sheer 
area they cover, their composition as a 
network serving the whole city, and the 
significant plantings and recreational 
opporti~nities (including everyday 
walking and biking) they include. In Streetscape enhancements can add value to existing 
fact, the Open Space Plan specifically ground-floor retail atong Bmddock Rwd. 
defines Patrick, Henry and Wythe 
Streets as major thoroughfares that A high-quality public realm also benefits the 
should be enhanced to become more privately owned built realm by: 
pedestrian-friendly and attractive urban 
open spaces. P Protecting and increasing the value of 

existing properties; 

Qualify ~creutional resources promure community 

health, value and vitality. 

>;. Bike paths, parks and other 
recreational resources. 

> The necessary Framework for a balanced 
mix of well-located uses supporting 
neighborl~md life, including pedestrian- 
and neighborhood-oriented retail, and a 
variety of housing types. 

P Reduced cnergy use, pollution 
generation and heat gain, and other 
environmental benefits, particularly it1 

comparison to communities with less 
landscaping and higher traffic 
generation. 

O Adding value to new development, 
thereby providing incentive for high- 
quality new development where it 
supports community goals; and 

> Preserving valuable views and daylight 
access through regulation of building 
form. 

Perhaps most important, a high-quality public 
realm is the expressed desire and will of the 
community. 

seating, and 

landscaping afl 
contribute to a high- 

quality pubik reatm. 



The following design guidelines, applied to the 
entire plan area, aim to provide more specific 
direction on a number of issues already 
introduced in this document in terms that are 
more general. 

A. Public Street Network 

3.. Street Character Types 
Streets within the ~lanning area should exaress a 

At: Principal walking streets. These include 
four streets- West, Fayette, Madison and 
Wythe-designated as priority pedestrian routes 
deserving special attention to pedestrian 
accessibility. These streets also present 
important public faces both to local residents 
and to others passing through the area to and 
from the Metro and other destinations. 
Accordingly, land use selection and quality of 
architecture and urban design are subject to high 
standards in these guidelines to ensure quality 
and distinction of character. 

A2: Principal gateway streets. These include 
streets with the most significant vehicular (as 

u 

public realm character that falls within one of a 
limited number of defined street character types, 
as illustrated in the accompanying diagram. 
Traffic volume is just one of several factors used 
in cIassifying street character; building scale, 
extent of pedestrian facilities and volume, 
prevalent land uses and other factors also help 
define character. Defined character types consist 
of: 

well as pedestrian) connections to surrounding 
areas of Alexandria and the region. Patrick and 
1-lenry Streets (U.S. I )  are the most prominent 
among these, but Braddock Road, Queen and 
Cameron Streets also fall into this category as 
principal public faces of the planning area to 
passers-by. As with A 1 streets, land use 
selection and quality of architecture and urban 
design are subject to high standards in these 
guidelines to ensure quality and distinction of 
character. 

B: Typical residential streets. These include 
the majority of streets other than types A I and 

Route 1 is cr principal gatewoy street in the Braddock 
Metro neighborhood. 



A2. 'Their character is predominantly associated 
with residential development, although 
institutional and retail uses may occur in specific 
places. These also include the majority of streets 
within the Parker-Gray Historic District, and 
thus collectively shoilld play an important role in 
reinforcing the presence of the district. Type B 
streets are subject to a somewhat looser set of 
guidelines than Al and A2 streets in recognition 
of the practical and urban design value of greater 
architectural diversity and individual initiative 
by property owners on streets with less 
individual prominence. 

Omnoco Street is a typical residential street. 

C: Service streets. These streets, few in 
number, primarily serve vehicular traffic needs 
and have more limited standards for building 
frontage and pedestrian accommodation. They 
include the drive between First Street and the 
Metro station, and the proposed service street 
between Fayette and Henry Streets aliglled with 
or offset From Montgomery Street. 

This dnbe between First Street and the Metro Station 
primarily server vehicular traffic needs. 

2. Identity 
The design of public realm elements sl~ould 
reinforce place identity of the overall planning 
area and its sub-districts. 

Hierarchy. Devise a hierarchy of identity that 
defines the overall planning area foremost, as 
well as subsidiary districts, corridors, and 
activity centers, most importantly the Parker- 
Gray Historic District. Identifying elements may 
include signage, banners, street furniture, tree 
species and placement pattern, building form 
and/or other consistent elements that offer 
opportunity for customization. 

Highquaflty wayfinding signage at  pedestrian scale is as 
important to pedestrians as road signage is to drivers. 

Gateways. Landmark gateway elements offer 
special opportunities to define identity at a 
variety of levels. Gateway markers could take a 
variety of forms, from prominent buildings, to 
stone pillars, to more subtle changes in 
landscape such as change in street tree species or 
sidewalk paving. (See Retail, Views and 
Gateways diagram in Chapter 6) 

Public art, including publicly accessible art 
in private development, adds visual and 
cultural interest to the public realm, offering 
opportunities for community members to 
express individual and collective identity 
and help shape their own environment. 
Many everyday items along sidewalks, in parks 
and other public areas-from pavers and fences 
to bus shelters and pedestrian bridges--offer 
possibilities for collaboration with artists. Public 
art cannot substitute for active ground-floor 



building uses that engage pedestrians, but it can In addition to the planned pubIic art at the new 
serve as an important supplement. (See Open Charles Houston Recreation Center, the plan 
Space Framework diagram in Chapter 5) designates six Iocations that wi[l bring the 

community together and help contribute to the 

Many ubiquitous elements of streetscape present good 

opportunities to incorporate pub& ah  

Sculptures, fountains and other public art 
and publicly accessible art in private 
development are important elements in the 
public realm, providing neighborhood focal 
points and objects of interest, places to meet 
and gather, and accessibility to art that some 
people might not otherwise have. The plan- 
ning process took a comprehensive look at this 
important civic element to determine where art 
could best serve the neighborhood--celebrating 
its rich history and creating a sense of place in a 
coordinated manner. 

vibrant place envisioned by the plan and the 
community. Public art or publicly accessible art 
in these six key locations will provide a strong 
visual impact, and strengthen and create new 
gathering places in the neighborhood with the 
redevelopment of each location. 

The Plan recommends incorporating art in the 
neigl~borhood in the following ways: 

(a) Preferred art locations include the 
redeveloped Metro Station site, the 
Northern Gateway neighborhood, Metro 
East (the current Andrew Adkins site), 
the Post Office site if transformed into 
public open space, and Samuel Madden 
Uptown and the Queen Street Retail 
Corridor. 

(b) The blocks anticipated to redevelop 
shall make a monetary contribution to 
the City for the commissioning, design, 
and creation of each piece of art; or 
provide on-site art, as determined by the 
City as part of the review process. 

(c) The Plan strongly encourages creation 
of art that reflects the rich industrial, 
railroad, and African American history 
of the neighborhood, and that local 
artisans be commissioned to create 
public art. 



Because the exact placement of the art is 
undefined, the plan recommends that, consistent 
with established City policy, art installed on 
public land be reviewed and approved by the 
Commission for the Arts. For art that may be 
installed on privately owned but publicly 
accessible land, the plan recommends that the 
community, developer, and City work together 
to identify the location and type of art to be 
installed. This approach has been successfully 
implemented in recent installations of publicly 
accessible art in private developnlent projects. 

3. Sidewalks 
Protect pedestrians from traffic. Provide at 

least a planting strip or tree wells (except along 
retail frontage or other active ground-level uses 
where planted areas should be discontinuous or 
omitted) md  on-street parking wherever 
possible. In planting strips or tree wells, include 
street trees where width allows; in other areas, 
particularly along streets with higher traffic 
levels, planting strips should be 4-to 6-feet wide 
or greater. Low-height planting materials can be 
utilized in areas with overhead utilities. 

Make street crossings prominent, safe and 
convenient. Good crosswalks are highly visible 
to drivers, make accessible co~lnections to 
sidewalks, have convenient signals where they 
occur, and provide median refuges where 
possible at especially broad streets. Many area 
crossings lack one or more of these basics. At 
the Metro Station site, explore installation of 
masonry pavers or similar enhanced surface 
materials and added width. 

(1) Distinguish crosswalk from adjacent 
traffic paving. 

(2) At signaled intersections, provide 
pedestrian signals that display a numeric 
countdown of crossing time remaining 
and have audible indications of phase. 

Countdown cnwing signals ulert pedestriuns to  the 
remining scrfe crossing time more effectively thon simple 
pcrJhing signols. 

(3) Make each crosswalk at least as wide as 
the widest sidewalk approaching it. 
Provide accessible curb cuts linking 
crosswalks to sidewalks. 

(4) At intersections where crosswalks span 
more than four traffic lanes--the key 
instances occur on Henry Street north of 
First Street-provide if possible a 
median refuge at least 6 feet wide to the 
extent possible for pedestrians. 

Keep curb radii as tight as possible at street 
corners, preferably 15 feet where curbside 
parking occurs (with no bulb-out), and 25 feet 
where curbside parking does not occur and 
where bulb-outs do occur. 

Provide adequate width. All sidewalk areas 
for new development shall be a minimum of 14 
feet from the curb to the face of the building. 
Where retail or other active uses are provided, 
wider sidewalks, (16 to 20 feet) are required, 



Crossings at the targeted intersections identified obove are priority locationsfor enhancements. 



Provide generous entrance ond visual ocrass between sidewlks 
and gmund-floor uses to make wulklng more interesting and 
safe. 

occupying a portion of the development parcel if 
necessary. A portion of the ICfeet may be 
landscaped for residential uses if compatible 
with the character of the street, but maintain a 6- 
to 8-foot minimum sidewalk width in these 
areas. All sidewalk and planter bed edges shall 
be flush with grade. 

Special Paving. Paving should maintain 
smooth surfaces, with level changes not 
exceeding %-inch. This standard facilitates 
ease and safety of access by people in 
wheelchairs, by people with other mobility 
constraints or using child strollers, and by those 
on foot. Maint-dining this standard with bricks 
requires care in installation and maintenance. All 
brick sidewalks shall be embedded in.a concrete 
base. Special accent paving is permitted at all 
building entrances. More specific 
requirements per street character type: 

(1) Fayette and Wythe streets should have 
exclusively city-standard brick with a 
running bond paving pattern. 

(2) Other Type A1 and A2 streets should 
have hlly concrete sidewalks with 
visual accents such as score lines. 
Sidewalks must conform to concrete and 
other City of Alexandria standards, and 
include "lamp black" color additive. 

(3) Fully concrete sidewalks are acceptable 
on type B and C streets and can be 
visually accented where desired with 
score lines andlor masonry pavers. 
Sidewalks must conform to concrete and 
other City of Alexandria standards, and 
include "lamp black" color additive. 

(4) Other sidewalk and crosswalk areas 
noted in the diagram on page 73 (West 
Street and Braddock Road at the Metro 
station; Patrick at Fayette; and Henry 
and Patrick at First, Madison and 
Wythe) indicate prominent areas of high 
pedestrian traffic that deserve special 
attention to pedestrian convenience, 
safety and investment in quality 
materials. In other areas, give priority to 
basic connectivity over special aesthetic 
treatments. 

Running Bond patiern 

4. Curb 
Minimizc the number of curb cuts dong 
streets with active sidewalks and higher 
levels of vehicular traffic. Locate curb cuts 
on type C streets or alleys whenever 
possible, and otherwise on type B streets to 
minimize their presence on type Al,  A2 and 
retail overlay streets. Where curb cuts do 
occur, sidewalk paving according to street 
character type shall be continuous, level and 
flush across the width of the curb cut. At 
locations with limited sight Lines between 
drivers and pedestrians, provide audible 
signals indicating approaching vehicles. 
Loading areas are limited to C streets and off- 
street locations. 



5. Trees and Landscaping 
A continuous street tree canopy shall be 
provided wherever possible (street type C and 
alleys excepted) to serve multiple goals, 
including aesthetic appeal, pedestrian- and 
street-level scale, reduced solar heat gain, more 
comfortable microclimate, privacy and buffering 
between traffic, pedestrians and occupied 
buildings, and reduced stormwater flows. 

Ensure a continuous rhythm of street trees 
lining both sides of the street, generally 25-30 
feet on center. 

to maximize stomwater infiltration, help trees 
thrive, and reduce stomwater flows. 

Where tree wells are provided, observe the 
following: 

Planting strips accommodate a variety of vegetation that 

he$sepom(e pedestrians from traffic, defiine the character of 

the ovemll st* enhance adjacent buiMings and open 
space, and u h w  natuml stormwater infiHmtion. 

Choose tree species that are native to the area, 
can tolerate drought, and contribute to street 
character. Consciously select species to 
reinforce general continuity of character along 
the length of streets, with contrasting species 
occurring along different streets andtor at special 
locations such as public parks, plazas and retail 
areas. 

Where possible, plant trees in earth planting 
strips that are as long and continuous as possible 

(1) Tree wells shall be a minimum of 4 
x 10 feet for new development. New 
development shall provide 
contiguous tree trenches to provide 
maximum soil area for roots to 
spread and for water and air to 
penetrate. Landscape may he 
provided in primarily residential 
areas where compatible with the 
existing character of the street. 
Provide irrigation (captured from 
stormwater instead of municipal 
supply wherever possible) to ensure 
adequate water to establish and 
maintain trees. 

(2) Tree wells shall be flush with the 
sidewalk pavement and shall be 
planted with groundcover. 
Appropriate groundcover selections 
are ivy, pachysandra, periwinkles, 



liriope, and mondo grass; seasonal 
color may be added. 

(3) Tree well plantinks shall be 
maintained by the adjoining 
property owner. 

(4) Tree wells shall include tree grates 
within the retail focus areas if 
required by the City. Desired type to 
be O.T. Series grate by Urban 
Associates, Snohomish, 
Washington, or equivalent, as 
approved by the City of Alexandria. 

6. Lighting 
Fixtures shall be single black Dominion 

Virginia Power colonial light fixtures with a 
standard black finish. 

Dominion Virginia Power 

colonial light fixtures 

All streetlights shall be 
placed to avoid conflict 
with street trees. 

Where located nest to 
residential uses, 
streetlights should include 
house-side shields as 
needed to prevent lighting 
from directly entering 
residential windows. 

Use of fixtures that 
generate their own power 
from solar or wind 
sources is encouraged. 

7. Street Furniture 
Development shall provide street and on-site 
furniture and amenities for public use. Street 
furniture may include benches, bicycle racks, 
trash receptacles, and other forms of art where 
appropriate. 

Hike 

(1) Benches located on public streets 
shall be the Timbertbrm Restoration 
Series manufactured by Columbia 
Cascade or similar as approved by 
the City of Alexandria. The exact 
bench type within the series may be 
selected by the property owner. 

(2) A minimum of two benches shall be 
provided in each block in 
appropriate locations based on the 
specific ground-floor use and the 
location of bus stops at~d public 
open space. 

(3) Bench seats shall be yellow cedar 
and the metal frames shall have a 
standard black, powder coat finish. 

racks 

(I) To encourage and 
facilitate biking as 
a means of 
transportation, 
bike racks shall be 
provided. 

(2) Bike racks should 
be placed in 
groups at 
convenient, safe, 
well-lit paved areas in the building 
or curb zone. 

(3) Bike racks shall also be provided in 
parking garages; and 

Benches 



(4) Desired style: consult 
Transportation and Environmental 
Services Department staff. 

Trash Receptacles 

(1) The trash 
receptacle to 
be used 
throughout 
the area is the 
Iron Site 
Bethesda 
Series 
Receptacle (model SD42) by 
Victor Stanley or equal as approved 
by the City of Alexandria. 

(2) Trash receptacles shall have a black, 
powder coat finish. 

(3) Trash receptacles shall be generally 
located near the curb. 

(4) One trash receptacle shall be located 
at each intersection. 

(5) Two additional trash receptacles 
shall be located mid-block on streets 
with retail Frontage. 

Bollards 

(1) Bollards may be used as traffic 
co~itrol and safetylprotection 
devices. 

(2) Decorative bollards shall be used in 
high-visibility areas, where bollards 
are required and approved during 
site review. 

(3) Desired style: Princeton Embedded 
(direct burial) Cast Iron Bollard by 
Spring City EIectrical 
Manufacturing Com~any, or - 
approved 
equivalent; 
finished in black 
to match 
streetlight poles. 
Simple bollards 
may be used in 
less visible 
areas, such as 
building walls at 
service and 
parking 
entrances that require protection 
from automobiles. Desired style: 
simple round concrete-filled metal 
post with a concrete cap, painted in 
one color to match the building 
architecture. 

8. Public infomation 
Providing information to the 
public conveys the following 
benefits: 

Assisting wayfinding 
within the neighborhood to 
Metro and other key des- 
tinations. Signage should be 
provided along the principal 
walking streets enabling 
pedestrians to navigate to 
and from the Braddock Road 
Metro station, Old Town, 
King Street Metro Station, 
Charles Houston Recreation 
Center and other important 
destinations without use of a 
map. Good wayfinding 
information encourages 
walking. promotes safety, 
and welcomes those unfa- 
miliar with the neighbor- 
hood. 

Pedestrian-smle signage 
should explain loml history 
and mark impomnt walking 
routes or sites in the 
neighborfiood. 



Reinforce identity as described above; tell 
stories of place-community history, 
culture, and values. Stories of place and 
identity reinforce the community's own 
sense of self and introduce it to newcomers. 
Because of the significant amount of social 
and physical change that has occurred and will 
occur in the Braddock Metro area, public 
historical information is especially needed to 
teach current and future generations about what 
is not apparent to the eye. 

Announce community events through formal 
postings (i.e., temporary banners) and 
accommodation of informal postings on kiosks. 
Prominent designated kiosks for temporary 
postings serve as sources of ongoing information 
about events in the community. This not only 
provides basic useful information, but also a 
spontaneous window into the community's 
vitality and identity. Kiosks also prevent posting 
of flyers in inappropriate places such as utility 
poles and trees. 

All wayfinding signage should be coordinated 
with the citywide way finding initiative that will 
help direct visitors to tourist attractions, Meho 
stations and other major destinations. 

B. Building Edge Conditions 

I Spatial Definition of S and Public 
spa- 
The fonns of individual buildings should work 
collectively to define streets, parks, and other 
open spaces as spaces clearly bounded on two or 
more sides. This approach enables each building 
to contribute its intrinsic form and use to help 
shape the form and use of the larger 
neighborhood. The edges of public streets and 
parks should be defined by creating a clearly 
visible alignment of facades from building to 
building within use zones (see Transitions 
section below for locations where a change in 
land use may cause a change it1 faqade 
orientation). 

tonsistent building edgesflonking the stmet, together with street 

trees of consistent height and/or planting pottern, help define 
the street as a three-dimensional public space. 

Orient primary faqade elements to be parallel 
to the street. 

* At least 75% of a building's faqade length 
should meet a consistent setback or build-to line 
shared with adjacent buildings. 

Landscaped areas may intervene between 
buildings, but relationships from one building to 
the next should remain apparent. 

Deesi rd styl: :cyi:ons euiydTymtlr piyody 
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Gateway sites and other locations of special 
prominence within the street network shall 
feature buildings andlor public art of high 
architectural quality celebrating their landmark 
presence. 

2. Scale and Proportion 
Create a human-scaled setting at street level 
through careful proportioning of architectural 
massing, bays and details. 

Define a walkable street scale with 
appropriate and consistent building heights. 
Buildings along principal walking sheets shall 
create a street edge at their lower floors that is 
tall enough to create an urban quality at ground 
level but not so tall as to make pedestrians feel 
that they are in a "canyon" substantially out of 
scale with typical context buildings and street 
trees. Greater heights, where allowed by zoning, 
are permitted for portions of buildings that are 

set back from this street edge a sufficient 
dimension and at sufficient height above ground 
that they are perceived as only a secondary street 
edge subsidiary to that created at ground and 
initial floors. At the same time, heights less than 
two to three stories are discouraged as providing 
too little spatial street definition and too little 
continuity with taller context buildings. The 
Braddock Metro planning process involved 
substantial public input on appropriate street 
edge heights that resulted in broad endorsement 
of the following more specific design criteria. 

(1) Building fapde planes at ground 
and any subsequent initial floors 
(referred to below as "street edge 
facades") along West, Fayette, 
Madison and Wythe streets shall not 
exceed three stories or 40 feet in 
height (exception: four stories or 50 
to 60 feet in height is acceptable 
along portions of Fayene and Henry 
Streets. See Building Height and 
Massing Diagram in Chapter 9 for 
specific locations). 

(2) At the same time, street edge 
faqades shall be at least 25 feet in 
height (one tall story plus parapet 
for a retail ground floor, or two 
stories for other uses) and are 
encouraged to measure at least half 
the width of the street (creating a 
street aspect ratio of at least 1 :2, 
height: width). 

(3) Greater heights, where allowed by 
zoning, are permitted for portions of 
buildings set back with a "shoulder" 
of approximately 12 feet from the 
street-edge faqade. The shoulder can 
occur no less than 25 feet above 
street level. For a typical 66-foot- 
wide street, this translates into an 
increase of at least 25% in the 
distance between upper faqades, as 
compared to the distance between 
street-edge facades (assuming 
maximum 15-foot setbacks of street 
edge facades). The upper floor 



setback offers several value- 
enhancing benefits beyond those for 
human scale at street level: 

(a) enhanced daylight access 
and sky sphere visibility to 
lower building floors and 
the ground plane; 

(b) more space for growth of 
street trees; and 

(c) potential for mof terraces at 
setback level that add to 
unit amenity and street 
character 

'The unbroken horizontal length of any fagade 
plane shall be minimized. Intervals of setback or 
projected faqade area may be used to permit 
longer building lengths. For larger projects and 
developments, consider composing facades as a 
series of smaller adjacent facades resetnbling 
separate buildings to reduce the perceived 
horizontal mass and scale. 

* Buildings shall incorporate elements of 
intermediate scale between human scale and that 
of the whole building. At minimum, this shall be 
accomplished through a "baselmiddleltop" 
compositionai strategy that defines at least three 
zones from base to top of the building fagade. 
Additional important intermediate-scale 
elements include bay windows extending 
through multiple floors, building wings, areas of 
consistent material, and other larger elements 
that are still subsidiary to the overall building 
form. Facades should include Ilorizontal lines of 
expression (such as string courses, cornices and 
window alignments) that correspond to the 
height of adjacent context buildings. 

Buildings shall incorporate elements 
responding to human scale. Traditionally 
these have included windows and doors and 
their associated bays; porches and stoops; fences 
along the sidewalk edge; and smaller faqade 
details such as window shutters, flower boxes 
and traditional brick, clapboard and shingle 
dimensions. 

A series of facades membling sepamte buildings heips 

reduce the perceived mass and scale of these building. 

* Building tops and other skyline elements that 
rise above context buildings deserve special 
attention as prominent elements in the pltblic 
realm. As the Braddock Metro neighborhood 
accommodates another period of growth and 
change, some of the new structures that make 
this level of development economically feasible 
will be higher than the fabric of the existing 
surroundings. This will mean the construction of 
new buildings that form part of the City skyline 
when seen from adjoining neighborhoods, or 
approaching the Braddock neighborhood on 
Metro or across the new Monroe Avenue 
Bridge. 

As these taller buildings take their place in the 
cityscape, their tops will begin to play an 
important role in redefining the character and 
scale of the area, both as seen fmm the streets 
immediately below, and as recognizable and 
memorable parts of the skyline as a whole. 
Building tops should be both designed as 
attractive landmarks with special forms and 
materials. and lit~lited in scale so as not to 



appear bulky compared to context scale nor to 
block views excessively. 

Buildhg elements that rire abow the context of 
surrounding buiMings should be treated as aitrwctiw 
landmarks. 

Special treatment of upper floors where a 
building meets the sky creates a sense of drama, 
helps to make a memorable place, aids in 
wayfinding, and conveys the message that the 
building was designed with care, keeping its 
relationship to its surroundings in mind. 'The 
Design Principles for the City of Alexandria 
require that new buildings be designed using the 
principles of base/middle/top; create scale 
transitions that are sensitive to the surrounding 
building fabric; and employ articulated tower 
tops to create an interesting skyline, allow views 
between buildings, and help sunshine to reach 
lower building levels and pubiic open spaces. 
This strategy will help to reinforce and add to 
the vitality of the Braddock neighborhood, while 
taking advantage of the opportunities offered by 
transit-oriented development. 

Use of simple geometric shapes in plan and 
elevation is encouraged, to simplify perception 
of buildings and help visually integrate them 
with built context.a 

a 
Utilize vertically proportioned fenestration; use 

no striplribbon windows. 

3. Pedestrian Engagement 
Ground-floor building use and design should 
engage pedestrians. Retail, ofice and 
institutional uses all can and s h o ~ ~ l d  provide a 
high level of engagement. In residential 
buildings, including multifiunily buildings, 
ground-floor units shall include individual street 
entrances and yards wherever possible. 
Industrial and institutional buildings with 
fiontage on public streets should locate any 
engaging u s e s s u c h  as entrance doors and 
lobbies, accessory office space, and windows 
into actively used space--along as much of the 
public sidewalk as possible. 

For retail and other active ground floor uses, 
provide transparent glazing for approximately 
75% or more of faqade area. At comer retail 
sites, ground-level storefront windows shall 
extend at least 20 feet along the side street, and 
both the architecture of the building and the 
storefront design should address and articulate 
the corner. The ground floors of all new 



buildings along street frontage designated for bay windows, balconies or similar elements. 
potential retail use should have a floor-to-floor 
height of at least 15 and no more than 20 feet to 
ensure the potential for quality retail space. 

Ground-level retail storefronts are encouraged 
to have exterior awnings that are coordinated 
with the design of the storefront and the overall 
building. Awnings should not overwhelm or 
obscure the architectural and decorative features 
of buildings. Awnings should not be backlit. In 
mixed-use buildings, differentiate expression of 
the ground level from that of floors above. 

The ground floor faqade of livelwork units 
should be composed of at least 50% transparent 
glazing. At residential uses, transparent glazing 
area shall be limited to 50% of facade area 
where "punched" windows predominate in 
adjacent context. 

Ground-floor f@e area uninterrupted by 
glazing should extend no more than 20 linear 
feet horizontally. 

Provide entrances to retail, office and other 
active ground level uses at least every 100 feet 
along the sidewalk where possible. The primary 
pedestrian entrance should front directly along 
the sidewalk or comer and, H 

A well designed retail fumde should be ot 

least 75% trampatent and should 
incorpomte ownings as these examples in 

Boston, MA do. 

rherever possible, 
.ess to parking. In 
multiunit 
residential 
buildings, provide 
individual 
entrances for 
ground-level units 
and prominent 
lobby entrances. 
Single-family 
dwellings should 
have a walk 
linking the front 
entrance to the 
sidewalk. Entries 
should be 
prominently 
expressed with 
canopies, awnings, 

Mixed-use buildings should include o high-degree of 
transparency a t  ground floor commercial uses ond a 

distinctly dHemntf ipde treatment on upper residential 
floors, typically expcprersing bay dimensions of rooms and 
dwelling units. Exomples shown here are in Atlanta. 

4. The 'Green Edge:" Soft Public-Private 
Transitions 
New development should create a compact 
"green edge" transition zone between residential 
buildings and the public sidewalk. The build-to 
line for residential buildings shall be located 6 to 
15 feet back from the sidewalk to provide space 
for individual unit yards, plantings, fences, 
stoops and similar elements creating a privacy 
buffer between public space and private 
dwelling interiors. Ground-floor levels should be 



elevated at least one foot above sidewalk level 
where accessibility requirements allow. 

5. Built Context Transitions 
New buildings must make complementary 
transitions to context buildings of different 
height or use. Where a new building with 
commercial andlor multifamily uses abuts a 
single-family or attached residence, the new 
building shall be sensitive in vertical and 
horizontal scale to existing residential structures. 
The new building must also incorporate a 
significant change or articulation in material or 
plane along the horizontal extent of walls facing 
the residential parcel. Where a new building is 
located closer to the street edge than an adjacent 
existing one, the portion of the new building 
fagade that faces the setback of the existing 
building shall be designed to be consistent in its 
materials and architectural composition with the 
main building faqade(s) facing public streets. 

This buildng m~kes o tmsltion to on adjacent 
residential s t m t  by terminating in u smaller building 
muss thut matches the scale of nearby houses. 

6. Materials 
All new development must adhere to these 
material standards: 

Utilize high-quality building materials 
such as brick, stone, precast or metal. Locate 
heavier materials closer to the ground and 
highest-quality materials and details at 
pedestrian level. 

Utilize stone, metal or similar durable material 
for trim. 

This bullding incorpomtes high quality brick with heavier 
masonry materiak at ground level. 

Use materials to help expmss base, middle and 
top sections of buildings. 

Balance glass and solid surfaces to create 
predominantly solid facades with windows 
placed within the wall. Glazing shall not exceed 
50% of the overall fa~ade where this proportion 
is typical of existing context (new retail 
components excluded). 

Use no reflective or darkly tinted glass. 

Integrate HVAC and mechanical equipment 
unobtrusively into the overall building design. 

7. Additional Guidance for Specific Building 
TYPS 

Civic 

.) Civic buildings, such as major state and 
local government facilities, churches, 
auditoriums and museums, shad strive 
to embody the noblest aspirations of 
their time within the context of 
Alexandria's distinguished monumental 
endowment. 



(2) Civic buildings shall stand out from all 
others by undisguised building mass, 
prominent lot placement, scale and 
importance of unique ornament. Civic 
buildings should not necessarily imitate 
the architectural scale of their built 
context; rather. it may be especially 
appropriate for them to stand out 
distinctly from the p~vailing scale as 
community landmarks. 

Multifamily and townhouse residential. 
Units that do not have direct access from a 
public street are prohibited. Any unit sidewall 
that abuts a public street shall include windows 
and other faqade details in size and quantity 
matching the expression ofthe front entrance 
fapde. 

Retail. Retail spaces shall be at least 60 feet 
deep and preferably closer to 80 feet deep and 
shall have a floor-to-floor height of at least 15 
and no more than 20 feet to ensure potential for 
high-quality retail space. The design of signage, 
awnings, storefronts, window displays and other 
elements defining retail presence should 
reinforce local neighborhood character. To this 
end, prominent use of corporate logos is 
discouraged. Signage font, scale, material and 
other characteristics should primarily reflect 

cues from the local setting - such as the 
architectural style of their own and adjacent 
buildings, themes established among local 
merchants, and public realm signage and public 
art reinforcing community identity - instead of 
conventional corporate signage and logo 
practice. Signage should be especially oriented 
to pedestrians, such as through use of signs 
suspended over the sidewalk. 

Office and Hotel. A high-quality design 
expression is encouraged for the anticipated new 
ofice and hotel buildings on the Braddock 
Metro site and facing it on the east side of West 
Street. Such an expression would help recognize 
and define the parcels and public spaces 
immediately adjoining the Metro station as a 
unique place within the Braddock Metro 
planning area. It would moreover emphasize its 
distinction from historic and other traditional 
architecture in the planning area and thus 
heighten the prominence of each style or era 
represented. The design shall embody 
contemporary interpretations of traditional 
Alexandria building motifs and shall embrace 
the relatively tall heights permitted in this area 
compared to context. At the same time, it is 
essential that buildings around the Metro station 
continue to exhibit the range of scales, scaled 
transitions to context, and other requirements of 
the Building Edge Conditions. 

Architectural Style. The Plan recommends the 
use of more modem architectural style in the 
northern part of the neighborhood to reflect the 
warehouse and industrial history of this area.a 



ORDINANCE NO. 4574 

AN ORDINANCE to amend and reordain the 1992 Master Plan (2008 ed.) of the City of 
Alexandria, Virginia, by adopting and incorporating therein the amendment heretofore 
approved by city council to such master plan as Master Plan Amendment No. 2008-0005 and 
no other amendments, and to repeal all provisions of the said master plan as may be 
inconsistent with such amendment. 

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

I .  In Master Plan Amendment No. 2008-005, an application has been made to 
amend the Braddock Metro Neighborhood Plan and the North East Small Area Plan Chapters of 
the 1992 Master Plan (2008 ed.) of the City of Alexandria, to include amendments for the 
Braddock East Master Plan, as variously described infra. 

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

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

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS: 

Section 1. That the Braddock Metro Neighborhood Plan and the North East Small 
Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, be, and the 
same hereby are, amended to include amendments for the Braddock East Master Plan, as 
attached hereto and incorporated fully herein by reference, with the amendments to said Master 
Plan adopted by City Council on October 18,2008. 

Section 2. That the director of planning and zoning be, and hereby is, directed to 
record all of the foregoing amendments of the Braddock Metro Neighborhood Plan and the North 
East Small Area Plan Chapters of the 1992 Master Plan (2008 ed.) of the City of Alexandria, 
Virginia, to include amendments for the Braddock East Master Plan as amended by City Council. 

Section 3. That all provisions of the of the 1992 Master Plan (2008 ed.) of the City 
of Alexandria, Virginia, as may be inconsistent with the provisions of this ordinance be, and 
same hereby are, repealed. 

Section 4. That the 1992 Master Plan (2008 ed.) of the City of Alexandria, as 
amended by this ordinance, be, and the same hereby is, reordained as the 1992 Master Plan (2008 
ed.) of the City of Alexandria, Virginia. 

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



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

WILLIAM D. EUILLE 
Mayor 

Attachment: Braddock East Master Plan 

Final Passage: December 13,2008 


