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E x e c u t i v e  S u m m a r y  

The City of Alexandria commissioned this Industrial Use Study to explore various economic 
questions concerning four industrial uses in the West End section of the City. As a result of 
recent land use and business operating debates in the Eisenhower West area, the City of 
Alexandria initiated this special economic study of the four industrial land uses: 

Vulcan Materials Van Dorn Yard (Vulcan): provides aggregate materials, such as stone and 
gravel to other companies in the area 
Virginia Paving Asphalt Plant (Virginia Paving, a division of The Lane Construction Corporation, 
hereafter referred to as "Virginia Paving"): produces asphalt and builds and maintains area 
roads 
Covanta Energy from Waste (Covanta) Facility: produces energy from processing solid waste 
Norfolk Southern Railroad Ethanol Transloading Facility (Norfolk Southern): transfers ethanol 
from rail to trucks 

Vulcan, Virginia Paving, and Covanta have been cooperative in providing information for this 
study. Norfolk Southern declined to participate in the study due to on-going litigation between 
Norfolk Southern and the City. 

This technical study does not provide a specific plan for redevelopment of the four uses (either 
together or separately) nor was it intended to, but rather considers economic questions 
pertaining to the long-term future of each use. Specifically, the study considers market demand 
for a variety of uses and analyzes the financial viability and fiscal impact of redeveloping the four 
subject parcels (collectively known as the study sites) into a mixed-use, pedestrian- and transit- 
oriented development. The study also considers some of the environmental impacts of 
redevelopment, particularly air quality impacts, as well as a qualitative evaluation of quality of life 
and sustainability issues. This study provides important background information necessary to 
inform the future Eisenhower West small area plan. 

Key questions explored in this study include the following: 

What are the economic and environmental costs and benefits of the existing industrial uses? 
What are the location requirements of the current industries and where could they relocate i f  
the sites were redeveloped? 
What is the redevelopment potential of the area? 
Would the potential value appreciation in redeveloping the sites encourage the current 
operations to relocate? 
What is the cost of providing public services if the area undergoes redevelopment? 



How do the economic and environmental impacts of possible future redevelopment compare 
to existing conditions? 

Findings by Topic 

The summary below addresses the key questions posed by the Industrial Use Study. 

What are the economic and environmental costs and benefits of the existing 
industrial uses? 

The tables below summarize the economic and environmental costs and benefit associated with 
the four subject properties. Table ES-1 is a summary of the jobs, tax revenue, goods and services, 
and quality of life considerations associated with the existing uses. Table ES-2 summarizes the 
estimated emissions that can be attributed to the existing uses and the extent to which the 
existing uses contribute to the City's emissions. 

Table ES-1: Summary of Economic Benefits and Costs of Existing Uses 

I Virginia Norfolk 

I: Vulcan Pavin Covanta Southern 

0 .  : . -  
1 Employees 3 to 7 170 to 191 48 

I Tax Revenue t o  City (a) 
Green Jobs Potential (b) 

$140,000 
Yes 

$524,000 
Yes 

$331,000 
Yes 

N/A 
Yes 

Goods and Services 

I Quality of Life 

All solid waste 
Provides aggregate collected by City is 
to  Virginia Paving, Provides 100% of processed here. 

as well as other City asphalt Provides electricity 
business entities to City residents and 

businesses 

Dust and 
Diminished views diminished views Diminished views Potential hazard 

- -- 

Notes: 

(a) City i n  various tax revenues in  2008, including real propertytaxes, business licenses, business 
tangible property, and sales tax. 

(b) Definitions of what constitutes "green" jobs vary widely, but by some measures, a segment of the 
employment found at  some of the four operations under study could be considered green because they 
either involve production of environmentallysustainable products or utilize production methods that 
result in  waste reduction. 

Source: City of Alexandria, 2009; MACTEC, 2009; HDR, Inc., 2009; BAE, 2009. 



In addition to the four types of taxes described in Table ES-1 above, provided to the study by 
the City of Alexandria, Virginia Paving provided information about an additional $217,000 in 
revenues to the city, attributable to other taxes such as the Hot Mix Use Tax. 

The average of 234 jobs provided by Vulcan, Virginia Paving and Covanta represent less than 
one percent of total City employment in 2008. 

Vulcan provides low cost materials to the City of Alexandria, which can be directly attributed 
to the Vulcan property's railcar access, as the distribution cost for building materials is the 
most significant cost component. 

Although having a solid base of goods-producing sectors such as manufacturing and 
construction can improve economic diversity, these sectors can often demonstrate as much, if 
not more, volatility and fluctuation as service sectors. These sectors have also demonstrated 
relatively slower growth historically and are forecasted to continue lagging other sectors in 
the future. While these sectors may continue to lag, communities will continue to need the 
services that these sectors provide (solid waste services, asphalt services, etc). 

Table ES-2: Summary of Air Quality Conditions of Existing Uses (2007) 
I I 

Virginia Norfolk Percent of City 
Vulcan Paving Covanta Southern M a  Emissions 1 

I CO (carbon monoxide) 

Nox (oxides of nitrogen) 

I PM,, (particulate matter less than 10 microns in size) 

PM,,,(particular matter less than 2.5 microns in size) 0.1 4.8 3.1 <0.1 8 1.4% 

SO, (sulfur dioxide) <0.1 5.2 12.6 ~0.1 18 0.4% 

VOC (volatile organic compounds) ~0.1 4.0 2.3 <0.1 6 0.2% 

Notes: 

(a) City emissions total includes point, mobile, area, and non-road mobile sources. 

(b) The 2007 emissions estimates are the latest publicly available data from VDEQ 

Source: MACTEC, 2009; BAE, 2009. 

Emissions from the four industrial sources in the study area, including both the industrial 
processes and associated truck traffic, comprise a very small fraction of the total City-wide 
criteria air pollutant emissions. 



What are the location requirements of the current industries and where could they 
relocate if the sites were redeveloped? 

Table ES-3 summarizes the relocation requirements of each of the uses and the potential 
relocation sites available. 

Table ES-3: Relocation Considerations 

Consideration Vulcan Virginia Paving Covanta Norfolk Southern 

Land 

Transportation 
Access 

Minimum of 15 
Minimum of 9 acres 

acres 

Need rail line Need rail line 

Need to be within short 
distance from current 

N/A location to continue to 
serve current market 

See Notes (a) 

See Notes (a) Need rail line 

Need to minimize travel I 
to tank farms in 

See Notes (a) 
Springfield and Fairfax I 

City I 
Estimated Business $300 to $335 million for 
Relocation/ 

$15.5 million/ $7 to $10.5 to $14.5 million/ 
new facility, $11.5 million 

$15 million $23 to $27 million 
Cessation Costs (b) for transfer station 

I Possible Relocation Industrial Zone in Industrial Zone in 
Alternative (c) Springfield close to Springfield close to 

Newington exit on Newington exit on 1-95 

None identified Industrial Zone in 
Springfield close to 

Newington exit on 1-95 
1-95 

Notes: 

(a) The agreements governing the Covanta operation and acceptance of solid waste from Alexandria and Arlington (the jurisdictions) severely 
constrain the ability for the site to relocate. The existing lease is set t o  expire on October 1,2025, at which time the facility reverts t o  the City 
and County. Priort to 2025, redeveloping the site of the EfW facility would be a violation of the terms of the lease, requiring renegotiation of 
terms that would be statisfactory to Covanta and requiring a costly replication of the site on another site suitable to Covanta. After 2025, when 
the land and all of the improvements on it revert to the City of Alexandria and Arlington County, the terms of the lease will be met and there wil 
be no obligation to provide a relocation or buyout t o  Covanta. However, if a relocation of the site is desired after that date, the City, in 
agreement with Arlington County, will need to either address its waste disposal needs through the siting and construction of a new facility, or 
arrange for a different method for the disposal of their waste. 
(b) HDR estimated buseiness relocation/cessation cost for the Covanta site does not include property acquisition. 
(c) The site that represents the closest available property that meets the basic requirements for each of the uses. Relocation issues and 
constraints are discussed in the report. 

Source: City of Alexandria, 2009; Vulcan, 2009; Virginia Paving, 2009; HDR, Inc., 2009; BAE, 2009. I 

What is the redevelopment potential of the area? 

A market analysis and an analysis of the characteristics of the study sites yields these findings: 



Residential uses have the greatest long-term market support and would likely be the 
predominant use of the study sites. 
Neighborhood serving retail can be supported on the site and would provide an amenity that 
would enhance the marketability of the site. 
Office space could be constructed, but demonstrates weaker market support as it would be 
competing against a large supply of proposed office space in and near Alexandria. 

Comparison of the benefits, costs, and impacts of redevelopment to existing conditions requires 
the creation of potential future development alternatives. The redevelopment alternatives, 
described in Table ES-4, are hypothetical but based on an understanding of long-term market 
potential for residential and commercial space, as well as the physical characteristics of the study 
sites that could impact future redevelopment. 

Table ES-4: Summaw of R e d e v e l o ~ m e n t  Alternatives 
Alternatives (a) Vulcan Virginia Paving Covanta (b) Norfolk Southern 
A: Baseline Townhouses and low Townhouses and low Mid-rise office Mid-rise office 

rise multifamily rise multifamily space, neighborhood space, neighborhood 
housing, housing, sewing retail sewing retail 
neighborhood- neighborhood- 
sewing retail sewing retail 

B: Baseline plus Open Townhouses and low Parklopen space 
Space rise multifamily 

housing, 
neighborhood- 
sewing retail 

C: Baseline minus Covanta Townhouses and low 
and Norfolk Southern rise multifamily 

housing, 
neighborhood- 
sewing retail 

D: Baseline plus Additional Townhouses and 
Density and MulUmodal neighborhood- 
Bridge sewing retail 

Mid-rise office Mid-rise office 
space, neighborhood space, neighborhood 
sewing retail sewing retail 

Townhouses and low No Change 
rise multifamily 
housing, 
neighborhood- 
sewing retail 

No Change 

Townhouses and 
neighborhood- 
sewing retail 

Mid-rise office, mid- Mid-rise office, mid- 
rise multifamily and rise multifamily and 
neighborhood- neighborhood- 
sewing retail sewing retail 

I (a) The assumptions associated with each alternative are described in detail in the report but include the following: portions 
of the sites within the Resource Protection Area (RPA) and the 100-year flood plain are not developed; and all parking is 
underground. 

(b) Assumes redevelopment would occur after 2025, when Covanta's lease expires. 

I Source: Citv of Alexandria. 2009: BAE. 2009. 

Would the potential value appreciation in redeveloping the site encourage the 
current operations to relocate? 



Table ES-5 summarizes the results of the financial analysis of the redevelopment alternatives. The 
financial analysis estimates the change in land value (calculated as the value of the revenue 
produced by new construction, minus the costs of redevelopment), and compares it to estimated 
relocation and business cessation costs. 

Table ES-5: Summary of Financial Analysis by Existing Use 

Consideration Vulcan Virginia Paving Covanta Norfolk Southern 

I Transportation 
Access 

Minimum of 15 acres Minimum of 9 acres 

Need rail line Need rail line 

Need to be within short 
distance from current 

N/A location to continue to 
serve current market 

See Notes (a) 

See Notes (a) 

I Estimated Business 
$16 million/ $7 to $15 $10.5 to $14.5 million/ 

$300 to $335 million for 
Relocation/ new facility, $11.5 million 

million $23 to $27 million 
Cessation Costs (b) for transfer station 

I Possible Relocation Industrial Zone in Industrial Zone in 
Alternative (c) Springfield close to Springfield close to 

I Newington exit on Newington exit on 1-95 

Need rail line I 
Need to minimize travel 

to tank farms in 
See Notes (a) 

Springfield and Fairfax 
City 

NIA 

None identified Industrial Zone in 
Springfield close to I 

Newington exit on 1-951 
1-95 

Notes: 

(a) The agreements governing thecovanta operation and acceptance of solid waste from Alexandria and Arlington (thejurisdictions) severely 
constrain theability for thesiteto relocate. Theexisting lease is set to expire on October 1,2025, atwhich timethefacility reverts to the City and 
County. Priort to 2025, redevelopingthesiteof the EfW facility would bea vlolatlon of the terms of thelease, requiring renegotiation of terms that 
would be statisfactory to Covanta and requiringa costly replication of the site on another site suitable to Covanta. After 2025, when the land and all 
of the improvements on i t  revert to the City of Alexandria and Arlington County, the terms of the lease will be met and there will be no obligation to 
providea relocation or buyout to Covanta. However,if a relocation of thesite is desired after thatdate, thecity, in agreementwith Arlington County, 
will need to either address its wastedisposal needs through thesitingand construction of a new facility, or arrange for a different method for the 
disposal of their waste. 
(b) HDRestimated buseiness relocation/cessation cost for thecovanta sitedoes not include property acquisition. 
(c)Thesite that represents theclosest available property that meets the basic requirements for each of the uses. Relocation issues and constraints 
are discussed in the report. 

None of the alternatives presented in Table ES-5 demonstrate an increase in residual land 
value that can support the full costs of redevelopment, including likely costs to relocate or 
buy out the existing businesses. 
Only in Alternatives C and D do land values resulting from redevelopment exceed existing land 
values. 



No alternative has an outcome in which all four parcels have residual land values that are 

greater than their current values. 

Appendix F describes in detail the assumptions, methodology, and findings of the financial 

analysis. 

How do the economic and environmental impacts of possible future redevelopment 
compare to existing conditions? 

The fiscal impact of the redevelopment alternatives measures estimated net revenue by 
subtracting the estimated costs t o  service new development from the estimated general fund 
revenue gained from taxes produced by the new development. 

Table ES-6: ImDacts of Redevelo~ment Com~ared to the Status Quo 

I Alternatives 
Benefits/Costs Status Quo A B C D 

I Fiscal Impact $890,000 $4,450,000 $4,230,000 $1,950,000 
Potential Em~lovees 234 4.500 4.460 

80 531620t000 2,500 I 
Change in Emissions from Industrial Retention Scenario (tonslyr) (a): 

CO -16 -20 7.3 -50 
NO, -579 -579 -11 -586 

PMlo -7.6 -7.9 -6.4 -10.2 

PM2.5 -7.6 -7.7 -4.8 -7.8 

so2 -18 -18 -5.1 -18 

VOC 0.6 0.1 -1.6 -3.4 

Notes: 
(a) The table shows that in most cases emissions will decrease in the immediate West End Study Area; 
however, these emissions will not eliminate but rather transferred to other Northern Virginia neighborhoods 
where the industrial sources may be relocated. 

I Source: MACTEC, 2009; BAE, 2009. I 



Next Steps 

Additional findings from this study are summarized below and provide direction for near term 
decision-making regarding possible redevelopment of the study sites. 

Market pressure supporting short term redevelopment is weak. Long term demand trends, 
compared to opportunities presented by Potomac Yards, Landmark Van Dorn, Braddock, and 
other redevelopment areas, indicate that there is more than adequate land available to meet 
development pressure as economic conditions improve. In the near term, the study sites do 
not present a strong opportunity for transit-oriented development (TOD). Physical barriers 
that impede high quality TOD include the physical barrier created by the freight rail line 
(without construction of strong vehicular and pedestrian connections as mitigation) and the 
large surface parking lot that services the Metrorail station. 

Significant constraints to redevelopment exist. Hurdles to redevelopment include: 1) 
difficulties in relocating the existing uses; 2) the City's limited legal and practical options for 
relocating or ceasing operations of the ethanol transloading and the Covanta facility; and 3) 
environmentally sensitive lands and other development constraints found on the study sites. 

If hurdles facing the development of all or a portion of the sites are overcome, there could 
be fiscal and economic benefits to redevelopment. Benefits include increased revenues to 
the City from an expanded tax base. Fiscal and economic benefits will accrue if 
redevelopment results in an expansion of the base of jobs and households in the City. . 
Economic and fiscal benefits need to be weighed against potential traffic and air quality 
impacts. 

Even in the long term, comprehensive redevelopment would likely require substantial City 
involvement. The financial analysis suggests that even when market demand is more 
favorable for redevelopment in the long term, public subsidy or other incentives will be 
required to cover some infrastructure and possible business relocation/cessation costs in 
order to attract private investment. It is possible that the fiscal benefits that would accrue to 
the City through redevelopment could be used to as a source of funds to cover all or a part of 
the subsidy required. 

The study recommends two general paths for further consideration by the City and area 
stakeholders. These non-mutually exclusive recommendations recognize the short-term 
constraints to redevelopment but also encourage long-term planning. 



Improve existing conditions around the study sites and in the Eisenhower West area. The 
City will initiate a process to explore improvements to the Eisenhower West industrial area 
for the benefit of the industrial uses and the surrounding residential neighborhoods. The 
focus of this effort should be on practical design, circulation, and infrastructure projects that 
can be implemented in the short term to ameliorate some of the existing conflicts which gave 
rise to this study. 

Explore whether rezoning is appropriate through a small area planning process. A rezoning 
would allow the private sector to undertake desired redevelopment when conditions are right 
and can set the stage for the eventual realization of a vision for the area's future. A planning 
process would be the forum in which the key issues over the area's reuse would be debated. 
It would endeavor to resolve these issues to the greatest extent possible. As part of the 
process participants should consider among other issues: 

o The continued industrial use of the area, in the event that one of the existing uses 
voluntarily ceases operation. 

o The conditions under which redevelopment of the area should occur, and the City's 
role in implementing redevelopment. 

o Promotion of transit-oriented development. 





I n t r o d u c t i o n  

The City of Alexandria (City) is a historic city with a distinctive urban form and a robust civic 
culture. Known for i t s  architecturally unique downtown and its pleasant residential 
neighborhoods, Alexandria also serves as a major node of economic activity and innovation for 
Northern Virginia and the broader Washington metropolitan region. 

The City of Alexandria commissioned this study to explore the various economic and 
environmental questions concerning heavy industrial uses in the West End section of the City. 
This study comprises an objective and in-depth examination of four heavy industrial uses in the 
broader context of the City's long-term need to sustain a high quality of life for i t s  residents in 
tandem with an ongoing commitment to maintaining Alexandria's status as an important 
economic center and commercial tax base. The study examines four existing uses: Vulcan 
Materials, Virginia Paving, the Energy from Waste (EfW) facility operated by Covanta Energy, and 
the Norfolk Southern ethanol transloading facility. 

Specifically, the study considers market demand for a variety of uses and analyzes the financial 
viability and fiscal impact of redeveloping the four subject parcels (collectively known as the study 
sites) into a mixed-use, pedestrian and transit-oriented development. Also considered as part of 
this study are some of the environmental impacts of redevelopment, particularly air quality 
impacts, as well as a qualitative evaluation of quality of life and sustainability issues. This study 
provides important background information necessary to inform a future Eisenhower West small 
area plan. 

Study Background and Purpose 

Within the City of Alexandria, the area known as Eisenhower West contains four heavy industrial 
uses, some of which have actual and potential conflicts with nearby residential and school uses. 
The recent debate around permitting for the Virginia Paving facility, the commencement of the 
operation of ethanol transloading at the Norfolk Southern railway spur, and the 
recommendations of the Economic Sustainability Work Group, raised the question of 
compatibility of heavy industrial uses in close proximity to existing neighborhood amenities (an 
elementary school, a Metrorail Station and the Capital Beltway). As a result, the City initiated a 
study analyzing the costs, risks, benefits, and opportunities associated with redeveloping four 
industrial sites in Eisenhower West into mixed-use communities. 

The City of Alexandria retained the consulting firm, Bay Area Economics (BAE), to perform the 
analysis. MACTEC Engineering supported BAE for the environmental analysis for all the industrial 
sites and HDR Inc. provided support for the economic and environment analysis for the Covanta 



Plant. BAE, MACTEC, and HDR are collectively referred to as the Consultant Team for the 
purposes of this report. 

Key questions explored in this study include the following: 

What are the economic and environmental costs and benefits of the existing industrial uses? 
What are the location requirements of the current industries and where could they relocate if 
the sites were redeveloped? 
What is the redevelopment potential of the area? 
Would the potential value appreciation in redeveloping the sites encourage the current 
operations to relocate? 
What is the cost of providing public services in the case of redevelopment? 
How do the economic and environmental impacts of possible future redevelopment compare 
to existing conditions? 

This study is not intended to provide a specific plan for redevelopment of the four uses (either 
together or separately), but instead considers the full range of economic, environmental, and 
policy questions pertaining to the long-term future of these uses. 

Study Approach 

Each industrial use examined in this study has a unique set of business practices, economic 
considerations, and real estate needs. Taking into account the full economic and environmental 
complexity of these four distinct industrial uses, this study provides an in-depth examination of 
each use relying on primary research as well as an exhaustive review of secondary research and 
data sources. Vulcan Materials, Virginia Paving, and Covanta have been cooperative in providing 
information for the study. Norfolk Southern declined to participate in the study as a result of on- 
going litigation between Norfolk Southern and the City. To the extent feasible given privacy 
concerns and other access issues, the overall approach of this study is to understand how the four 
industrial uses operate in their present locations, what benefits the Eisenhower West sites 
provide, and the various costs of relocation. 

At the same time that this study attempts to develop a fine-grained and nuanced understanding 
of the business and location needs of the existing industrial uses, there is an equally rigorous 
effort to quantify the full range of economic and environmental costs and benefits of the four 
uses to the City and the surrounding community. For each individual use and then for a range of 
combined redevelopment alternatives, this study provides an indication of the economic and 
environmental costs and benefits of maintaining the current uses versus redevelopment at some 
future date. 



Community Outreach Process 

The Alexandria community includes a full range of opinions and perspectives on the four 
industrial uses and on the various current and future development scenarios for the Eisenhower 
West Industrial area. Taking this into account, City staff in consultation with the Consultant Team 
initiated a broad and inclusive community outreach campaign at the outset of the study to 
provide all segments of the Alexandria community with an opportunity to share ideas, 
perspectives, and information. 

The first step in the process was a series of key stakeholder interviews of City staff, 
representatives from the subject industrial uses and a variety of local community members. The 
Consultant Team recommended this first step in the community process as a means of allowing 
diverse interest to be heard in a candid and confidential setting and to lay the ground work for 
subsequent community meetings. The interview list and interview guides for these stakeholder 
interviews are provided as Appendix A. 

Following the key stakeholder interviews, City Staff and consultants convened two community 
meetings on February 26 and May 13,2009. The first meeting introduced the study to the 
community and at the second meeting the Consultant Team presented preliminary findings. 
Presentation materials and recordings from these meetings are available on the City web site as is 
a variety of other information related to this study effort. 

At each stage of the study process, the Consultant Team sought the broadest range of community 
and business input and all ideas and sources of information have been considered equally and 
objectively in the preparation of this study. 

Report Organization 

This introduction is followed by a detailed profile of the four subject industrial uses, their benefits 
costs to the City, and their relocation considerations. The study then moves on to examine the 
potential for redeveloping the area starting with a real estate market feasibility analysis and 
moving on to a comparative financial, fiscal impact, and environmental analysis of the current 
uses versus four market-based redevelopment alternatives. The study concludes with a set of 
overall findings and suggested next steps. 





T h e  E x i s t i n g  I n d u s t r i a l  U s e s  

This section provides an introduction to the four heavy industrial uses located in the Eisenhower 
West area. These uses are hereinafter referred to collectively as the study sites. The study sites, 
centered around the intersection of South Van Dorn Street and Eisenhower Avenue, is part of a 
larger corridor of industrial land that extends along Eisenhower Avenue to the east and Farrington 
Avenue to the west. Other industrial uses in the corridor are generally light industrial, such as 
warehouse and flex space, and contain production, distribution, and repair (PDR) operations. 
Other uses surrounding the study sites include the Summer's Grove residential development 
located southwest of the study sites. The Cameron Station residential development and the 
Samuel W. Tucker Elementary School are situated northeast of the study sites. A combination of 
retail uses and additional light industrial uses are found north of the study sites on Pickett Street. 

The active Norfolk Southern rail line bisects the study sites. In addition to carrying freight to 
active industrial users along the rail line, the line also carries passenger rail service: it is the line 
that Amtrak uses to service Richmond and points south, and that VRE uses to transport 
commuters in and out of Washington Union Station. The Van Dorn Metro station is situated 
adjacent to Eisenhower Avenue, southwest of the Covanta facility. Access to the Metro station is 
provided from Metro Road, which also serves as the access to  the Norfolk Southern transloading 
facility operating immediately adjacent to and south of the Norfolk Southern rail line. 

Figure 1 identifies the location of the four uses under study and their relation to other uses and 
features of the neighborhood. 

Brief Description of Operations 

Vulcan Materials 
The Vulcan Materials Van Dorn Yard (Vulcan) is located on approximately 18 acres, accessible 
from South Van Dorn Street. The facility provides aggregate materials, such as stone and gravel, 
to many different companies in the area, including Virginia Paving across the street. Ninety 
percent of the material processed through the Vulcan site arrives by rail on the adjacent Norfolk 
Southern railway. The aggregate is then transferred from the railcar to the yard, processed and 
then transferred by rail or truck to i ts  customers. Virginia Paving represents approximately 40 
percent of their sales, followed by Virginia Concrete, which is owned by Vulcan Materials. During 
periods of low demand, the Van Dorn site is closed and customers are served out of the Edsall 
Road facility located in Fairfax County, Virginia. This site is zoned as Industrial. 

Vulcan Materials is a publicly traded company headquartered in Birmingham, Alabama. 



Figure 1: Industrial Uses Under Study 

Virginia Paving 
The 11.3 acre Alexandria facility of Virginia Paving Company (Virginia Paving) began operation in 
1960. Virginia Paving creates asphalt based on different mixes of material, including aggregate, as 
requested by clients. Virginia Paving was sold to The Lane Construction Corporation in 2001. 
Although the land is zoned Industrial, the facility operates under a special use permit (SUP) 
approved in 2006. The 2006 SUP allowed Virginia Paving to extend i t s  operating hours by allowing 
nighttime truck traffic but limited nighttime asphalt production to 275,000 tons per year. In the 
agreement reached in connection with the approval of the current SUP, Virginia Paving must 
adhere to 78 attached conditions, including installation of additional environmental control 
equipment at a cost of over $4 million. Virginia Paving does not operate 24 hours a day and seven 
days a week. The facility is only permitted to  operate 110 nights per year, in accordance with the 
2006 SUP. In 2007 and 2008, Virginia Paving removed 24,700 truck loads from area roads by 



receiving aggregate via rail. An oil recycling facility, FCC Environmental, leases property from 
Virginia Paving and contributes petroleum products t o  the asphalt production processes. 

Covanta Energy from Waste (Covanta) Facility 
The Alexandria/Arlington Energy from Waste facility, operated by Covanta Energy (Covanta), 
converts solid waste from the City of Alexandria and Arlington County into electric power. 
Situated on approximately six acres, it operates 24 hours per day, 365 days per year processing 
975 tons of waste on a daily basis. Through the incineration process, the facility produces steam 
that generates 23 Mega Watts (MW) of power, which is equivalent to the power consumption of 
20,000 home annually. Two MW are used to  operate the facility and the remaining 21 MW are 
delivered to the electrical grid operated by Dominion Power. 

The Covanta facility began operation in 1988, with enhanced air pollution controls added in 2001 
to reduce emissions and to bring the facility into compliance with the Clean Air Act 1990 
Amendments at a cost of approximately $45 million. Currently zoned Office Commercial Medium, 
the facility has been operating under a special use permit since 1998. The facility began a metal 
recycling operation that removes ferrous material from the ash and markets it, reducing the 
amount of ash requiring disposal. In addition, the Alexandria Sewer Authority is undertaking a 
study to determine the feasibility of using treated wastewater effluent (reclaimed water) for non- 
potable uses within the City, including the Covanta facility, which may be able to use this 
reclaimed water as cooling tower make-up water. Should this prove to be feasible, this would 
provide a benefit t o  both the City and to Covanta. 

Buildings, land ownership, and waste disposal arrangements are part of a complex set of 
agreements among the City, Arlington County (Arlington), and Covanta. The City and Arlington 
own the land and the air pollution control equipment installed in 2001. Covanta operates the 
facility, owns the building, and makes lease payments to the City and Arlington under a lease 
expiring in 2025. Arlington County is required to deliver 135,000 tons per year t o  the Covanta 
facility, while the City is required to  deliver 90,000 tons. This requirement, called the "put or pay" 
agreement, remains in place until January 1, 2013. After this date, the City and Arlington are 
under no obligation to use the facility or pay Covanta for solid waste disposal. However, Covanta 
has a right to operate the plant and accept solid waste from other customers until its lease 
expires in 2025, when the land and all improvements revert t o  joint ownership by the 
Jurisdictions. The goal of the City's Solid Waste Management Plan, as approved by the City 
Council four years ago, was to handle waste locally, consistent with the City's Eco-City Charter. 

The City and Arlington financed the construction of the facility through a bond issue. The City and 
Arlington are responsible for the bond obligation, which will be paid off in 2013. The funds to pay 
for bond repayment and ongoing costs of solid waste disposal are paid through tipping fees. 



Norfolk Southern Ethanol Transloading Facility 
The Van Dorn Railyard has been in operation for over 100 years. It is currently owned by the 
Norfolk Southern Railway Company, a subsidiary of Norfolk Southern Corporation, a publicly 
traded company. The Norfolk Southern Corporation operates rail facilities, switching stations, 
and transportation of goods in a geographic area of the United States extending from the East 
Coast to the Midwest, and along most of the Eastern Seaboard. 

Prior to i t s  current use as an ethanol transloading facility, it was an intermodal facility, which 
transferred goods from railcars to trucks. Ethanol transloading on the property began in 2008. 
It is unclear exactly how much land is owned and controlled by Norfolk Southern Railway 
Company (Norfolk Southern) in the Eisenhower West area. Information available to the public 
regarding sales of railroad property and rail right-of-way is not updated frequently. 

Ethanol is delivered to the railyard by train, transferred to trucks, and ultimately delivered to 
"tank farms" in Springfield and Fairfax City, where it is mixed with gasoline prior to delivery to 
local gas stations. The operation takes place approximately 300 feet from the rail line, with a 
maximum of three rail cars being transloaded at one time. Each of the rail cars can hold 
approximately 29,000 gallons of ethanol. Each tank truck can hold approximately 8,300 gallons 
(Source: U.S. District Court). 

Currently, transloading occurs from 7 a.m. to 6 p.m. daily, but the facility has the ability to 
operate 24 hours a day (Source: U.S. District Court). The facility does not require a special use 
permit. Recent United States District Court proceedings (Norfolk Southern Railway Co. v. City of 
Alexandria, et al.) have exempted these operations from regulation by the City as well as the 
operations of the trucks leaving the facility. The United States Surface Transportation Board (STB 
Finance Docket No. 35157) also ruled that the trucks leaving the facility are protected railroad 
operations. Appeal avenues available to the City include the United States Court of Appeals and 
the United States Supreme Court. 

Because of the on-going litigation associated with the ethanol transloading facility, Norfolk 
Southern declined to participate in the study. Norfolk Southern representatives, when contacted 
during the stakeholder outreach and interview process at the commencement of the study, 
responded with the letter dated February 9,2009 which can be found in Appendix B. Norfolk 
Southern states in the letter that the ethanol transloading operation "occupies only a portion of a 
much larger rail yard which for many years has been, and continues to be, a site for several 
important interstate rail operations. For the past hundred years it has served as an important rail 
yard for the service of customers in the Alexandria area and in the recent past has served as a 
prime intermodal facility." As a result of Norfolk Southern's unwillingness to participate in this 



study, the information provided in this report is limited to what is available from public sources 
and from independent research on freight rail operations and ethanol production and delivery. 

Benefits, Costs and Impacts of Existing Uses 

This section provides an overview of the various benefits, costs, and impacts of the four existing 
uses as they currently operate. Factors considered in this assessment include employment and 
business operations, fiscal impact on the City, and the operations' impact on environmental air 
quality. Tables 1 and 2 summarize the economic and environmental conditions associated with 
the four subject properties. 

Table 1: Benefits, Costs and Impacts of Existing Uses 

Virginia Norfolk 

Vulcan Paving Covanta Southern 

I Employees 3 to  7 170 to 191  48 
Tax Revenue t o  City (a) $140,000 $524,000 $331,000 
Green Jobs Potential (b) Yes Yes Yes Yes 

All sol id waste 
Provides aggregate collected by City is 
to Virginia Paving, Provides 100% of  processed here. 

Goods and Services 
as well as other N/A 

asphalt Provides electricity 
business entities to City residents and 

businesses 

Dust and 
Quality of Life Diminished views Diminished views Potential hazard 

diminished views 

Notes: 
(a) C i t y  in  various tax revenues in  2008, including real property taxes, business licenses, business 

tangible property, and sales tax. 

(b) Definitions of what constitutes "green" jobs varywidely, but by some measures, a segment of the 

employment found at  some of the four operations under study could be considered green because they 

eitherinvolve production of environmentally sustainable products or utilize production methods that 

result in  waste reduction. 

Source: City of Alexandria, 2009; MACTEC, 2009; HDR, I nc., 2009; BAE, 2009. 



Table 2: Summary of Air Quality Conditions of Existing Uses 
L 

Virginia Norfolk Percent of City 
Vulcan Paving Covanta Southern 

CO (carbon monoxide) 0.1 13.5 62.1 <0.1 76 0.4% 

Nox (oxides of nitrogen) 0.5 14.8 576.4 0.1 592 12.9% 

PM,, (particulate matter less than 10 microns in size) 0.8 7.0 4.2 0.2 12 0.5% 

I PM,, (particular matter less than 2.5 microns in size) 0.1 4.8 3.1 <0.1 8 
SO, (sulfur dioxide) ~ 0 . 1  5.2 12.6 <0.1 18 0.4% 
VOC (volatile organic compounds) <0.1 4.0 2.3 <0.1 6 0.2% 

Notes: 

(a) City emissions total includes point, mobile, area, and non-road mobile sources. 

ource: MACTEC, 2009; RAE, 2009. I 
Economic Benefit: Employment and Business Operations 
The existing operations directly employ an estimated average of 234 full time employees, as 

depicted in Table 3. This figure does not include numbers of direct employees for Norfolk 

Southern's operations, and it also does not include personnel who are not employed directly by 

the four businesses, such as private haulers who pick up material at Vulcan and the ethanol 

transloading facility. Virginia Paving employees represent the majority of this figure, at 170 to 

191 full-time jobs, according to a recent economic impact study commissioned by Virginia paving.' 

Covanta's operation supports 48 full-time employees and the Vulcan site employs anywhere from 

3 to 7 staff members depending on demand conditions. 

Table 3: Direct Emulovment of Current Uses 

Employment Range 

Vulcan 
I Virginia Paving 170 19 1 181 1 
Covanta 48 1- Total 221 246 

Source: Virginia Paving, 2009; Vulcan Materials, 2009; 
Covanta. 2009: HDR. 2009: BAE. 2009. 

I 

Source: The Impact of the Virginia Paving Company on the City of Alexandria Economy, prepared by 
Stephen Fuller, PhD, Director, Center for Regional Analysis, George Mason University. The study examines 
the facility's 2008 payroll data. According to the study, as many as 40 employees reside in Alexandria. The 
company also hired 17 independent contractors as haulers. Additionally, FCC Environmental, which 
operates on the property, employed 24 full time workers in 2008. 



Within the context of the Alexandria economy, 234 jobs represent 0.23 percent of the total City 
employment (101,310 according to the City of Alexandria and Virginia Employment Commission). 
Vulcan and Virginia Paving's combined 186 average employees represent 3.6 percent of the total 
Goods-Producing domain for the City of Alexandria, which consists of the Natural Resources and 
Mining, Construction, and Manufacturing sectors and totals 5,156 employees. Covanta's 
employment falls into the Service-Providing domain in the Administrative and Waste Services 
sector, which totaled an average of 7,246 employees in 2008. Covanta's 48 employees represent 
0.6 percent of this sector although it represents 19 percent of the Waste Management and 
Remediation Service subsector (NAICS code 562). 

The salaries offered by these operations are not known in detail although some information can 
be gleaned from various resources, including the Virginia Paving economic impact study as well 
industry wage data from the Virginia Employment Commission. According to  the economic 
impact study, the facility had an annual payroll of $6.95 million in 2008. Using 181 as the average 
total full-time employees referenced above, this total payroll equates to an average annual salary 
of $38,500 per full-time employee, with a range of $36,400 to $40,900 using the 170 to 191 
employment range. 

Figure 2: Average Annual Salary, Alexandria, Virginia Paving and Industrial Subsectors 
I 
$80,000 

$60,000 - 

$40,000 

$20,000 

$0 - -  

All Alexandria Virginia Paving Nonmetallic Waste Support 
Estimate Mineral Treatment Activities for 

Su bsector Subsector Transportation 
(Vulcan) (Covanta) (Norfolk 

Southern) 

Source: Virginia Employment Commission, 2009; BAE, 2009. 

The average salary for Covanta's sector, Waste Management and Remediation Service, was 
$48,600. However, Covanta's likely subsector, Waste Treatment and Disposal, had a higher 
average salary of $56,000 in the City of Alexandria as of the third quarter of 2008. The average 



salary for Vulcan's subsector, Nonmetallic Mineral Product Manufacturing, was $49,200 in 2008. 
The average salary across all Alexandria industries in 2008 was $60,300. 

Economic and Employment Diversity 
A diverse economy with employment and firms drawing from a variety of industry sectors tends 
to be more stable than less diverse economies that may be reliant on only a few more prevalent 
sectors. Less diverse economies can be prone to more fluctuation in employment and overall 
economic activity if exposed to only a few larger sectors. Although the four operations do 
produce high quality jobs in certain industrial sectors, they represent only a small fraction of all 
jobs in the City. While goods-producing sectors such as manufacturing and construction can 
improve economic diversity, these sectors can often demonstrate as much, if not more, volatility 
and fluctuation as service sectors. These sectors have also demonstrated relatively slower growth 
historically and are forecasted to continue lagging other sectors in the future. 

Economic Benefit: Tax Revenues 
According to the City of Alexandria, Covanta, Virginia Paving, and Vulcan Materials contributed a 
total of $995,000 to the City in four categories: real property taxes, business licenses, business 
tangible property, and sales tax2 in 2008. This total represents 0.2% of the $520,459,050 in total 
general fund revenues for the same fiscal year. The breakdown is shown below, with the 
exclusion of Norfolk Southern, which is exempt from taxation at the local level. Virginia Paving 
provided information that the company provided nearly $741,000 in revenues to the city, 
including several other categories such as environmental services ($82,279) and Hot Mix Use tax 
($110,684). 

Norfolk Southern pays into a state railroad fund. The City of Alexandria receives an allocation 
from the railroad fund contributions, based on the state's assessment of railroad property in the 
City. 

2 

These taxes represent the bulk, but not necessarily all, of the revenue the four existing uses contribute to 
the City. 




































































































