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PLAN OVERVIEW

On May 29, 2013 the Alexandria City Council identified Eisenhower
West as the area of a major planning effort to begin in 2014. The
City’s Department of Planning and Zoning (P&Z) began the small area
planning process in early 2014.

The purpose of the Eisenhower West Small Area Plan is to provide a
framework to guide the development of the 620-acre plan area over
the next 25 years. The plan was developed through a community
and stakeholder engagement process supported by detailed analysis
of major elements including urban design, land use, transportation,
parks and open space, energy, environment, and market economics.

Key Elements of the Plan

- Establishes a new grid of streets and connections for pedestrians,
bikes and cars;

« Incorporates a straightening of Eisenhower Avenue on the western
end of the plan area to create a more urban pedestrian-oriented
environment adjacent to the Van Dorn Metrorail station, while also

DRAFT October 21,2015

increasing the flexibility in redevelopment of adjacent parcels;

Introduces five potential alignments for the north-south multimodal
bridge that will connect pedestrians, bikes, transit, and cars from
South Pickett Street to the Van Dorn Metrorail Station, highlighted in
the Landmark/Van Dorn Corridor Plan;

Introduces Production, Wholesale, and Repair (PWR) uses including
“maker” and flex space to keep some of the types of existing uses
within the plan area while also providing new opportunities for
business and employment growth;

Provides a mix of office/institutional, retail, residential, and PWR
uses;

Concentrates height and density at the Van Dorn Metrorail Station;

Consistent with the Housing Master Plan, encourages height
transitions adjacent to existing communities such as Cameron
Station and Summers Grove;

Encourages co-location of civic and municipal uses with affordable
housing, including, potentially, a mixed-income assisted living
facility, inclusion of affordable housing in each neighborhood, where
feasible, and bonus densities of 30% or more, particularly where
taller heights are allowed, to increase the production of affordable
residential units;

Creates an open space network by enhancing existing parks and
creating new parks, open spaces, and green connections including
a revitalized Backlick Run Greenway, a plaza near the Van Dorn
Metrorail Station, and a new Bush Hill park;

Identifies nodes of mixed-use activity near the Van Dorn Metrorail
Station, Clermont Avenue, South Pickett Street, and west of Van
Dorn Street;

Establishes six distinct neighborhoods within the plan area; and

Establishes a threshold of development allowed and concurrent
with necessary public infrastructure improvements.
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1. INTRODUCTION AND BACKGROUND

1.1 SITE AND CONTEXT

The Eisenhower West Small Area Plan area consists of approximately
620 acres of land located in the southwestern corner of the City of
Alexandria, Virginia, bordering Fairfax County (See Fig. 1.1). The plan
area contains commercial, industrial and residential uses (Fig. 1.2)
and is bounded by the Blue Line Metrorail and Amtrak rail tracks to
the south (including the Van Dorn Metrorail Station); the Alexandria/
Fairfax County border to the west, S. Pickett Street and Duke Street
to the north, and Holmes Run and Cameron Run to the east. The plan
area is bisected by Backlick Run, the Norfolk-Southern railway lines,
and contains several large parks and four residential developments
(See Fig. 1.2). See Appendix for more information.

1.2 PURPOSE OF THE PLAN

The purpose of the Eisenhower West Small Area Plan is to provide

a framework to guide the development of the plan area over the
next 25 years. The plan was developed through a community and
stakeholder engagement process supported by analysis of major
elements including urban design, land use, transportation, parks and
open space, energy, environment, and market economics.

With the exception of Cameron Station, local parks, and Backlick

Run, the Eisenhower West plan area lacks a strong character, sense of
place, or cohesive identity. The area consists mostly of an eclectic mix
of large footprint, low-rise, light-industrial or warehouse buildings;
islands of residential development; some heavy industrial uses,

and surface parking (See Fig. 1.4). The culturally, economically, and
generationally diverse community in and around the area came
together to help define a future character for the area through the
Small Area Plan.
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1.3 ECONOMIC DEVELOPMENT

Market Analysis Summary

The market analysis of the Eisenhower West plan area provides a

baseline assessment of current and projected market conditions
in order to inform the development of the Small Area Plan, and
considers:

What land uses are market supportable in the short and long terms?

What is an appropriate balance of land uses in the area?

How can the City encourage population growth while also
encouraging job growth?

How can the City facilitate transit-oriented development in
Eisenhower West?

Demographic and Economic Trends

« Eisenhower West was primarily a commercial and industrial area
until the introduction of residential development in the late 1990s.
As a result, the residential population grew by almost 300% to nearly
5,000 people between 2000 and 2014.

« New households in Eisenhower West tend to have higher household
incomes, be younger, and have fewer children than in the City
overall.

- Eisenhower West is not a particularly employment dense area. The
8,418 jobs represent 8.1% of the City’s total jobs and are largely in
wholesale trade and administrative & support services (back office).
Employment in these sectors represents 32% of wholesale trade jobs
and 25% of back office.

« Businesses in Eisenhower West benefit from its location inside the
Beltway and proximity to Washington, DC business and consumer
markets.

FAIRFAX COUNTY

LANDMARK/VAN DORN
CORRIDOR PLAN AREA

Fig 1.1 - Location map

FAIRFAX COUNTY

l EISENHOWER WEST
PLAN AREA

¥

Fig 1.2 - Existing zoning diagram

B
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RESIDENTIAL

« 3,058 townhouse and multifamily
units currently in Eisenhower West, all
developed since 1999

Equal numbers of owned and rented
units

Low vacancy and rising rents signal
a robust rental market in the City,
but are also causing a decline in
market-affordable units across West
Alexandria

Aging multifamily housing creates
challenges across western Alexandria

Growing demand for new multifamily
rental options are driven, in part, by
Metro-accessible location inside the
Beltway, and potentially by TSA

Strong for-sale housing market—
reflected in increasing inventory and
declining number of days units are
on market before being sold—offers
limited affordable ownership options

« Retail primarily characterized
by dated shopping malls and
car dealerships

« Little new retail built in the past
20 years

« Area residents are primary
drivers of retail sales

« New residential will continue to
drive up demand

» Unmet demand for new grocery
stores, general merchandise
stores, and restaurants

« Landmark Mall and potential
redevelopment within the Van
Dorn corridor may absorb some
demand

» Gaps appear substantial
enough to support new
neighborhood-oriented retail
development in Eisenhower
West

Only 4 office buildings in Eisenhower West
Not a major office market in the City of Alexandria

Location of the Transportation, Security Administration
(TSA) headquarters to Victory Center will stimulate
interest in Eisenhower West for office space

Demand for office space in all markets is stagnant
or declining; sites adjacent to Metrorail should be
reserved for office

Regional office rents remain flat

Citywide office rents have declined since the recession
Vacancy rates in the City have surpassed those in the
region

Majority of regional office construction is either build-
to-suit or significantly pre-leased

New office development in Eisenhower West is likely
challenging with exception of small-scale, locally
serving office uses

Area does benefit from its proximity to Metrorail and
the Capital Beltway

EXISTING MARKET ANALYSIS SUMMARY

» Regional hotel market is highly
competitive

» Occupancy has remained stable

« Hotel revenue has declined
significantly

« Relative stability in occupancy has
been achieved at the expense of
hotel revenues, which will impact
the potential for new development
in both the short- and medium-term

« Hotels in secondary submarkets
with brands comparable to what
could be supported in EW are
generally older, particularly in
submarkets in western portions of
the City and adjacent to the Beltway

« Potential opportunity for
development of a new, mid-priced
hotel to compete with the older
products in other highway adjacent
locations

« Industrial stock is old and out of date

« With the exception of Restaurant Depot
and CubeSmart, no new industrial
property has been developed since
1985

« Vacancy has increased for both
warehouse and flex buildings

« Tenants either moving to more modern
buildings elsewhere, or going out of
businesses

« Decline in employment in key sectors,
including wholesale trade and
transportation and warehousing

« Industrial rents consistently higher
compared to the MSA

« Premium is due to its location inside
the Beltway, despite the older
industrial stock

» New industrial development in
this area is challenging given the
comparatively high flan

ECONOMIC DEVELOPMENT OPPORTUNITIES AND CHALLENGES FOR EISENHOWER WEST

SHORT TERM (0-7 YEARS)

The supply of new residential development is
anticipated to meet housing demand generated by
the plan area’s middle and upper income households.
The area has already seen some infill residential
development and this pattern could continue on key

sites.

New residents will add to demand for retail and other
amenities, and support new retail development in
Eisenhower West even with significant renovations at
the Landmark Mall and in the Van Dorn area.

Industrial uses in existing buildings will remain
viable, as there is still demand from tenants seeking
locations inside the Beltway close to consumer and

business markets.

Regionally, near term demand for office development

MEDIUM TERM (7-15 YEARS)

Eisenhower West will be in the midst of a transforming area with implementation of the
Landmark/Van Dorn Corridor Plan and West End Transitway.

Industrial uses, particularly in rented facilities, may face redevelopment pressure .

Office users will prefer walkable, transit accessible, mixed-use communities, which
could be accommodated in Eisenhower West. Assuming a recovered regional market,
absorption in transit-accessible areas closer to the region’s core, and interested tenants,
Eisenhower West would become a more desirable office location.

The area could also potentially support the development of mid-scale hotels, by providing
new hotels competing with older products nearby or if regional occupancy rates remain
stable and revenue trends improve.

Strategic redevelopment and potential colocation of public uses can create opportunities
to provide housing options affordable to a range of incomes and welcoming to different
household types—including young professionals, families, seniors, and workers critical
to the economic competitiveness and sustainability of the area. The Plan area hosts (and
will continue to attract) a wide variety of employers. The success of these businesses will,

LONG TERM (15-30 YEARS)

Eisenhower West is well situated to support a balance of
residential and commercial development. The Van Dorn Metrorail
Station and proximity to the Beltway will continue to be assets.

The Small Area Plan should be flexible to be responsive to
changing economic conditions. Industrial uses will relocate for
cheaper space outside the Beltway.

Unless owners are incentivized to invest in new industrial facilities
or industrial users own their sites, these uses are likely to convert
to residential or other commercial uses.

Opportunities for new office development are created as vacant
space around stations closer to the region’s core is absorbed.

Increased local demand for hotel development will attract visitors
who are conducting business in Eisenhower West and seeking
more affordable accommodations with good highway access.

As hotels and multifamily buildings have similar building
envelopes, long-term planning should allow for strategic
multifamily sites to accommodate potential future hotel
development.

is low. The recent announcement of the location
of the TSA Headquarters to the Victory Center
will stimulate interest in the area as an office and
residential location.

in part, rely on the availability of a diverse workforce. Providing affordable and life stage-
appropriate housing in close proximity to jobs and transit will help improve workers’ and
residents’ quality of life, reduce congestion, lessen economic leakage, and strengthen the
City’s tax base.
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2 VISION AND GOALS

EISENHOWER WEST GOALS

The goals for Eisenhower West focus on creating, over time, a vibrant, sustainable, connected, transit-oriented community that
contributes to the City’s economic development goals while providing opportunities for living, working, learning, and recreating.

1. Eisenhower West will be an integral part of the City’s
Eisenhower Valley economic engine in which economic
development and employment opportunities are
maintained and promoted by capitalizing on the
Van Dorn Metrorail Station, proximity to the Capital
Beltway, and the opportunity provided by the presence

of large land holdings.

. Eisenhower West will have a vibrant mix of uses
achieved through phased implementation, including a
mix of residential and employment opportunities, and
the new mix of uses are able to co-exist with industrial
uses remaining in the area long term.

. Eisenhower West will be a transit-oriented community,
with density focused around transit nodes and
corridors.

DRAFT October 21,2015

4. Eisenhower West will have safe, efficient, and linked

pedestrian, bicycle, transit, and vehicular mobility
thereby providing better access locally and citywide to
the future amenities of the area.

. Eisenhower West will be pedestrian-friendly by

humanizing Van Dorn Street, Pickett Street, and
Eisenhower Avenue so that they become safer for
pedestrians and more attractive to residents and
shoppers.

. Eisenhower West will have a connected, accessible, and

identifiable park and open space system that serves
local and citywide recreational needs.

EISENHOWER WEST Small Area Plan | 17
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NODES

Nodes are public spaces which encourage activity. Nodes can be public plazas around which mixed
uses are located. They offer opportunities to hold activities such as festivals, farmers markets, as well

3 U RBAN D ES I G N F RAM EWO RK as seating for restaurants and cafes. Other nodes include important parks and green spaces which

bring people together for passive recreation and activities.

3.1 SMALL AREA PLAN CONCEPT - Establish nodes where mixed-use activity will Several nodes of activity currently exist within the plan area. These include the existing parks,
be concentrated, Armistead Boothe, Ben Brenman, and Hensley, and the mixed use neighborhood retail/residential

The Eisenhower West Small Area Plan is a . S along Brenman Park Drive in Cameron Station. A future node of activity is anticipated north of the
development framework to guide the long term - Require a new street grid to improve _ plan area, as part of the Landmark Van Dorn Corridor Plan. Future nodes in the plan area identified
redevelopment of the plan area. This plan was connectivity for all modes of travel formlng new through the planning process will serve different parts of the neighborhood. These include:
developed through a community-based process urban scale dlekvelicl)pa:ole blocks conducive to . A major node at the Van Dorn Metrorail Station to serve the west end of the plan area and to
which b_egan with the identification of nodes, creating a walkable place, capture and leverage activity at this important Metrorail station
connections and green connections. - Establish a mix of land uses that will spur A small neighborhood node along South Pickett Street at the current Trade Center to serve the
- NODES are places of activity such as economic develqpment, provide vita!ity to the northern part of the plan area

neighborhood centers, or transit stations around area, and can be implemented over time, A small neighborhood node at the intersection of Eisenhower and Clermont Avenues to serve

which a mix of uses ?nd public spaces (;an - Enhance existing parks and add new parks, the eastern part of the plan area and to leverage proximity to Eisenhower East and the Beltway.

develop. Nodes also include parks and important open spaces, and green connections, and A neighborhood node in west of Van Dorn Street

green spaces which provide opportunities for

social gathering, sports, recreation, exercise, and «  Create six distinct, connected neighborhoods New neighborhood parks and open spaces

connection to nature. that form a cohesive plan area.

« CONNECTIONS are the network of streets that See Fig. 3.2.
get people where they need to go via car, bicycle,
transit, or on foot.

« GREEN CONNECTIONS include the parks, trails,
and green spaces that link people to nature and to
different parts of their neighborhoods.

The plan is intended to transform what is now
mostly large, disconnected parcels with low density
single-use predominantly light industrial, office

and warehouse buildings into a mixed-use, higher
density, green, sustainable, connected place. People
will be able to walk, bike, take transit or drive to . - 7
homes, workplaces, shops, restaurants, parks and 3 > % T e
recreational opportunities. See Fig. 3.1. : ' : ; odffR8: 1AL

3.2 FRAMEWORK PLAN

The Plan recommends incorporation of the
following as part of redevelopment:

« Create gateways to introduce and distinguish -
the plan area, . B~
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Green node, Portland, OR
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CONNECTIONS GREEN CONNECTIONS

The Small Area Plan establishes a new connected, walkable, pedestrian scale network of streets In addition to connections, the Plan integrates green connections, knitting the existing parks
and blocks that supports driving, transit, bicycling, and walking within the Plan area, to adjacent with new parks and open spaces. This will be accomplished through the revitalization of Backlick
neighborhoods, and to the Van Dorn Metrorail Station. The new street grid builds on existing Run, the introduction of new park spaces in each neighborhood, new trails, green streets, and
primary streets and creates better connectivity and more choices for local mobility. The urban green connections that serve to increase tree cover and vegetation throughout the plan area
street grid will be created over time as properties are redeveloped. while contributing to stormwater management through green and low-impact strategies.

STI [Bucus COFl

- —'_:"!:- S #
Tree lined street, Portland, OR
Pedestrian-friendly street, Portland, OR

Transit, Alexandria, VA

Green fingers, O Street Market,
Washington DC

Urban Design Framework
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EISENHOWER WEST
SMALL AREA PLAN

AIN-VVIL VIE |\
4.1 LAND USE
4.2 TRANSPORTATION AND CONNECTIVITY
4.3 PARKS AND OPEN SPACE
4.4 URBAN FORM AND BUILDING CHARACTER
4.5 ENVIRONMENTAL SUSTAINABILITY|




4.1 LAND USE

R SN S S S R e By L § === The Eisenhower West Small Area Plan envisions a series of distinctive neighborhoods with a rich mix of
N N L S ' ; = :. »7 ' - 4 uses that allow residents, employees, and visitors to live, work, shop, play, learn, and recreate in a cohesive
W' o Gamerbn.. - = 47 =g A ¥ 1§ - o) and sustainable environment. While the predominant land use is residential, a high-density mix of
Stations 4 B W T "o W predominantly office and retail is envisioned for the area around and near the Van Dorn Metrorail Station.
g mawe 5 _ AP XY et N ! _ Lower density mixed use is envisioned for other neighborhoods in the plan area.

PRINCIPLES

1. Create distinct neighborhoods with land uses
that enhance the City of Alexandria.

2. Establish a mix of uses that promote a lively
Sousheflil A : . =1 daytl.me and nighttime environment, and a safe
Railroad A 5 e —— = i (R public realm.

: : ' 2 3. Establish the Eisenhower Valley as an economic
engine by providing employment opportunities
along Eisenhower Avenue, and appropriate land
uses and heights near the Van Dorn Metrorail
Station.

4. Integrate the transit corridor into the planned
development.

5. Balance the current demand for housing with
the need to also create future employment
opportunities in the Plan area.

6. Provide opportunities for retail including
potential large format retail and neighborhood
serving uses.

7. In certain locations within the plan area,
encourage ground floor maker space.

8. Improve access to a variety of amenities and
services for current and future residents and
workers.

9. Recognize the need for a new urban school and
recreation center within Eisenhower West.

10. Properties can seek to revelop under existing
zoning, they are encouraged to comply with the
principles of this plan.
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PLAN AREA LAND USES

Parks, Green Connections

STAGES 1 & 2 POTENTIAL DEVELOPMENT SUMMARY

Neighborhood Site Area | Building Heights Land Uses Total Plaza

1-Van Dorn Innovation District 79.6 acres 5-15 floors Multifamily + townhouse i

2 - Backlick Run 26.5 acres 5-15 floors Multifamily Existing Buildings

3 - South Pickett 29 acres 5 floors Multifamily + townhouse

4 -Van Dorn Metro Center 34.2 acres 10 - 20 floors Multifamily [ S D 1

5 - Bush Hill 48.3 acres 5-15 floors Multifamily Retail

6 - Clermont Exchange 25.9 acres 5-8 floors Multifamily ]
TOTAL 244 acres 9.3 M GFA Office/Institutional

v
T
n

< TEVENSON .Llll\'.E.'\:Uc
Development density does not include existing buildings, nor planned approved projects with 2uke Street
ee

) Y o ”

the exception of theexisting Victory Center building f*f*éo Residential

Note: G Q’

1. The total Gross Floor Area for Stages 1 and 2 is approximateﬁ"he specific allocation og-ﬂ\\""\l Civie
development will occur with the future rezoning of the pIaEf’area and city approvalef‘]' S

2. Theland area is based on GIS data. & PWR

3. These goals are for Stages 1 and 2; Stage 3 has not been tested. ——

%]

Mixed Use (Office/Residential/Retail)

Stiping indicates mix of uses

Outline indicates partial or complele
ground floor use

EDSA

|-L95

FAIRFAX COUNTY

Farrington Avenue

Note: The Plan depicts general land uses for
each area. The specific land use requirements

\ will be addressed in the future zoning.
Fig. 4.1 - Land use 01500 300
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Plan-wide Elements | Land Use

COMMERCIAL OFFICE/INSTITUTIONAL

Commercial includes office, hotel, and institutional uses. Institutional uses include medical,
educational, and arts facilities.

1. Commercial office/institutional uses will allow for ground floor retail wherever retail is
required and recommended (see Fig. 4.1).

Commercial office/institutional uses are required in Neighborhood 2 - Backlick Run, and
Neighborhood 4 - Van Dorn Metro Center, and encouraged in Neighborhood 1 -Van Dorn
Innovation District, Neighborhood 5 - Bush Hill, and Neighborhood 6 - Clermont Exchange.

Focus commercial office, hotel, and institutional uses at transit hubs (the Van Dorn Metrorail
station and West End Transitway stops) and along primary framework streets (particularly
Van Dorn Street and Eisenhower Avenue).

Medium rise office building, Alexandria, VA

ELY il |
241§ gl

_ """-—--

High-rise office building, Arlington, VA Low-rise office/institutional building,
Alexandria, VA

28 | EISENHOWER WEST Small Area Plan

RETAIL

Retail uses include neighborhood shops, large format (or “big box”) stores, grocery stores,

restaurants and cafes.

1. Retail will be located at the base of buildings along primary streets including Eisenhower
Avenue, South Pickett and Van Dorn Streets to the extent possible. See Fig. 4.2 for required
retail frontage locations.

Ground floors will be designed at 15-18 feet in height and at least 35’in depth (50’ preferred)
in order to accommodate retail and Production, Wholesale and Repair uses, and maker
space.

Neighborhood-serving retail that can attract shoppers walking to and from identified nodes
and transit stations/stops will be provided.

Large-format or “big box” retail that is primarily auto-served will be designed in an urban
format, multi-story to the extent possible. It is encouraged in areas beyond a 1/2 mile of
the Van Dorn Metrorail station, particularly in Neighborhood 6. Large format retail may be
appropriate within a ¥2-mile of the Metrorail station in locations facing Van Dorn Street.

Retention of the types of existing local retail establishments is encouraged, especially local
ethnic grocers and restaurants.

Topography may impact the feasibility of retail in some locations.

-

.

|

.: ""’[
-
e

-
|
f
|
|

L

Neighborhoc_)d retaiﬂljinkSreet,
Alexandria, VA
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PLAN AREA RETAIL USES Retail
. ] 1
STEVENSON AVENUE Required
< ; Recommended
«Q_QS(’ ecommenae
4 S
& S
@ -F\O
/1 &
¥ 4 <&
= &
S
x BEN BRENMAN

PARK

EpsaLL ROAD

ARMISTEAD
| BooTHE
.' E‘\ \. PARK

Farrington Avenue

Note: Required retail frontages will be required as part of redevelopment.
Recommended retail frontages are strongly encouraged. The specific
Fig. 4.2 - Required and recommended retail frontages uses and requirements will be established as part of the future rezoning.
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RESIDENTIAL

Residential uses include townhome, mutifamily residential buildings, and senior living facilities.
1. Vertically integrate new residential development with other uses.

2. Require a variety of heights for new multifamily and townhouse development while ensuring
adequate height and scale transitions to neighboring developments.

3. Extend the grid, character and scale of Cameron Station with new development along South
Pickett Street.

4. Focus high-density, transit-oriented mixed-use development, including residential development,
in the Van Dorn Metro Center Neighborhood.

5. Create a cohesive and architecturally distinctive residential neighborhood with small-scale retail
along Eisenhower Avenue in the Bush Hill Neighborhood.

AFFORDABLE HOUSING

The growing unmet demand for affordable housing - caused by stagnant wages, rising rents
(resulting in the loss of market-affordable units), and the decline in federal and state housing funding
- poses potential critical challenges to the city’s livability, economic competitiveness, social service
network, and transportation system. Less than one fifth of the Landmark/Van Dorn area’s rental
housing stock is currently affordable to residents earning up to 60% of the Area Median Income
determined by the federal Department of Housing and Urban Development to be $45,900 for a one-
person and $65,520 for a four-person household in 2015.

Consistent with the City’s Housing Master Plan (2013) recommendation to focus affordable housing
efforts in areas with the greatest potential for increased density and mixed-use development - in
particular the Eisenhower Valley and Landmark/Van Dorn areas - this plan area will include a range
of high-quality housing options that are affordable and accessible to households of different income
levels, ages, abilities, and sizes and offer convenient access to transportation and services.

1. Housing opportunities and/or voluntary contributions to the Affordable Housing Trust Fund with
each redevelopment in the Plan area.

2. Pursuant to Sec. 7-700 of the zoning code, bonus densities of 30% or more are allowed in order to
encourage the production of affordable units.

3. Encourage co-location of affordable housing, including senior or assisted living, with future civic
or municipal uses where possible.

4. Build partnerships between property owners interested in redevelopment and non-profit
affordable housing developers.

Allow for potential ARHA replacement units in the Plan area.

6. Permit a continuum of senior living options in units ranging from independent living to assisted
living, nursing homes, and memory care. Locate senior independent living projects close to
community amenities and transit.

7. Encourage universal design to enable residents to age-in-place and improve the safety and utility
of housing for people with disabilities; visitability features should be incorporated to ensure new
homes are accessible to people regardless of their physical abilities.
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Market Affordable Units as a
percent of total assisted units

Assisted Affordable Units as a
percent of total assisted units

Number of affordable
ownership units

Area and rental units in buildings and rental units in buildings with current resale
with 10 or more units with 10 or more units restrictions
— -
Landmark/Van Dorn Area 7% Usfaillndluellag Sl 61

properties)

7 (The Residences at
Cameron Station)

Eisenhower West
Small Area Plan

Source: Office of Housing, 2015

The affordable housing inventory in Eisenhower West is extremely limited. The area has no assisted or market affordable rental units—
units that are affordable due to their age, location, and amenities—and only seven affordable ownership units.

0% 0%

In 2007, seven affordable set-aside condominium units were
delivered at the Residences at Cameron Station. The one and
two-bedroom units—pledged by the developer through the
City’s voluntary contribution policy for affordable housing—are
indistinguishable from their market-rate neighbors within the
building. The units have long-term affordability restrictions that
ensure they can only be resold to other low- or moderate-income
homebuyers at discounted prices for a period of 30 years.

The Station at Potomac Yard—a mixed-use project combining a
state-of-the-art fire station, ground-floor retail, and 64 affordable and
workforce rental units—is the product of an innovative collaboration
between the City, the Alexandria Housing Development Corporation,
and national home builder, Pulte Homes. This creative public-private-
nonprofit partnership succeeded in constructing the first new city
fire station in more than 30 years and generating affordable housing
while leveraging more than $11 for every $1 of city funding.

Completed by the Arlington Partnership for Affordable Housing
(APAH) in 2014, Arlington Mill Residences is the first new affordable
housing development of the Columbia Pike corridor revitalization
effort and has dramatically increased housing for low-income
households in the County; the 122-unit complex includes 98 two-
and three-bedroom units to support larger families and 13 units
designated for formerly homeless individuals and families. By co-
locating the Residences with the Arlington Mill Community and
Senior Center on public land with a shared underground garage and
shared infrastructure costs, the project creatively leveraged public
funding and saved nearly $9 million.
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COMMUNITY FACILITIES . . . .
. : e Considerations for a School in the Eisenhower West Plan Area
Community facilities include a school and recreation center that is an identified need,

and is compatible with adjacent plan area goals, including the Landmark/Van Dorn The 2015 Long Range Educational Facilities Plan (LREFP), developed in a joint effort between Alexandria
Corridor Plan. The City of Alexandria Recreation, Parks & Cultural Activities Strategic City Public Schools and the City of Alexandria, offers a range of options for providing educational

Master Plan prioritizes recreation programming space that supports a multi-generational facilities in Alexandria that meet the needs of increasing enrollment and that accommodate 21st century
indoor recreation center and specifically proposes one additional neighborhood center learning environments. In the Eisenhower West planning area, the LREFP recommends reserving a new
in the western portion of the City, where density levels are high. The Landmark/Van Dorn elementary school site and considering a second in or near the plan area if growth continues to increase.
Corridor Plan called for one in that area. The Citywide Parks Improvement Plan identifies Enrollment projections in the LREFP coupled with student generation projections for the Eisenhower
Ben Brenman Park as a location for a multigenerational center. A neighborhood recreation West plan area support this recommendation. The LREFP also suggests considering co-locating new
center could be co-located with a school or even be located in an office building, schools in a mixed-use building or retrofitting an existing commercial building.

particularly in one of the areas designated for institutional use. More work will be needed

Program
to identify the location for this recreation center somewhere in the West End.

Consider an urban school model with a minimum of 3 stories
1. Encourage co-location of community facilities with each other and with other desired

uses such as affordable housing. Accommodate up to 850 students in new schools (acknowledging School Board flexibility to

increase)
Where opportunities exist, consider placing recreational facilities on top of buildings.

Ensure that these facilities are clearly visible, inviting to the public, and easily
accessible.

Implement a joint City/Schools Transportation Demand Management Program to encourage use
of alternative modes of transportation

Size and Outdoor Space

e Access to outdoor open space required

- A 2 acre site if located within 1/4 — mile of usable park within safe walking distance
- A 4 acre site if not located within 1/4 — mile of a usable park within safe walking distance
Maximize outdoor space by building a multi-story building
Explore creative options for urban recreational space, such as rooftop courts or partnerships with
private gyms

Location and Circulation

e Locate an elementary school in an area that encourages walkability and Safe Routes to School
principles
Organize site circulation for safety and efficiency through careful separation of vehicular and
pedestrian traffic

Consider needs in Landmark/Van Dorn Corridor Plan as well as in the Eisenhower West plan area

Arlington Mill community center and housing, in determining location

Arlington, VA

Samuel Tucker School, Alexandria, VA

Jefferson Houston Sgﬁéol,IAlexandria, VA
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PRODUCTION, WHOLESALE, REPAIR

Production, Wholesale, Repair (PWR) is a term that covers a
wide variety of businesses that are traditionally located in light-
industrial or warehouse-type spaces because of the low cost

of leasing compared with prominent retail locations. These
businesses are an important source of employment and include
light industrial uses, spaces for start-up companies, technology
companies, innovation and “maker” businesses. Examples also
include pet services, catering/food services, sports facilities,
and contractor offices. These businesses sometimes have a
showroom or retail component.

1. PWR uses will be located in Neighborhood 1 to promote this
area as the Van Dorn Innovation District.

Buildings with PWR businesses will include active uses along

street frontages, including entrances, reception areas or
waiting rooms, and spaces such as showrooms or cafes.

Neighborhood serving retail- including restaurant use- will
be permitted within PWR space.

PWR uses will be integrated vertically (for example, the
ground floor of a residential building) or horizontally (for
example, a flex building adjacent to a residential building).

Retention of existing types of local PWR establishments is
encouraged.

Ground floors will be designed at 15-18 feet in height and at
least 35’in depth in order to accommodate retail and PWR
uses and maker space. PWR uses may be allowed on the
second floor where appropriate.

Flex space with “maker” or start-up business, Mixed-use with PWR at
San Francisco, CA ground level and residential
above, San Francisco, CA
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Heavy Industrial Uses in Eisenhower West

The Eisenhower West Small Area Plan contains four heavy industrial
uses, some of which have potential conflicts with nearby residential
and school uses. The 2009 City of Alexandria Industrial Use Study
explored the costs and benefits of redevelopment for those uses
(Vulcan Materials, Virginia Paving, Covanta Energy from Waste, and
Norfolk Southern Railroad and Transloading Facility). The study sites,
primarily located around the intersection of South Van Dorn Street
and Eisenhower Avenue, are part of a larger industrial corridor
along Eisenhower Avenue to the east and Farrington Avenue to the
west. Other industrial uses along the corridor are generally lighter
industrial, such as warehouse and flex space, with considerably less
potential impact on the redevelopment of nearby parcels.

¢ Vulcan Materials
Vulcan Materials, an aggregate material producer, has been
operating under an amended 1996 Special Use Permit (SUP). In
2013, the owners of Vulcan Materials were signatories on a letter
to the City urging action on the Eisenhower West SAP, and the
company has since decreased its active operations. The Vulcan
property should be redeveloped as a residential and mixed use
area under the SAP recommendations.

¢ Virginia Paving
The asphalt plant at 5601 Courtney Ave has been in operation
since April 1960. Virginia Paving took over the plantin 2001,
and applied for a new SUP (#2005-0042) in 2005, which was
subsequently amended in 2010. According to the SUP condition
#75, if City Council determines that Virginia Paving's operations
are inconsistent with the Eisenhower West SAP, the company
must cease operations no sooner than seven years after SAP
adoption and no longer than the applicable amortization period
(Zoning Ordinance Section 12-214). While currently an important
source of asphalt for the City of Alexandria, a site so close to a
Metrorail station should be redeveloped in the future into a more
compatible use.

Covanta Energy from Waste

The Covanta facility has been operating since 1988, under a 1998
special use permit, and with $45 million in air pollution controls
in 2001. Redevelopment of the Covanta site is not foreseen

for this plan because of existing contractual commitments to
Covanta, joint decision making with Arlington County, significant
public investment in the operation, the lack of attractive
alternatives to the City’s waste disposal needs, and the facility’s

compatibility with the City’s sustainability objectives. The current
City agreement with Covanta will keep the facility in place until
2038. Activities associated with operating the plant, including
truck traffic, need to be taken into account when planning for the
future.

¢ Norfolk Southern Railroad Ethanol Transloading Facility
The Van Dorn Railyard has been in operation for over 100
years. However, the Norfolk Southern Transloading Facility
began operation in April, 2008. It does not require a special use
permit, and its facility and truck operations are exempt from
City regulations. The City is holding ongoing meetings with
Norfolk Southern regarding proposed capacity expansion and
enhancements for the site, as well as the proposed multimodal
bridge over their property.

Redevelopment could bring long term financial benefits to the City
with more mixed-use, pedestrian and transit-oriented development
of the sites and better utilization of the Van Dorn Metrorail station.
New development must be sensitive to required remediation and
environmental analyses, floodplain restrictions, and the existing
topography to help situate service areas. More guidance can be
provided at a later time through the DSUP and SUP permitting
processes as sites are ready to redevelop.

Issues and Opportunities:

1. The current location of the industrial area provides advantages,
including its proximity to both rail and the 1-495 (the Capital
Beltway) which allows these businesses to efficiently receive
input materials and minimize product delivery times to
consumers. The freight rail line and established rail spurs are
a significant asset to those uses, part of the well-established
industrial infrastructure of the area that has been in use for
decades.

2. The industrial corridor lies partially within the 100 year flood
plain as well as the Resource Protected Area (RPA) 100’ buffer due
to its proximity to Backlick Run and associated streams.

3. The Covanta facility represents a municipal service resource in
which the City and Arlington County have placed significant
investment. This existing infrastructure is expected to have a
useful life for many years to come. It is expected to function past
its 2038 lease end, and the freight rail line will continue to be in
demand as long as it remains an effective means of delivering
goods.
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Fig. 4.3 - Key plan of existing heavy industrial uses in Eisenhower West
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Artist’s rendering looking west along Eisenhower Avenue
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4.2 TRANSPORTATION AND CONNECTIVITY

The Plan implements improved multimodal connectivity throughout the Eisenhower West plan area and
adjoining neighborhoods. The City conducted a transportation study for an area encompassing, but larger
than, the Eisenhower West plan area. The Transportation Study assesses the transportation implications
of future development in the area and the potential location, alignment, and impact of a new multimodal
bridge between Eisenhower Avenue and South Pickett Street. The bridge would provide additional
multimodal connectivity between Eisenhower Avenue and the Van Dorn Metrorail station to the south
and roadways and neighborhoods to the north. Outreach was conducted with all of the affected property
owners, including the Norfolk Southern Railroad. During this outreach process, the City learned that

the bridge alignment options could affect the railroad’s long term plan for expanding its Thoroughbred
Bulk Transfer Facility. The City will continue to work with Norfolk Southern, and will conduct additional
engineering analysis to help determine a preferred bridge alignment.

The new grid of complete streets and blocks accommodates multiple modes of transportation, building
on existing primary streets and providing improved mobility. Eisenhower Avenue is an important existing
primary street, traversing much of the City of Alexandria east to west. The plan envisions Eisenhower
Avenue as a “Great Street” - an inviting multimodal complete street that accommodates pedestrians, cars,
a raised cycletrack for bicycles, and transit. It will have activating land uses and streetscape that create

a desirable street with an attractive and comfortable pedestrian environment. The curve at the western
end of Eisenhower Avenue is proposed to be straightened to create a new mixed-use destination around
a redeveloped Van Dorn Metrorail Station. The new multimodal bridge will connect the Landmark-Van
Dorn area north of the Norfolk Southern tracks to the Van Dorn Metrorail Station. In addition, a new street
connection between Farrington Avenue and Edsall Road will provide additional north-south connectivity.

Other existing streets will be enhanced to create a more inviting pedestrian environment.

PRINCIPLES

1. Increase mobility for all by providing a variety 4. Create a high-quality and comfortable
of modes of transportation including walking, pedestrian realm to encourage pedestrian
bicycling, transit and driving. activity within Eisenhower West and to

2. Reduce, mitigate or remove physical barriers to neighboring areas.
connectivity in and around Eisenhower West 5. Make bicycling a desirable and safe mode
and to new and existing neighborhoods. of travel around Eisenhower West and to

3. Establish a grid of streets and blocks that neighboring areas.
connects to transit stops, improves vehicular 6. Provide safe and accessible pedestrian routes

circulation and promotes a pedestrian scale of
development.

and crossings to schools and transit stations,
transit stops, parks and other amenities.
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4.2.1 STREETS AND BLOCKS

The future street grid in Eisenhower West will
consist of existing and new streets, implemented as
development occurs. This section identifies streets
that are existing, required, and recommended. It
describes the street hierarchy, improvements to
existing streets, and expectations for new streets.

Required and Recommended Streets
The network of streets and blocks in Eisenhower
West will be created over time as new development
and redevelopment takes place. The grid will
connect to and build on existing streets.

1. Required streets must be implemented as
part of the redevelopment in order to create
additional access and connectivity and break
down the scale of development in the plan
area. The required streets shown in Fig. 4.4.
are required to be constructed as part of the
redevelopment.

2. Recommended Streets allow flexibility for
landowners and developers to work with
varying site conditions. See Fig. 4.4.The final
location of these streets will be determined
based on the maximum block sizes, as part of
the development review process.

3. The blocks formed by existing, required and
recommended streets must adhere to the
requirements for block sizes.

Street Hierarchy

Eisenhower West will have streets of varying
importance. Fig. 4.5 shows the hierarchy of the
future street grid for Eisenhower West. The City has
a strong preference for all new streets to be public
streets. The City will consider private streets if the
property owner demonstrates a need for parking
under sidewalks or streets based on site constraints,
topography, or block size, during the development
review process.
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PLAN AREA STREETS

ON AVENUE

Duke Street

Farrington Bridge

Faﬂ'\f\g‘o

Fig. 4.4 - Required and recommended streets (Exact alignment of Farrington-Edsall connector through Fairfax County to be further defined)
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Primary or “A” Streets

“A" streets are the existing primary streets that
traverse the plan area and provide major vehicular,
transit, pedestrian, and bicycle access and mobility.
They include Eisenhower Avenue, Van Dorn Street,
and South Pickett Street. These existing streets

will be improved to enhance mobility options

and to become important addresses for future
development.

1. Buildings will front the street.

2. Building entries will be located along the street
frontage.

3. Active uses will be located on all street
frontages.

4. If above-grade parking is permitted, it will be
screened with active uses to at least 30 feet
in depth for each street and park open space
frontage.

5. The highest quality of architectural facade
treatment will be used.

6. No driveways, curb cuts, driveways, or service
alleys will be in view.

See Figures 4.6, 4.7 and 4.8 for cross sections
showing improvements to Eisenhower Avenue, Van
Dorn Street and South Pickett Street.

Improvements to “A” Streets

Eisenhower Avenue

Eisenhower Avenue becomes a “Great Street”

that includes new mixed use development, and
accommodates pedestrian activity, bicycling,
transit, and driving. See Fig. 4.6 for the Eisenhower
Avenue cross section within the plan area.

Straightening of Eisenhower Avenue

A portion of Eisenhower Avenue between the
Covanta facility and Metro Road is proposed to

be straightened. This new alignment will create

an important terminus at a new mixed-use node
centered on the Van Dorn Metrorail Station. It would
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be constructed in conjunction with redevelopment of the WMATA
property and adjacent sites. It offers the opportunity to consolidate
Metro’s facilities which are currently bisected by Eisenhower Avenue,
while clarifying wayfinding and access to the station. See Figures 4.15
and 4.16.

Van Dorn Street

The Eisenhower West Small Area Plan builds on the Landmark

Van Dorn Corridor Plan’s vision for a redesigned Van Dorn Street,
reconstructed as an attractive green boulevard with dedicated transit
lanes for the West End Transitway and new pedestrian and bicycle
facilities. The Plan recommends improvements to the existing Van
Dorn Street along its southernmost stretch. See Fig. 4.7 for the Van
Dorn Street cross section.

Van Dorn Street is critical to providing access to the West End
Transitway, and Van Dorn Metrorail Station. Currently, the pedestrian
realm along Van Dorn Street is very uninviting, especially as it bridges
across Backlick Run and the railroad right-of-way. In that location,
sidewalks are in disrepair or missing entirely, discouraging people
from walking to the Metrorail Station. WMATA conducted a Pedestrian
and Bicycle Station Access Study for this station. Recommendations
from that study to improve connectivity and access to the station
should be implemented in the interim before redevelopment of the
station.

South Pickett Street

South Pickett Street is an important existing connector from Duke
Street through Eisenhower West to Fairfax County. The Plan requires
enhancements to South Pickett Street to become a complete street
that accommodates pedestrians, bicycles, and cars. See Fig. 4.8 for the
South Pickett Street Cross Section.

Secondary or “B” Streets

“B” Streets will be new secondary streets in Eisenhower West. Where
these streets serve nodes of mixed use development, they are active,
vibrant streets with shops, restaurants and cafes with outdoor seating
at the ground level, as well as public spaces and plazas. These streets
will include tree-lined sidewalks, high-quality streetscape, paving,
furnishings, lighting, and landscape. See Figure 4.9 and 4.10 for the
typical cross section.

1. Buildings will front the street.

2. Primary or secondary building entries will be located on these
streets.

3. If above-grade parking is permitted, it will be screened with active
uses to at least 30 feet in depth for each street and park open
space frontage.

A high quality of architectural facade treatment will be used.

5. No driveways, curb cuts, or service areas will be in view.

1 17 L B o 13 L 10 10 10 13 L & 12 ¥ 12
1 : PEAK T PEAK | ""raigep” 7 [

TRANSIT/ TURN/
OFF-PEAK MEDIAN
PARKING

TRANSIT! CYCLE
OFF-PEAK TRACK
PARKING

| 116 |
E TOTALROW "

Fig. 4.6 - Cross section showing improvements to Eisenhower Avenue - “A” street
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Fig. 4.7 - Cross section showing improvements to Van Dorn Street - “A” street

Tertiary or “C” Streets

These streets are located in mixed-use and residential areas within
Eisenhower West. They will be pleasant places to walk and will include
tree-lined sidewalks, high-quality streetscape, paving, furnishings,
lighting, and landscape. See Figures 4.11 and 4.12 for the typical cross
section.

1. Buildings will front the street.

2. Primary or secondary building entries may be located on these
streets if no A or B Street exists bounds the block.

3. Ahigh quality of architectural facade treatment will be used

4. Streets abutting railways will have flexibility in street and sidewalk
width and parallel parking where appropriate.

5. Curb cuts for providing access to parking and loading areas may
be located on these streets, provided they are combined with
adjacent development to the extent possible.

6. If above-grade parking is permitted, it will be screened with active
uses to at least 30 feet in depth for each street and park open
space frontage. If fronting on to an existing rail line, architectural
screening may be permitted as part of the development review
process, in lieu of active uses.

TURN/

|

L

l 1 LefT 1 T
! MEDIAN

|

'

J, 8
TOTAL ROW.

Fig. 4.8 - Cross section showing improvements to South Pickett Street - “A” street
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Fig. 4.9 - Cross section through typical “B” street with bike lanes
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Fig. 4.10 - Cross section through typical “B” street without bike lanes
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Fig. 4.11 - Cross section through typical “C” street with bike lanes and green
connections
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Fig. 4.12 - Cross section through typical “C” street without bike lanes
or green connections
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Fig. 4.13 - Cross section through typical “P” street with park frontage
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Fig. 4.14 - Cross section through typical “P” street with railway
frontage
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“P” Streets

“P” streets, are typically one-sided streets, with buildings on one side,
and either a park or vegetated buffer to a railway on the other side.

P streets that front parks or significant green spaces include those
along Backlick Run, the Clermont Natural Park and the forested areas
to its west. These streets may include a cycle track. See Figure 4.13

for the typical street cross section. P streets that front railways include
those along the Norfolk-Southern, WMATA, and CSX rights-of-way. See
Figure 4.14.

1. On P streets fronting parks, on-street parallel parking is permitted
on the building side, but not on the park side, in order to allow for
unobstructed views toward the park or green buffer areas.

2. On P streets fronting parks, no driveways, curb cuts, or service
areas will be accessed from a P street.

3. On P streets fronting railways, curb cuts for providing access
to parking and loading areas may be located on these streets,
provided they are combined to the extent possible.

4. If above-grade parking is permitted, it will be screened with active
uses to at least 30 feet in depth for each street and park open
space frontage.

Other Street Improvements

Straightening of Farrington Avenue

Straighten Farrington Avenue between Van Dorn Street and the City
of Alexandria/Fairfax County line to provide additional connections
within and adjacent to the plan area. Planning and analysis to
determine the feasibility and preferred alignment will require further
collaboration with the Virginia Department of Transportation, Norfolk
Southern, and Fairfax County.

Farrington-Edsall Connector

In order to provide additional north-south connectivity and

mobility on the west side of the plan area, a new street connecting
Farrington Avenue with Edsall Road is recommended. The street
would bridge the Norfolk-Southern railroad right-of-way and Backlick
Run, providing new access to areas along the City of Alexandria/
Fairfax County border, and discouraging cut through traffic through
local neighborhoods. This street will be developed in two phases.

1) Farrington Avenue to South Pickett Street, and 2) South Pickett
Street to Edsall Road. To avoid existing uses that are not proposed
for redevelopment, the street would need to be built as two different

DRAFT October 21,2015

components along the City’s western boundary with Fairfax County.
The street will include adequate facilities for pedestrians and
bicyclists. The Plan depicts one potential location. The ultimate design,
alignment, and location of the Connector will be determined in future
design and planning efforts, as well as in coordination with Fairfax
County.

Blocks

Eisenhower West's network of streets and blocks will enable the
development of compact, walkable neighborhoods. Block size

and design are primary components that will enable a successful
walkable community. Long blocks with uninteresting or non-existent
streetscape discourage walking while small blocks with a variety of
buildings, vegetation, high quality streetscape and interesting things
to look at encourage walking. Fig. 4.17 illustrates a general pattern

of blocks for the Eisenhower West that works in conjunction with the
street hierarchy described above.

Blocks:

1. Blocks in Eisenhower West will vary from 300-400 feet in length for
each block frontage.

2. Where it is difficult to accommodate smaller blocks due to parcel
size, topography or other factors, blocks may be up to a maximum
of 500 feet, so long as the buildings along them have massing
variations and building breaks that create significant modulations,
entrances, and storefronts. Blocks of this length should be limited
in the Plan area.

3. Midblock connections are encouraged to allow for pedestrian
and alley access. Connections will be determined at the time of
development in concert with development and design guidelines.

4. For the purpose of determining block size, the block perimeter
may be established by mid-block connections and streets.

4.2.3 TRANSIT IMPROVEMENTS

As redevelopment matures, transit will be enhanced throughout the
plan area. New transit stops will be provided along all primary streets
and at appropriate locations as needed along secondary streets.
Enhanced transit, particularly as recommended along Eisenhower
Avenue, could also include greater passenger capacity , including
larger buses and more frequent service and greater reliability in
service, including improved shelters, real-time information, and on-
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Fig. 4.16 - Future alignment of Eisenhower Avenue
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time service through signal priority and off-board fare collection. Refer

to the Eisenhower West Transportation Study for details. See Fig. 4.19.

Multimodal Bridge

The plan envisions a multimodal bridge to connect the Van Dorn
Metrorail Station to South Pickett Street, as initially recommended in
the Landmark Van Dorn Corridor Plan (2009). The bridge will serve as
a future alignment for the West End Transitway, providing dedicated
transit lanes between the station and South Pickett Street, and
connecting buses to South Van Dorn Street. In addition, the bridge
will include ample width for pedestrians and bicycles, improving
multimodal connectivity between the station and existing and future
development areas to the north.

The bridge should accommodate two general purpose lanes (one

lane each direction), two transit lanes (one lane each direction), a
separated cycle track, and sidewalks on both sides. During the Small
Area Planning process, a number of alignment options for the bridge
were studied (See Figure 4.18):

« Option 1 - From Van Dorn Metrorail Station to South Pickett Street
where a future north-south road was identified in the Landmark Van
Dorn Corridor Plan.

» Option 2a - From Van Dorn Metrorail Station to the western edge of
the Armistead Boothe park (using an existing right-of-way set aside
as part of the Cameron Station Coordinated Development District
(1996)) and ending at the north side of South Pickett Street just west
of Cameron Station Boulevard (where a future east-west road was
identified in the Landmark Van Dorn Corridor Plan).

PLAN AREA BLOCKS

%]
Farrington Avenue ’

Fig. 4.17 - Blocks

Note: Blocks depicted are for illustrative purposes. The
actual block configuration will be based on the plan
and all future requirements.

Uosr 30
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Fig. 4.18 - Multimodal bridge options
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« Option 2b - Similar to Option 2a, but terminates further east, at the
Cameron Station Boulevard / Edsall Road intersection.

« Option 3a - From Eisenhower Avenue east of the Covanta Energy
facility to the western edge of the Armistead Boothe park using
the existing right-of-way set aside, and ending on the north side at
South Pickett Street just west of Cameron Station Boulevard.

Should this option be selected, the Alexandria Police Firing Range at
5261 Eisenhower Avenue will need to be relocated. Site acquisition
and construction of a similar facility is estimated to be $15.2 million

in 2015 dollars (excluding operating costs and demo/remediation of
the existing site).

« Option 3b - Similar to Option 3a but ends further east, at the
Cameron Station Boulevard / Edsall Road intersection (similar to
Option 2b).

During the planning process, the alignment options went through
an evaluation process to help inform the decision on the preferred
alignment for the multimodal bridge. All of the bridge options will
have some impact to various properties. Outreach was conducted

NN —
PLAN AREA TRANSIT

(>

Farrington Avenue

Fig. 4.19 - Transit improvements

Transit
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Note: The final transit circulation at the Metrorail station will be determined
as part of the development review process for the Metro site.
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with all of the affected property owners, including the Norfolk
Southern railroad. During this outreach process, the City learned
that the bridge alignment options could affect the railroad’s long
term plan for expanding its Thoroughbred Bulk Transfer facility.

The City will continue to work with Norfolk Southern and impacted
property owners, and will conduct additional detailed engineering
to help determine a preferred bridge alignment. The Eisenhower
West Small Area Plan does not identify a specific preferred alignment,
and all alignment options, as well as other potential solutions will be
analyzed as part of the implementation of the plan in coordination
with Norfolk Southern and impacted property owners.

4.2.4 BICYCLING ENHANCEMENTS

As development occurs, Eisenhower West will benefit from increased

bicycling opportunities. Enhanced bicycle corridors, trails, and Capital
Bikeshare stations will be implemented over time. See Figure 4.20 for

locations of bicycling facilities.

1. Provide enhanced bicycle corridors throughout Eisenhower
West, especially on major streets including Eisenhower Avenue,
Van Dorn Street and South Pickett Street, the Multimodal Bridge,
and Farrington Connector. Enhanced bicycle corridors include a
separate on-street facility for bicyclists, which may include a bike
lane, separated or buffered bike lane, climbing lane or sidepath.

2. Extend the Backlick Run trail west to Fairfax County.

Provide off street bike trails through parks and green areas. Trails
are hard surfaces, and a minimum of 10’ wide, but preferably 12’
wide, and are shared between bicyclists and pedestrians.

4. Provide bicycle parking facilities inside garages at all new
developments.

5. Provide bicycle racks at key locations, particularly at mixed-use
nodes.

6. Provide BikeShare stations at key destinations around Eisenhower
West.

7. Provide shared roadways for bicycles and vehicles. Shared
roadways will be marked (“sharrows”) and/or signage will be used
to designate the road as a shared facility. A shared roadway can
be accommodated by a neighborhood bikeway designed to slow
vehicles and give priority to bicyclists.
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4.2.5 PEDESTRIAN ENVIRONMENT

The gradual redevelopment of Eisenhower West will include enhanced
facilities to encourage pedestrian activity. Figure 4.21 shows the future
pedestrian network. Components include:

Primary Sidewalks - These sidewalks are located in high-pedestrian
activity areas including mixed-use nodes and developments.

Secondary Sidewalks - These sidewalks are located in low-pedestrian
activity areas including residential portions of the Eisenhower West.

Multi-use Off-Street Trails - Also referred to as shared-use paths, these
trails are usually paved and should be a minimum of 10-feet wide. Path
widths of 12, 14, and even 16 feet are appropriate in high-use urban
situations and areas with a significant mix of pedestrian and bicycle
traffic.

Unpaved Off-street Trails - These paths provide places for walkers,
hikers, runners and bicyclists to mix and explore. Sufficient width and
surface quality must be maintained on these pathways.

Guidelines for Pedestrian Environment include:

1. Create a network of connected sidewalks, trails and paths for
pedestrians.

2. Provide sidewalks separate from bicycle facilities, or separate
pedestrians and cyclists.

3. Provide sidewalks along all street frontages except parks where trails
are present.

4. Create safe, accessible, and well-marked pedestrian crosswalks at all
street intersections.

5. Create a non-motorized trail and bridge connection across the
railroad tracks from Clermont Avenue to Ben Brenman Park.

6. Create a non-motorized trail and bridge connection across the
railroad tracks from Eisenhower Avenue to Cameron Station.

7. Create a non-motorized trail and bridge connection across the
railroad tracks from Eisenhower Avenue to Armistead Boothe Park
either as a stand-alone bridge, or as part of the Multimodal Bridge
design.

Provide seating/places for pedestrians to rest along paths/sidewalks.
Encourage and allow outdoor seating on wide sidewalks.

10. Create a trail and bridge connection to connect neighborhoods
bisected by the railroad right-of-way as part of Farrington-Edsall
Connector.
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Fig. 4.20 - Bicycle facilities
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Fig. 4.21 - Pedestrian network
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4.2.6 TRANSPORTATION ANALYSIS

A comprehensive transportation study was undertaken in the
development of the Eisenhower West Small Area Plan to examine the
transportation impacts within the defined plan area, as well as the
surrounding area. The transportation study extended well beyond the
Plan boundaries and included approximately 86 intersections (in the
Build Scenarios) that were studied during both the AM and PM peak
hours.

The transportation analysis performed for the Plan is a planning level
study that evaluates the impacts associated with the Plan. The study
assumed a 25 year buildout period (year 2040) and assumes changes
in regional traffic patterns over that period. All future redevelopment
applications associated with the Plan will require additional traffic
studies to analyze specific plans for each site and will include
additional transportation data available at that time and more refined
development information. The studies will also update the traffic
impacts associated with the specific development and refine the
recommended improvements to transportation.

The proposed redevelopment within the Plan area assumed a horizon
year of 2040 for purposes of the transportation analysis. Three general
scenarios were analyzed:

2014 Existing Conditions

+ Assumes existing development and transportation network

2040 Baseline Scenario
« Assumes regional growth through 2040
+ Approved and unbuilt development in Alexandria

« Future transitway corridors identified in the City’s Transportation
Master Plan (2008), including:

« West End Transitway
« Duke Street Transitway

« Transit improvements identified in the DASH Comprehensive
Operations Analysis (2014):

« Van Dorn Circulator
+ Improved transit headways on local transit routes

+ Improvements recommended in the Landmark/Van Dorn Corridor
Plan (2009):

« Multimodal bridge between Eisenhower Avenue and South
Pickett Street

DRAFT October 21,2015

« Future High Street between Landmark Mall and Pickett Street
« Pickett Place roadway grid

- Farrington Avenue connection between Farrington Avenue and
Edsall Road

- Other roadway or intersection improvements required as part of
developer mitigation

2040 Build Scenario
« Assumptions from Baseline Scenario

+ Analyze the potential of the first two stages of buildout of 9.3
million square feet, over existing development to remain, in the
Plan area

« Straightened Eisenhower Avenue between Covanta plant and
Metro Road

« Removal of the southbound loop ramp at Van Dorn Street to Metro
Road, and establishment of a grid system to replace the loop ramp

+ Realignment of the northbound ramp at Van Dorn Street to Metro
Road to “T”into Metro Road at a signalized intersection

- Additional roadway improvements to support the 2040
development including new street grid and required roadways

« Realignment of the proposed Van Dorn Circulator to better serve
the future development west of Van Dorn Street

In addition, a 2040 Build scenario without the Multimodal bridge was
also analyzed. This analysis was conducted due to the uncertainty of
the bridge location at the time of analysis. This scenario assumes that
Van Dorn Street (between Eisenhower Avenue and S. Pickett Street)
would need to be widened to accommodate the West End Transitway,
which otherwise uses the Multimodal bridge.

The analysis assumes increases in traffic attributed to regional growth,
including approved development in the Plan area and planned
development in neighboring jurisdictions for future 2040 scenarios.
The Plan provides new roadway and pedestrian / bicycle connectivity
and enhanced transit facilities in and through the Plan area which
provides travel choices in terms of route and mode. The 2040 Build
scenario included a net increase of 9.3 million square feet within the
Plan area. The analysis of the 2040 Build scenarios (with and without
the bridge) identified a number of additional intersection and transit
improvements to be considered as mitigation, and compared to the
2040 Baseline scenario. These improvements included:

- Enhanced transit service along Eisenhower Avenue between the Van

Dorn Metrorail station and Eisenhower Avenue Metrorail station,
including improved headways, transit signal priority, improved
shelters and greater span of service

« Intersection improvements along Van Dorn Street at a number
of intersections including at Edsall Road, S. Pickett Street, and
Eisenhower Avenue

« Additional intersection improvements at both ends of the
multimodal bridge

If the multimodal bridge were not constructed under the 2040 Build
scenario, it would require significant widening of Van Dorn Street to
accommodate the intersection improvements identified above, in
addition to dedicated transit lanes and an improved pedestrian and
bicycle connection between South Pickett Street and Eisenhower
Avenue. The resultant significant width of Van Dorn Street would be
contrary to the urban and pedestrianized character that is envisioned
within the Plan area.

The traffic analysis showed that under the 2040 Build scenario

(with the Multimodal bridge), there is an increase in the number of
intersections that fail, as compared with the 2040 Baseline scenario,
due to the significant increase in associated traffic. However, if

the proposed mitigation is implemented, including intersection

and transit improvements identified above, the number of failing
intersections is significantly reduced, both within the Small Area Plan
boundary and overall transportation study boundary. The analysis also
showed that without the Multimodal Bridge, there are a great number
of failing intersections than with the bridge, due to the increased level
of connectivity and alternative routes to using Van Dorn Street. The
2040 Build scenario without the Multimodal bridge was also analyzed
with the proposed added mitigation (previously discussed). The
mitigation also helped to significantly reduce the number of failing
intersections under this scenario.
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4.3 PARKS AND OPEN SPACE

Parks and open space are a vital component of sustainable and healthy communities. Parks offer
opportunities for improving health through exercise and recreation, and are places for respite and
reconnection to nature. In addition, they contribute to naturally managing stormwater while enhancing
value by making a community visually pleasing.

Eisenhower West is home to a number of high quality parks and green spaces including Armistead Boothe
Park, Ben Brenman Park, and Hensley Park which serve citywide recreational needs. Future redevelopment
of properties in Eisenhower West will bring new residents and workers to this area, requiring the addition
of new parks and open spaces. All portions of the Eisenhower West area will be within a five to ten minute
walk of accessible open space. Accessible open space will include neighborhood parks which are multi-use
spaces oriented to the surrounding neighborhood.

PRINCIPLES

1. Create an open space network in new
development areas.

2. Protect, expand, and connect stream valleys and
other environmentally sensitive areas.

3. Link and expand the pedestrian, bicycle and trail
system in Eisenhower West.

Protect and enrich existing parks.

5. Provide residents with access to appropriate
recreational opportunities.

6. Create and enhance public gathering spaces
including plazas, streetscapes and nodes.

Artist’s rendering looking west along the Backlick Run greenway toward Neighborhood 1 - the Van Dorn Innovation District

Increase tree cover throughout Eisenhower West.

8. Integrate public art with public spaces created
near the Van Dorn Metrorail station.

9. Protect and interpret area historic resources.

(]
)
©
o
(Va]
c
(]
o
@)
©
c
©
(%]
g
©
o
(5]
i)
c
(]
S
Q@
Ll
[}
S
Z
c
L
(a T

44 | EISENHOWER WEST Small Area Plan DRAFT October 21, 2015




PLAN AREA PUBLIC PARKS AND OPEN SPACE

&), ’
0"'5' \jaq‘ﬁ

S
4]
‘5}:‘)

STEVENSON AVENUE

EpsalLL ROAD

10}23UuU0

Farringtoh Avenue |

Fig.4.22 - Public parks and open space
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Note: The locations of the proposed parks are for illustraitve purposes. The final design and

configuration of the parks will be subject to compliance with this plan and future zoning. e
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EXISTING PARKS NEW PARKS AND GREEN SPACES

The Eisenhower West Area includes several significant City parks including Ben Brenman Park, The Plan envisions the creation of new parks in each of the six neighborhoods in the plan
Armistead Boothe Park, Hensley Park and the Clermont Natural Area. However, the projected area. While the parks will vary in each neighborhood, they should be designed to be visible,
increase in population in the area will place far greater demands on these parks. This plan inviting, accessible, and to accommodate all ages and abilities. A variety of active and passive
therefore advocates enhancing existing parks. Enhancements could include features such as spaces is encouraged in each park, as are high-quality trees, vegetation and plantings.

lighting, drainage, irrigation, fencing, turf fields and picnic shelters, per approved City plans.

Enhancing existing parks also includes providing greater access to the parks, particularly
access over the rail lines. Two bike/pedestrian bridges are shown on the Concept Land Use
Plan connecting Ben Brenman Park to Neighborhoods 5 and 6, Bush Hill and Clermont
Exchange, south of the rail line. Given the cost of bridge construction, only one bridge is likely,
and more work will be needed to determine its optimal location.

The property west of the Clermont Natural Area, owned by Norfolk-Southern, is a priority
open space site identified in the Alexandria Open Space Master Plan. If acquired or placed in
a conservation easement, it would provide additional passive open space in the plan area and
could potentially include stormwater management features.

create a high-quality park environment. Yards Park,
Washington DC

Areas for play with amenities such as fountains

attract activity. Jamison Park, Portland, OR -

= P

Hensley Park

Armistead Boothe Park

Shady places with seating invite gathering and
interaction. Jamison Park, Portland, OR

Passive spaces and grassy areas encourage
picnics and relaxation. Crispus Attucks Park,
Washington, DC

Ben Brenman Park
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BACKLICK RUN GREENWAY

As part of the Plan, the inaccessible and degraded stretch of Backlick Run located between the
City of Alexandria/Fairfax County line and Cameron Station will be revitalized into an active
greenway, a key open space feature of the plan.

Revitalization of this greenway will include stream restoration, the removal of structures from
the Resource Protection Areas (RPAs) the removal of invasive species and replacement with
native vegetation. Existing buildings and other non-pervious surfaces will be removed from
the RPA concurrent with development of the sites on which they are located. This natural area
will include a multi-use trail and passive open space. Some benches and picnic areas will also
be provided. The open space may include stormwater management features.

See Section 5.5.2 for stream revitalization strategies.

Backlick Run existing condition
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PEDESTRIAN, BICYCLE AND
TRAIL SYSTEM

The Eisenhower West area will contain a linked
pedestrian, bicycle and trail system within the
parks and open spaces. In addition, many of the
streets in Eisenhower West will be complete streets
that accommodate different modes of transit.
Sidewalks will be provided on each street and
many will include bicycle accommodations. See
Figures 4.20 and 4.21.

Pedestrian/ bike trail, Alexandria, VA

Mt. Vernon Trail, Alexandria, VA
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EXISTING PARKS

1.

Enhance Ben Brenman Park, Armistead Boothe
Park, Hensley Parks with features such as
lighting, drainage, irrigation, fencing, turf fields
and picnic shelters per approved city plan.

Enhance access to Ben Brenman Parks from
south of the rail lines by implementing at least
one of the two bike/pedestrian bridges as
shown on Fig 4.22.

Increase the size of the Clermont Natural

Area by acquiring the property owned by
Norfolk Southern west of the natural area, or

by placing it in a conservation easement, to
provide additional passive open space in the
plan area and to potentially include stormwater
management features.

NEW PARKS AND GREEN SPACES

1.

At least one neighborhood park will be created
in each Eisenhower West neighborhood.

Neighborhood parks will be a minimum of one-
half acre in size.

Parks could include picnic grounds and shelters,
playgrounds, dog areas, small natural areas,
garden plots, passive and active recreation
areas.

Accessible open space may also include smaller
open spaces, or pocket parks, intended to meet
the needs of residents within a one or two
block area. These may include seating areas,
landscaping and small scale play equipment.

The plan calls for25% - 30% of each residential
block to be used for open space, which vaires
by neighborhood. The Plan goal is to have one
third of the required open space to be located
on site. The balance may be a combination of
above-grade amenity space and contributions
toward required parks.

DRAFT October 21,2015

6. Throughout implementation of the Eisenhower 2.
West plan, the City will look for opportunities for
temporary parks and public spaces.

7. At-grade open space is strongly preferred,
whether on-site or combined within
neighborhoods.

BACKLICK RUN GREENWAY

1. Revitalize Backlick Run to be the key open space 4.
feature of the Plan. Revitalization will include
stream restoration/stabilization, the removal of
structures from the Resource Protection Area
(RPA) and the removal of invasive species and
replacement with native vegetation.

Existing buildings and other impervious
surfaces should be removed from the RPA
concurrent with redevelopment of the sites on
which they are located.

Natural areas along Backlick Run should
integrate passive open space and multi-use
trails as shown in Fig. 4.22, as well as benches
and amenities should also be provided.

The design of the Backlick Run greenway
should reflect the environmental role of the
greenway through the design, landscaping, and
interpretive areas and may include stormwater
management features.

GREEN CONNECTIONS

Implement green connections to the Backlick
Run Greenway and other parts of the plan

area including stream valleys and other
environmentally sensitive areas. One example is
the small stream that connects to Backlick Run
in the vicinity of 731 S. Pickett Street.

Additional green connections to Backlick
Run will be identified and planned through
the development process and provided as
development occurs.

Integrate linear green spaces or green
connections along streets in locations
approximate to those shown on Fig. 4.22.

PLAN AREA PLACEMAKING OPPORTUNITIES

AP
NGO
N ¢

Farrington Avenue

Fig. 4.23 - Placemaking opportunities diagram
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Placemaking Oppartunities
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PLACEMAKING/OPEN SPACE
PUBLIC SPACES AND PLAZAS

1. At least one neighborhood public space or
plaza will be created in each Eisenhower West
neighborhood.

2. Public spaces will high-quality and memorable
in design in order to encourage sociability,
gathering, and interaction among community
members, particularly at the Van Dorn Metrorail
Station.

3. Low Impact Development (LID) strategies and
elements will be integrated in open spaces,
streetscape and public space design.

4. Incorporate historical markers and elements of
the historical character into the design of open
space to enhance the experience of users of the
parks within the planning area.

STREETSCAPES

1. Integrate easy to maintain street trees to
maximize opportunities to enhance tree
coverage and help meet the overall City goal to
achieve 40% tree canopy coverage by 2020.

2. Maintain existing trees where feasible, and plant
trees along all existing and new streets in the
Plan area at appropriate intervals, in accordance
with City policies.

3. Provide vegetated screening adjacent to the
rail lines to mitigate visual and noise impacts
from these uses. This vegetative screen
will be planned and planted as part of the
development of adjacent properties.

4. Refer to the City of Alexandria’s Green Sidewalks
BMP Design Guidelines for sidewalk design
standards and requirements.
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GATEWAYS

1. Create gateways to Eisenhower West through
the use of distinctive architecture, high-quality
public space design, special landscaping,
wayfinding signage, streetscape furnishings,
lighting, and public art. Potential gateway
locations include:

« Van Dorn Metrorail Station

. Intersection of Eisenhower Avenue and Van
Dorn Street

- Intersection of South Pickett and Van Dorn
Streets

- General area where Eisenhower Avenue
crosses Holmes Run

. Intersection of South Pickett and Duke Streets

See Fig. 4.23 for locations.

PUBLIC ART
1. Provide public art that is exciting, bold and
innovative.

2. Public art will reflect its site and help contribute
to the character of each neighborhood by
creating a sense of place unique to that
neighborhood.

Public art elements may be integrated into the
design of buildings, streetscapes and public
space components such as lighting, seating,
paving, vegetation, fountains, etc.

4. Both temporary and permanent public art may
be used to activate space.

5. Public artin the plan area will be consistent
with city-wide public art policies and plans, as
amended.

6. Key locations for public art should include
prominent places such as gateways, plazas,
parks, trails, green fingers, and nodes of activity
identified in the Plan including:

« New park and the new public plaza associated
with the mixed-use transit-oriented
redevelopment of the Van Dorn Metrorail
station. Work with MetroArts, WMATA's Art
in Transit Program which installs artwork
throughout the Metrorail system to enhance
travel via Metro.

« Backlick Run Greenway
« Future redevelopment of the Trade Center site

« Future park Bush Hill Park. Integrate
interpretive exhibits or public art expressing
the historic resources and archeology of the
Bush Hill neighborhood.

- Node at the intersection of Clermont and
Eisenhower Avenues.

- Node in the Van Dorn Innovation District

7. Celebrate the ecology of nearby Holmes Run
and Cameron Run through educational or
interpretive art or exhibits.

See Fig. 4.23.

OWNERSHIP AND MAINTENANCE

As new development is proposed and open space
is planned, the City will work with developers

to determine the optimal form of ownership

and maintenance of the new publicly accessible
open spaces. Open spaces that only benefit
immediate residents should be owned, operated
and maintained by private entities, such as a
homeowners association. Public access easements
may be required as part of the development review
process for open spaces to be accessible to the
public and privately maintained. Open spaces that
serve of wider community are likely best owned by
the City, although funding for maintenance may be
sought from those future residents or businesses
that will benefit the most. This will be determined as
part of the development review process.
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4.4 URBAN FORM AND BUILDING CHARACTER

The character, image, and marketability of Eisenhower West will be shaped in large part by the quality

of building and public spaces. Building designs should promote the character of each neighborhood
and further the overall placemaking goals of the Plan. While no specific architectural style is mandated,
buildings and structures in Eisenhower West will be contemporary, innovative, and high quality in design
and materials.

PRINCIPLES

1.

Create new neighborhoods with distinctive
architectural character, identity, and public
spaces.

Create a major node, destination and public
spaces at and near the Van Dorn Metrorail
Station.

Create nodes/neighborhood destinations at
the intersection of Eisenhower Avenue and
Clermont, and the current Trade Center.

Provide appropriate scale transitions to existing
development

Design building architecture, streetscape and
public spaces to be of the highest quality and
provide variety in height and design

Design sustainable streetscape and public
spaces to contribute to the City’s sustainability
goals.

Prior to the approval of the new zoning for each
neighborhood, building design guidelines will
need to be approved by the City.

For taller buildings, the building tops will be
required to provide a unique and distinctive
skyline.

EISENHOWER WEST Small Area Plan | 51

T
+—
(9}
o
©
e
O
©
C
©
£
o
L
(@)]
=
S
=
(aa)]
(%]
)
c
=
g
L
(0]
S
>
c
L)
(a8




T
+—
(9}
o
©
<
()
©
c
©
£
(o]
L
(®)]
=
L)
=
2]
(%]
i)
c
=
Q@
Ll
[}
S
>
c
L
(a T

BUILDING FORM AND CHARACTER

As part of future zoning and/or CDD approvals, more detailed design
standards and guidelines will be approved to supplement the
requirements for the plan.

Depending on the structural system, a typical floor plate (floor to
floor) for residential is 10-12; office is 13-15} and commercial is 15-18'.

Frontages

1. Buildings will have their primary frontages, entrances and lobbies
on primary and secondary streets, or facing parks or green spaces
to create a lively public realm, encourage safety and help provide
“eyes on the street” and “eyes on the park”.

2. Building facades fronting streets, or parks and green spaces will be
lined with active uses at all levels.

Massing

1. Buildings will vary in scale, and massing to create architectural
interest and avoid long expanses of walls.

2. Building massing will respect adjacent existing residential
development by stepping down to create “shoulder zones” that are
compatible in height and setback with adjacent buildings.

3. Building fagcades will have massing variations creating significant
modulations in the depths of facades. For longer facades, a
building break may be required as part of the development review
process.

Building Height

1. Buildings in Eisenhower West will vary in height to provide interest
in each neighborhood.

2. Building heights relate to their proximity to the Van Dorn Metrorail
Station. Taller buildings will be closer to the station. See Fig. 4.28.

3. Buildings within a 1/4 mile of the Van Dorn Metrorail Station will
be a 15 - 20 stories.

4. Blocks that straddle distance ranges from the Van Dorn Metrorail
Station (i.e. 1/4 to 1/2 mile) will be given consideration for the
taller building height.

5. Buildings over 100 feet in height will create massing and height
design guidelines that ensure the creation of a pedestrian-scaled
environment with exposure to sun and shade.
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Fig.4.24- Neighborhoods key plan
STAGES 1 AND 2 POTENTIAL DEVELOPMENT SUMMARY
Neighborhood Site Area | Building Heights Land Uses Total
1 -Van Dorn Innovation District 79.6 acres 5-15 floors Multifamily + townhouse
2 - Backlick Run 26.5 acres 5-15 floors Multifamily
3 - South Pickett 29 acres 5 floors Multifamily + townhouse
4 -Van Dorn Metro Center 34.2 acres 10 - 20 floors Multifamily
5 - Bush Hill 48.3 acres 5-15 floors Multifamily
6 - Clermont Exchange 25.9 acres 5-8 floors Multifamily
TOTAL 244 acres 9.3 M GFA
Fig.4.25- Stages 1 and 2 potential development summary
Retail
I
Development density does not include existing buildings, nor planned approved projects with the exception of the existing Victory Center building Office/Institutional
I
Note:
1. The total Gross Floor Area for Stages 1 & 2 is approximate. The specific allocation of development will occur with the future rezoning of Residential
the plan area and city approvals.
2. Theland area is based on GIS data. PWR
3. These goals are for Stages 1 and 2; Stage 3 has not been tested. [
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6. Outside the Y4-mile, lower heights will be considered with the
overall goal of achieving a variety of heights that step down from
the Van Dorn Metrorail Station.

7. Minimum heights do not apply to townhouses.

8. Density provisions of Section 7-700 of the Zoning Ordinance apply.

Distinctive Architecture and Placemaking

1.

Reinforce Eisenhower Avenue as a “Great Street” by using
distinctive architecture, landscaping and streetscape design.

2. Buildings taller than 100 feet will create distinctive architecture
and roof top design that are dramatic, deliberate, and add visual
interest to the skyline by offering 360 degree sculpted forms with
architectural and design flourishes.

3. Highlight special buildings by using contemporary and innovative

design, high-quality materials, and special building elements.
Potential locations include buildings:

« Around the Van Dorn Metrorail Station,

Fronting public spaces in the future mixed transit oriented
development near the Van Dorn Metrorail Station,

At the future terminus of Eisenhower Avenue,

At the intersection of Clermont and Eisenhower Avenues,

Along Van Dorn Street,
At the corner of South Pickett and Duke Streets,
At the future mixed-use node at the Trade Center site,

At gateways, and
Fronting parks and public spaces.

See Fig. 4.23 for all potential locations

Building Sustainability

1. Provide sustainably designed buildings consistent with the City of
Alexandria’s green buildings policies and development standards.

2. Roofs will contribute to sustainability by creating opportunities for
renewable energy, open space, and/or stormwater management.

3. Buildings will include and celebrate sustainable design features.

4. Where possible, orient buildings to maximize energy efficiency
and provide access to daylight.

DRAFT October 21,2015

PARKING

1. Provide a range of parking options. For larger projects, a shared
parking strategy is strongly encouraged.

2. Where there is sufficient change in topography, parking may be
tucked into the grade. See Figure 4.27.

3. When parking is located above grade, the frontage of each level
facing an “A”,“B", or “P” street and park/open space is required to be
lined with active uses (residential, office, hotel, and/or retail use)
for a minimum depth of 30 feet (50" preferred).

4. Surface parking areas are prohibited except for interim uses.

Provide on-street parking along neighborhood streets. Evaluate
on-street parking along Eisenhower Avenue where feasible. On-
street parking may not be appropriate for Van Dorn Street.

6. Integrate green building practices in parking design.

In the case that underground parking is not permitted due to
floodplain restrictions, above ground parking will be permitted
subject to architectural screening compatible with design and
materials of the building architecture.

FLOOR 7 FLOOR 5
FLOOR 6 FLOOR 4
FLOOR 5 FLOOR 3
FLOOR 4 FLOOR 2
FLOOR 3

FLOOR 2 GROUND FLOOR
GROUND PARKING
FLOOR PARKING

Fig. 4.27 - Parking tucked into grade

Building Height Range

High (15-20 stories)

Medium-High (10-15 stories)

N

Medium (5 stories)

Low (1-5 slories)

AR RN

Step Down Zone || Roap

N Street

\Va” Dor,

\
Fig. 4.28 - Buildigg heights diagram \ /

EVERGE DUKE StReg,

¥ 1N 300

EISENHOWER WEST Small Area Plan | 53

—
()
—
(9}
o
©
e
O
©
C
©
£
(o]
L
(@)
=
L)
=
(aa)]
(%]
i)
c
=
g
Ll
(0]
S
>
c
e
(a T




>
=
5
©
=
©
+—
(%]
>
(Y]
©
+—
c
()
S
c
o
=
c
Ll
(%]
i)
c
=
@
Ll
U
S
:
c
it}
o

city of alexandrig, virginia

54 | EISENHOWER WEST Small Area Plan

4.5 ENVIRONMENTAL SUSTAINABILITY

Sustainability means meeting our community’s
present needs while ensuring the ability of future
generations to meet their own. It involves balancing
and integrating environmental, economic, health
and social issues so as to maximize the quality

of life for all Alexandria residents. It also requires

us to consider the impacts of our decisions and
actions beyond the City of Alexandria and seek the
continuous evolution of policies and programs.

In an effort to achieve the overall goals of the

2008 City of Alexandria Eco-City Charter, the plan
recommends a series of sustainability measures

as it relates to the overall energy systems

and environmental requirements within the
development area. The foundational goals of the
Eco-City Charter are to envision Alexandria as a city
that:

« Builds Wisely

« Embraces Natural Beauty
« Improves Water Quality
+ Clears the Air

Conserves Energy & Resources
+ Minimizes Waste

« Supports Health Living

+ Leads Intelligently & Holistically

Shares Responsibility

The City of Alexandria‘s Environmental Action Plan
2030 (EAP), which was adopted in 2009, serves

as the broad road map for city leaders, staff, and
citizens to implement the sustainability visions set
forth in Alexandria’s Eco-City Charter. It sets out
principles, goals, targets and actions that explain
how Alexandria can lead the new Green economy,
address the challenges of climate change, and
continue its high quality of life while decreasing the
city’s carbon and ecological footprints.

The City’s draft Energy & Climate Action Plan 2012-
2020 builds on the work done in developing the

EAP by providing information on policies and
measures that the City is already undertaking, as
well as possible new measures under consideration,
to achieve the City’s climate change goals.

PRINCIPLES

1. Create high-efficiency buildings and
environmentally responsive neighborhoods
through energy use, waste water, and water
supply that achieve the goals of the Eco City
Charter.

2. Explore taking advantage of local infrastructure
resources including the Covanta waste-to-
energy plant and the local AlexRenew systems
to create economic and environmental benefits
for the City through district heating and cooling
and water reclamation and environmental
opportunities.

3. Explore infrastructure on a neighborhood and
district level by identifying regional and local
opportunities.

4. Create sustainable infrastructure that builds on
and enhances the local environmental character
of Eisenhower West.

5. Minimize the construction and maintenance
burden of infrastructure on the City while
maximizing quality and value of new facilities.

6. Limit to the extent feasible neighborhood
flooding and improve stormwater management.

7. Reduce stormwater pollution, decrease flooding
and enhance recreational use of water resources
through protection of riparian areas, and
stabilizing Backlick Run and its tributaries, and
tributaries to Cameron Run.

8. Ensure that air quality meets National Ambient
Air Quality Standards (NAAQS) for all criteria
pollutants and achieves indoor noise levels that
meet the City’s standard.
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4.5.1 ENERGY AND CLIMATE
CHANGE

The City of Alexandria signed an agreement to
meet or exceed the Kyoto Protocol greenhouse
gas reduction targets through the use of local land
planning, urban reforestation, public outreach, and
other greenhouse gas (GHG) reduction strategies.
The draft Energy and Climate Change Action Plan
2012 - 2020 provides information on policies

and energy measures that the City is already
undertaking, as well as possible new short-term
and medium-term measures to achieve the EAPs
greenhouse gas emission reduction targets, which
include:

+ 20% GHG reduction below 2005 levels by 2020

« 25% of City’s energy from clean renewable
sources by 2020

« All new buildings will be carbon neutral by 2030

+ 80% GHG reduction below 2005 levels by 2050

Two primary outside energy companies serve the
Eisenhower West area - Dominion Virginia Power
Company (DVP) and the Washington Gas Light
Company (Washington Gas). The plan area also
has a significant on-site energy asset, the Covanta
Resource Recovery Facility (Covanta), a waste-to-
energy plant providing electricity.

Dominion Virginia Power Company is a regulated
electric utility that transmits, and distributes
electricity from its power plants in Virginia,

North Carolina, Connecticut, and West Virginia to
customers in Virginia and specifically to Eisenhower
West. Dominion Virginia Power encourages the
growth of renewable energy in the Commonwealth,
and is committed to providing customers with
program options to support customer interest and
needs in renewable technologies.

Headquartered in Washington, DC, Washington

Gas delivers natural gas to more than one million
residential, commercial and industrial customers
throughout Washington, DC, and the surrounding
region. Washington Gas is a regulated subsidiary
of WGL Holdings, Inc., a public utility holding
company. The unregulated affiliates of WGL
Holdings are in energy-related businesses, selling
natural gas and electricity in competitive markets,
and providing heating, ventilating and air-
conditioning products and services.

The Covanta Resource Recovery Facility began
commercial operation in February 1988 and serves
about 300,000 residents of the County of Arlington
and the City of Alexandria, which jointly own the
site. The facility’s three, 325 ton-per-day furnaces
process 975 tons of solid waste, generating up to
23 megawatts of renewable energy that is sold

to Dominion Virginia Power Company. Covanta
has developed a facility-wide Environmental
Management System based on applicable federal

regulations and good management practices to
ensure:

« Compliance with applicable regulations and
permits

- Prevention of releases to the environment

« Conservation of natural resources by waste
minimization

« Continued improvement of environmental
performance

Figure 4.29 indicates the location within Eisenhower
West of the Covanta Resource Recovery Facility
along with the primary energy infrastructure for
both electric power and natural gas.

FUTURE DEVELOPMENT

The current energy resources, electric power from
Dominion Virginia Power (DVP) and natural gas
from Washington Gas Company, can adequately
supply energy to Eisenhower West for the near

[ Dominion Virginia Power
Washington Gas

Covanta

Farrington Avenue

Fig. 4.29 - Existing Energy Infrastructure
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term; however, infrastructure upgrades will be
required to distribution networks for both systems
in order to support the full development buildout in
the long term.

The Eisenhower West area is served by DVP from
two separate high voltage power substations
utilizing a combination of overhead and
underground distribution systems. Per DVP,
these two substations are sized to accommodate
approximately 25-30% of the projected future
growth prior to requiring significant upgrades.

Separate power circuits have been provided

along Eisenhower Avenue in the area around the
Van Dorn Metrorail station to serve the power
requirements for Metrorail equipment. Because

of the high density of power circuits around the
Metrorail station, any developments in and around
the station, or any large single load addition,

will require careful coordination with DVP and

adequate planning time to accommodate possible
infrastructure upgrades.

DVP has indicated that district energy systems,
combined heat/power systems and net-metered
photovoltaic systems are all possible and can be
connected to the DVP distribution system; however,
analysis must be done and coordinated with DVP
on how to connect this new generation to DVPs
infrastructure.

Washington Gas’ natural gas piping infrastructure in
Eisenhower West is at or near capacity and any large
single load additions to their system may require an
upgrade to the primary infrastructure. The natural
gas main piping running through the Eisenhower
West area ranges in size from 2”to 16”in size and is
designed to optimally operate below 20 pounds per
square inch gauge gas pressure.

Covanta, one of the most sustainable energy assets

within Eisenhower West, currently generates a
maximum 23 megawatts of renewable energy that
is sold to DVP to supply users within Alexandria.
This accounts for less than 20% of the total peak
electric power utilized within the Eisenhower West
plan area. As the future development progresses
to full buildout this will reduce to less than 15%.
Therefore, in order to meet the City’s goal for clean
renewable sources, additional renewable energy
sources will be required to be deployed along with
future development.

Figure 4.30 indicates the projected future full-
development energy usage, calculated utilizing
benchmarked square footage energy criteria.
The areas outlined in red indicate the future
development areas with the largest density of

future energy usage and areas highlighted in yellow

represent the lowest density of future energy usag

ENERGY STRATEGIES

In order to extend the usage of the existing energy
resources currently serving Eisenhower West and
meet the energy reduction goals set out by the
City of Alexandria, strategies are recommended

to be incorporated and/or studied in all future
developments. On the individual building scale
energy conservation strategies can be implemented
to reduce the overall project greenhouse gas
emissions. Where a large scale development is
planned, the opportunities should be studied,
coordinating with the City and applicable

local utilities for environmental and regulatory
requirements, in order to incorporate community
scale energy solutions that can take advantage of
larger and more diversified energy loads. See next

page.
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POSSIBLE LARGE SCALE ENERGY STRATEGIES

District Energy Systems (DES)

District energy systems deliver hot water,
steam or chilled water from a central
plant(s) to multiple buildings via a network
of pipes to meet thermal end uses. DES
systems can use a wide variety of energy
sources including CHP, and may incorporate
microgrids.

Combined Heat and Power (CHP)
CHP systems use the same energy source
to simultaneously produce useful thermal
energy and electricity. A CHP opportunity
that currently exists within Eisenhower
West is the Covanta Resource Recovery
Facility. Although the facility is currently
only setup to deliver electricity, Covanta
has studied and is prepared to modify its
facility to add heat exchangers to provide a
CHP that can deliver thermal energy to local
developments adjacent to the plant. Figure
4.30 indicates the estimated future heating
loads in the development neighborhoods
with projected high, medium and low
opportunity zones indicated for extending
heating piping from Covanta to these
heating loads.

Motor/Generator

Combined Heat and Power (CHP)
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Microgrids

Microgrids are small-scale electricity
distribution systems that link and
coordinate multiple distributed energy
resources into a network serving some or
all of the energy needs of one or more users
located in close proximity. It can operate
connected to the traditional centralized
electric grid or autonomously from it, in an
intentional island mode.

Integrated Community Waste

Energy Solutions

Sources of surplus heat from municipal
and commercial processes at Eisenhower
West that can be tapped include building
sewage that can be sufficient for heating
buildings. A highly efficient hot water
district heating system was installed for
heating the Olympic Village for the 2010
Winter Olympics in Vancouver, Canada,
extracting heat from sewage. This system is
now being expanded to complete a district
scale waste energy plant for Vancouver.
Locally, DC Water is currently planning to
install sewage waste heat recovery systems
throughout Washington DC that can be
utilized for both heat extraction and heat
rejection.

Solar shading

POSSIBLE BUILDING SCALE ENERGY STRATEGIES

Daylighting

Natural daylight is the most efficient
lighting strategy. New buildings should be
constructed to maximize daylight exposure
in both private and common areas.
Lighting control should respond to human
occupancy to ensure that artificial lighting
is used only when needed.

Exterior Lighting

Exterior lighting is the most overlooked
energy savings opportunity. Exterior
lighting use high efficiency fixtures such

as light emitting diodes (LED) and should
implement energy-efficient control
technologies. It should also incorporate the
“Dark Skies” principles for fixture selection.

Energy Efficient Envelopes

Lessen energy usage as much as practical
and economical through energy-efficient
envelope design for all new buildings.

Renewable Energy

Apply renewable energy technologies on-
site including solar electric photovoltaics
(PV) and active solar heating for energy
systems, utilizing available incentives from
DVP and Washington Gas. Alternatively,

Renewable energy

participate in the Dominion Green Power®
program, which is certified by Green-e®
Energy, for 100% of electric power usage.
Utilizing planned future roof areas for roof-
mounted PV and planned parking areas for
overhead mounted PV on-site, Diagram X
indicates the projected peak solar electric
peak power generation possible for each
neighborhood area. See Figure 4.31

Ground Source Heat Pump

Where site area is available for a ground
source well field, energy efficient ground
source heat pump systems can be installed
to tap the relatively consistent temperature
of the ground for heating and cooling.

For commercial and large residential
projects that would typically utilize a
cooling tower, this has the additional
benefit of significantly reducing overall
water consumption for mechanical system
makeup.

Electrical Vehicle Infrastructure
Provide infrastructure on-site for
accommodating electrical vehicles, which
are anticipated to increase over time.

o =

-

—

Electric vehicle infrastructure, Portland
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4.5.2 ENVIRONMENT

STREAM REVITALIZATION AND
STABILIZATION

Holmes Run and Cameron Run are considered
impaired by the Virginia Department of
Environmental Quality for exceeding the bacteria
water quality standard. These streams and
tributaries are surrounded by 100-foot Resource
Protection Area (RPA) buffers, which were adopted
by the City of Alexandria in 1992 in response to
the Chesapeake Bay Preservation Act of 1988.
(Intermittent streams area protected by 50-foot
buffers.) The creation of these protected areas
ensures that “sensitive environmental corridors”
are “preserved in a natural condition.” Backlick Run,
Holmes Run, Cameron Run and their tributaries
and their designated RPAs must remain through
and following this project with measures to be
implemented to further their protection. The
open space along the Backlick Run stream corridor
is intended to be functional by addressing
stormwater, stream improvements and restoration/
stabilization of the RPA.

The Plan recommends stream revitalization
strategies be implemented to restore the health of
existing streams and contribute to the creation of
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the Backlick Run Greenway. The stream system will
be the focal environmental element within the plan
area. As such the Plan recommends a Backlick Run
Restoration Master Plan be pursued as a next step.

Redevelopment that capitalizes on Resource
Protection Areas (RPAs) buffer restoration/
stabilization with possible natural stream
improvements of Backlick Run and small tributaries,
and the environmental features existing in
“Clermont Cove,” will enable enjoyment for
citizens, more diverse animal habitat, and greater
functionality to the stream system. Consideration
for siting green infrastructure stormwater BMPs in
the RPA will be given to redevelopment projects
adjacent to Backlick Run and other tributaries

that remove existing encroachments. Following
removal of the existing encroachment, the BMP
can be placed in the footprint of the previous
encroachment. This will benefit the stream and
increase the buildable area outside of the RPA.
Replanting of the stream buffer will provide open
space, treat stormwater and create natural habitat.

STORMWATER MANAGEMENT AND
GREEN INFRASTRUCTURE

The plan covers a drainage area of over 600 acres,
with most properties within the plan area with

LEGEND

Plan Area Boundary

Pervioss Surface

Impervisus Surlace

Slream
I —

100-yr Floorplain

10° Contour Line

LEGEND

City Boundary
N - N N . .. i
=l

H Plan Area Boundary

Perennial Stream - 100" Buffer
AAAAAARAAARARAAAR

Intermittent Stream - 50° Butfer
SISO

Rivers, Lakes, & Streams

1. BUMMER'S GROVE RD
% 3 COWLNG CT

_

Fig. 4.34 - Existing Resource Protection Areas
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POSSIBLE STREAM REVITALIZATION STRATEGIES

Resource Protection Areas (RPA)
Maintain the 100-foot RPA buffer area
along streams in the plan area. Current
encroachments within the first 50 feet of
the buffer may be supplanted with green
infrastructure practices that provide water
quality benefits for the fronting parcels to

maximize buildable area outside of the RPA.

Stream Restoration/Stabilization

This practice varies but can include: grading

of stream bank, realignment, native plant
installation, rock structures, naturalization,
bank reconstruction and stabilization,
matting, utility relocations, and outfall
repairs, among other things.

Constructed Wetlands

Stormwater runoff flows through the
wetland, allowing for pollutant removal
through the settling and biological uptake
within the practice. Wetlands are among
the most effective stormwater practice in
terms of pollutant removal and they also
offer aesthetic and habitat value.

Trails and Pathways
Trails and pathways are described
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throughout the Plan as a way to connect
amenities and resources. Costs for trails
and pathways were analyzed as a source
of recreation along the waterway using

a guide published by Chester County, PA
called Trails and Path Planning: A Guide for
Municipalities.

Plantings
Planting new native trees, shrubs and
groundcover within the RPA buffer of a

stream was considered as a desired method

of restoring natural landscape for riparian
areas. Plantings must follow manuals and

guidelines from the Virginia Department of

Environmental Quality.

Stream Daylighting
Stream daylighting includes the removal
of natural streams from artificial pipes and

culverts to restore a natural stream. Stream

daylighting restores habitat, promotes
infiltration, helps reduce pollutant loads
and can provide better runoff attenuation
because it increases the storage size of
the natural system. A few small tributaries
could benefit from this practice.

low-scale buildings and/or surface parking
constructed before stormwater quality and
quantity requirements were in place. This, along
with topography, and a large upstream drainage,
contributes to the periodic flooding and
untreated stormwater runoff that are a problem
in the Plan area.

Low impact development (LID) or Green
Infrastructure (GI) stormwater management
strategies are recommended to be implemented
with redevelopment in the plan area to
minimize stormwater runoff and reduce water
pollution, while creating a greener and healthier
environment, and providing ancillary benefits
such as habitat areas for wildlife, reducing the
heat island effect and providing opportunities
for connection to nature.

The gradual redevelopment of the plan area
over time offers the opportunity to significantly
improve stormwater management and reduce
polutant runoff throughout the plan area while
enhancing the health of existing streams and
tributaries.

The plan encourages the installation of
permeable pavers in sidewalks and parallel
parking areas. In addition, tree wells — or
urban bioretention - will be designed to treat
stormwater runoff for new or redeveloped
roadways per the Complete Streets Guidelines.

Consideration for siting green infrastructure
stormwater BMPs in the RPA will be given to
redevelopment projects adjacent to Backlick
Run and other tributaries that remove existing
encroachments. Following removal of the
existing encroachment, the BMP can be placed
in the footprint of the previous encroachment.
This will benefit the stream and increase the
buildable area outside of the RPA. Replanting of
the stream buffer will provide open space, treat
stormwater and create natural habitat.

EFFECTIVE USE OF WATER
RESOURCES

The Plan recommends a Stormwater Master Plan
to decrease stormwater runoff, and improve
water quality. The Plan also recommends the
installation of low flow or ultra low flow water
features such as toilets, lavatory sinks, and
showers in new units, encouraging retrofits

in the existing older units and buildings as
buildings are renovated. Rainwater capture
and reuse and grey water reuse can provide
stormwater benefits and reduce use of potable
water for non-potable uses.
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Tree trench, Yards Park, Washington, DC
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POSSIBLE STORMWATER MANAGEMENT STRATEGIES
- GREEN INFRASTRUCTURE

Bioretention Areas

Landscaping features adapted to provide on-site
treatment of stormwater runoff, bioretention areas
are generally applied to smaller sites in urbanized
settings. Surface runoff is directed into shallow,
landscaped depressions that incorporate pollutant
removal mechanisms such as runoff filters through a
mulch layer and soil mix is taken up by plantings.

Permeable Pavers

These manufactured concrete units are designed
with small openings between permeable joints
filled with highly permeable, small-sized aggregates
allowing stormwater to enter a crushed stone
aggregate bedding layer and base that supports
the pavers. They can replace traditional impervious
pavement for most pedestrian and vehicular
applications except high-volume/high-speed
roadways.

Pervious Concrete

Pervious concrete is made with reduced sand

or fines that allows water to drain through the
surface to the aggregate storage layer below. It can
replace traditional impervious pavement for most
pedestrian and vehicular applications except high-
volume/high-speed roadways.

Cisterns

Cisterns are designed to intercept and store runoff
from rooftops to allow for its reuse, reducing
volume and overall water quality impairment.

Tree Well BMPs/Urban Bioretention

Tree well BMPs, per the Green Sidewalks Guidelines,
perform the same functions that other infiltration
practices perform but in addition provide an
increased tree canopy.

Planter Box

These containers, located either above or below
ground, are planted with vegetation that captures
stormwater within the structure itself rather than

allowing it to drain directly into nearby storm drains.

Planter boxes must be located reasonably close to
downspouts or structures generating runoff.

Bioswale

As stormwater runoff flows along these planted
open channels, it is treated through vegetation
slowing the water to allow sedimentation, filtering
through a subsoil matrix, and/or infiltration into the
underlying soils.

Green Roofs

Green roofs absorb, store, and evapotranspire initial
precipitation and reduce the discharge of pollutants
such as nitrogen and phosphorus to a storm sewer
system due to soil microbial processes and plant
uptake.

Infiltration Trench

These rock-filled trenches allow stormwater runoff
to pass through a combination of pretreatment
measures, such as a swale and detention basin, and
into the trench. There, runoff is stored in the void
space between the stones and infiltrates through

the bottom into the soil.

Cistern
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4.5.3 SANITARY SEWER AND

WATER

The Plan area falls within the Holmes Run Sanitary

Sewershed and the Alexandria Renew Enterprises LEGEND
(AlexRenew) service area. Currently, 80,000 feet of

sanitary sewers exist in the plan area, mostly small it lanfrea Outide Plendrea
collector sewers (10-12") owned and maintained City Boundary

by the City. See Fig. 4.35. Small collector sewers -
discharge to three trunk sewers owned by Fairfax
County, which are then conveyed to the AlexRenew
Holmes Run Trunk Sewer and conveyed to their
treatment facility.

Plan Area Boundary

Sanitary Lines

City of Alexandria
With new development and redevelopment Duke Street
envisioned over the next 20-25 years, portions of Fairtax Counly .
the existing sewer system will need to be upgraded
Alexandria Sanitation Authority
as development happens:

BEN BRENMAN  \|
PARK \

« Potentially, the additional sewage generated by
the Eisenhower West SAP could result in areas
without sufficient sewer capacity.

« Sanitary sewers operating over capacity could
result in sewer back-ups into homes and
businesses and sanitary sewer overflows into the
environment.

%,
« Itis anticipated that some of the City-owned %,

collector sewers will require upsizing (replacing

existing sewer pipe with a larger pipe). ARMISTEAD

BOOTHE
« Coordination between AlexRenew, Fairfax County = > HENSLEY PARK
and the City is currently ongoing to determine ; L

infrastructure upgrades required on the trunk and '

interceptor sewers.

A variety of strategies to conserve water and reduce
flow into the sanitary sewer system - such as low-
flow toilets, rainwater harvesting, etc. - listed on the
following page - will reduce the need for upgrades,
and are recommended to be implemented as new
development occurs throughout the plan area.

Farrington Avenue

Reclaimed Water
Reduction of overall domestic water usage across
the city of Alexandria is a major goal in moving Fig. 4.35 - Existing sanitary sewer system e
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towards Alexandria’s environmental priority of increasing
water conservation. One of the ways this can happen is to use
reclaimed water across the city as much as possible in order to
reduce overall dependency of clean domestic water.

This reclaimed water system is more widely known as a “Purple
Pipe” water system as it is typically colored purple to clearly
indicate to building occupants or building maintenance

that it is a non-potable water system and different from the
domestic systems in the building. Reclaimed water is water
that's received a level of treatment appropriate for non-potable
uses. It's produced by using physical, biological, and chemical
processes to remove harmful material from wastewater that
flows into our plant. Treating wastewater so that it can be
classified as “reclaimed” includes two stages of ultraviolet
disinfection prior to distribution.

The Alexandria City wastewater reclamation facility located in
Old Town Alexandria is operated by AlexRenew. The AlexRenew
facility serves about 320,000 people in the City of Alexandria
and parts of Fairfax County, processing an average of 13 billion
gallons of wastewater every year. While most of AlexRenew’s
cleaned water is returned back to the environment, AlexRenew
has recently embarked upon installation of a reclaimed

water system (Purple Pipe System) to make use of the high
quality water for non-potable uses. AlexRenew is currently
planning to utilize the purple pipe reclaimed water in the new
AlexRenew Headquarters and in other buildings in the Carlyle
development. They have expectations for expansion of this
buried Purple Pipe system up Eisenhower Avenue.

Reclaimed water has been gaining acceptance nationwide,

and is used in almost all 50 states. In the National Capital
Region, Loudoun Water and Fairfax Water have reclaimed water
systems. Since 2000, AlexRenew has used about 1.5 billion
gallons of reclaimed water annually for on-site heating, cooling,
and equipment cleaning. Beginning in 2016, they will make
reclaimed water available to customers.
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POSSIBLE SANITARY SEWER
AND WATER REDUCTION STRATEGIES

Reclaimed Water

Reclaimed water is water which has received a level of
treatment appropriate for non-potable uses. It can be
used for :

« Commercial Toilet Flushing

« Construction Dust Control & Soil Compaction

- Landscape Irrigation

« Boiler and Cooling Tower Make-up

« Street Sweeping

« Power Washing

+ Concrete Mixing

« Commercial Car Washes

Rainwater Harvesting

Rainwater should be captured on-site from roof
surfaces and reused for irrigation, and indoor plumbing
needs. This reduces the demand for potable water and
has associated energy and cost savings.

Low-Flush Toilets

More than 4.8 billion gallons of water is flushed down
toilets each day in the United States as conventional
toilets use 3.5 to 5 gallons of water per flush. Low-flush
toilets use only 1.6 gallons of water or less.

W W A
Reclaimed water

Showers account for about 20 percent of total indoor
water use. By replacing standard 4.5-gallon-per-minute
showerheads with 2.5 gallon-per-minute heads, a
family of four can save approximately 20,000 gallons of
water per year.

Faucet Aerators

Faucet aerators break the flowing water into fine
droplets and entrain air while maintaining wetting
effectiveness. They can reduce water use at a faucet by
as much as 60 percent while still maintaining a strong
flow.

Pressure Reduction

The maximum water flow from a fixture can be reduced
if the water pressure is reduced. For example, a
reduction in pressure from 100 psi to 50 psi at an outlet
can result in a water flow reduction of about one-third.

Rainwater harvesting
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4.1 LAND USE
COMMERCIAL OFFICE/INSTITUTIONAL

1. Commercial office/institutional uses will allow for ground
floor retail wherever retail is required and recommended.

Commercial office/institutional uses are required in
Neighborhood 2 - Backlick Run, and Neighborhood 4 - Van
Dorn Metro Center, and encouraged in Neighborhood 1 -
Van Dorn Innovation District, Neighborhood 5 - Bush Hill,
and Neighborhood 6 - Clermont Exchange.

Focus commercial office, hotel, and institutional uses at
transit hubs (the Van Dorn Metrorail station and West End
Transitway stops) and along primary framework streets
(particularly Van Dorn Street and Eisenhower Avenue).

RETAIL

Retail uses include neighborhood shops, large format (or “big
box”) stores, grocery stores, restaurants and cafes.

1. Retail will be located at the base of buildings along primary
streets including Eisenhower Avenue, South Pickett and Van

Dorn Streets to the extent possible.

Ground floors will be designed at 15-18 feet in height and

at least 35’in depth (50’ preferred) in order to accommodate
retail and Production, Wholesale and Repair uses, and maker

space.

Neighborhood-serving retail that can attract shoppers
walking to and from identified nodes and transit stations/
stops will be provided.

Large-format or “big box” retail that is primarily auto-served
will be designed in an urban format, multi-story to the extent
possible. It is encouraged in areas beyond a 1/2 mile of the
Van Dorn Metrorail station, particularly in Neighborhood 6.
Large format retail may be appropriate within a 2-mile of the

Metrorail station in locations facing Van Dorn Street.

Retention of the types of existing local retail establishments

is encouraged, especially local ethnic grocers and
restaurants.

. Topography may impact the feasibility of retail in some
locations.
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SUMMARY OF PLAN-WIDE ELEMENTS

RESIDENTIAL

1.

Vertically integrate new residential development with other
uses.

Require a variety of heights for new multifamily and
townhouse development while ensuring adequate height
and scale transitions to neighboring developments.

Extend the grid, character and scale of Cameron Station with
new development along South Pickett Street.

Focus high-density, transit-oriented mixed-use development,
including residential development, in the Van Dorn Metro
Center Neighborhood.

Create a cohesive and architecturally distinctive residential
neighborhood with small-scale retail along Eisenhower
Avenue in the Bush Hill Neighborhood.

AFFORDABLE HOUSING

1.

Housing opportunities and/or voluntary contributions to the
Affordable Housing Trust Fund with each redevelopment in
the Plan area.

Pursuant to Sec. 7-700 of the zoning code, bonus densities
of 30% or more are allowed in order to encourage the
production of affordable units.

Encourage co-location of affordable housing, including
senior or assisted living, with future civic or municipal uses
where possible.

Build partnerships between property owners interested
in redevelopment and non-profit affordable housing
developers.

Allow for potential ARHA replacement units in the Plan area.

Permit a continuum of senior living options in units ranging
from independent living to assisted living, nursing homes,
and memory care. Locate senior independent living projects
close to community amenities and transit.

Encourage universal design to enable residents to age-
in-place and improve the safety and utility of housing for
people with disabilities; visitability features should be
incorporated to ensure new homes are accessible to people
regardless of their physical abilities.

COMMUNITY FACILITIES

1.

Encourage co-location of community facilities with each
other and with other desired uses such as affordable
housing.

. Where opportunities exist, consider placing recreational

facilities on top of buildings. Ensure that these facilities are
clearly visible, inviting to the public, and easily accessible.

4.2 TRANSPORTATION AND CONNECTIVITY

STREETS AND BLOCKS
Required and Recommended Streets

1.

Required streets must be implemented as part of the
redevelopment in order to create additional access and
connectivity and break down the scale of development
in the plan area. The required streets are required to be
constructed as part of the redevelopment.

Recommended Streets allow flexibility for landowners and
developers to work with varying site conditions. The final
location of these streets will be determined based on the
maximum block sizes, as part of the development review
process.

. The blocks formed by existing, required and recommended

streets must adhere to the requirements for block sizes.

STREET HIERARCHY
Primary or “A” Streets

1

2.
3.
4

Buildings will front the street.
Building entries will be located along the street frontage.
Active uses will be located on all street frontages.

If above-grade parking is permitted, it will be screened with
active uses to at least 30 feet in depth for each street and
park open space frontage.

. The highest quality of architectural facade treatment will be

used.

No driveways, curb cuts, driveways, or service alleys will be in
view.
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SECONDARY OR“B” STREETS

5.

Buildings will front the street.

Primary or secondary building entries will be located on
these streets.

If above-grade parking is permitted, it will be screened with
active uses to at least 30 feet in depth for each street and
park open space frontage.

. A high quality of architectural facade treatment will be

used.

No driveways, curb cuts, or service areas will be in view.

TERTIARY OR“C” STREETS

Buildings will front the street.

Primary or secondary building entries may be located on
these streets if no A or B Street exists bounds the block.

. A high quality of architectural facade treatment will be used

Streets abutting railways will have flexibility in street and
sidewalk width and parallel parking where appropriate.

. Curb cuts for providing access to parking and loading

areas may be located on these streets, provided they
are combined with adjacent development to the extent
possible.

“P"” STREETS

1.

On P streets fronting parks, on-street parallel parking is
permitted on the building side, but not on the park side, in
order to allow for unobstructed views toward the park or
green buffer areas.

. On P streets fronting parks, no driveways, curb cuts, or

service areas will be accessed from a P street.

. On P streets fronting railways, curb cuts for providing access

to parking and loading areas may be located on these
streets, provided they are combined to the extent possible.

If above-grade parking is permitted, it will be screened with
active uses to at least 30 feet in depth (50’ preferred) for
each street and park open space frontage.
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SUMMARY OF PLAN-WIDE ELEMENTS

BLOCKS

1.

Blocks in Eisenhower West will vary from 300-400 feet in
length for each block frontage.

. Where it is difficult to accommodate smaller blocks due to

parcel size, topography or other factors, blocks may be up
to a maximum of 500 feet, so long as the buildings along
them have massing variations and building breaks that
create significant modulations, entrances, and storefronts.
Blocks of this length should be limited in the Plan area.

Midblock connections are encouraged to allow for
pedestrian and alley access. Connections will be determined
at the time of development in concert with development
and design guidelines.

For the purpose of determining block size, the block
perimeter may be established by mid-block connections
and streets.

BICYCLING ENHANCEMENTS

1.

Provide enhanced bicycle corridors throughout Eisenhower
West, especially on major streets including Eisenhower
Avenue, Van Dorn Street and South Pickett Street, the
Multimodal Bridge, and Farrington Connector. Enhanced
bicycle corridors include a separate on-street facility for
bicyclists, which may include a bike lane, separated or
buffered bike lane, climbing lane or sidepath.

Extend the Backlick Run trail west to Fairfax County.

Provide off street bike trails through parks and green areas.
Trails are hard surfaces, and a minimum of 10’ wide, but
preferably 12"wide, and are shared between bicyclists and
pedestrians.

Provide bicycle parking facilities inside garages at all new
developments.

Provide bicycle racks at key locations, particularly at mixed-
use nodes.

Provide BikeShare stations at key destinations around
Eisenhower West.

Provide shared roadways for bicycles and vehicles. Shared

roadways will be marked (“sharrows”) and/or signage

will be used to designate the road as a shared facility. A
shared roadway can be accommodated by a neighborhood
bikeway designed to slow vehicles and give priority to
bicyclists.

PEDESTRIAN ENVIRONMENT

1.

Create a network of connected sidewalks, trails and paths
for pedestrians.

Provide sidewalks separate from bicycle facilities, or
separate pedestrians and cyclists.

Provide sidewalks along all street frontages except parks
where trails are present.

Create safe, accessible, and well-marked pedestrian
crosswalks at all street intersections.

Create a non-motorized trail and bridge connection across
the railroad tracks from Clermont Avenue to Ben Brenman
Park.

Create a non-motorized trail and bridge connection across
the railroad tracks from Eisenhower Avenue to Cameron
Station.

Create a non-motorized trail and bridge connection across
the railroad tracks from Eisenhower Avenue to Armistead
Boothe Park either as a stand-alone bridge, or as part of the
Multimodal Bridge design.

Provide seating/places for pedestrians to rest along paths/
sidewalks.

Encourage and allow outdoor seating on wide sidewalks.

. Create a trail and bridge connection to connect

neighborhoods bisected by the railroad right-of-way as part
of Farrington-Edsall Connector.
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4.3 PARKS AND OPEN SPACE
EXISTING PARKS

1. Enhance Ben Brenman Park, Armistead Boothe Park,
Hensley Parks with features such as lighting, drainage,
irrigation, fencing, turf fields and picnic shelters per
approved city plan.

Enhance access to Ben Brenman Parks from south of the
rail lines by implementing at least one of the two bike/
pedestrian bridges.

Increase the size of the Clermont Natural Area by acquiring
the property owned by Norfolk Southern west of the
natural area, or by placing it in a conservation easement, to
provide additional passive open space in the plan area and
to potentially include stormwater management features.

NEW PARKS AND GREEN SPACES

At least one neighborhood park will be created in each
Eisenhower West neighborhood.

Neighborhood parks will be a minimum of one-half acre in
size.

Parks could include picnic grounds and shelters,
playgrounds, dog areas, small natural areas, garden plots,
passive and active recreation areas.

Accessible open space may also include smaller open
spaces, or pocket parks, intended to meet the needs of
residents within a one or two block area. These may include
seating areas, landscaping and small scale play equipment.

. The plan calls for25% - 30% of each residential block to be
used for open space, which vaires by neighborhood. The
Plan goal is to have one third of the required open space
to be located on site. The balance may be a combination
of above-grade amenity space and contributions toward
required parks.

. Throughout implementation of the Eisenhower West plan,
the City will look for opportunities for temporary parks and
public spaces.
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7. At-grade open space is strongly preferred, whether on-site
or combined within neighborhoods.

BACKLICK RUN GREENWAY

1. Revitalize Backlick Run to be the key open space feature
of the Plan. Revitalization will include stream restoration/
stabilization, the removal of structures from the Resource
Protection Area (RPA) and the removal of invasive species
and replacement with native vegetation.

Existing buildings and other impervious surfaces should be
removed from the RPA concurrent with redevelopment of
the sites on which they are located.

Natural areas along Backlick Run should integrate passive
open space and multi-use trails as well as benches and
amenities should also be provided.

. The design of the Backlick Run greenway should reflect the
environmental role of theg reenway through the design,
landscaping, and interpretive areas and may include
stormwater management features.

GREEN CONNECTIONS

1. Implement green connections to the Backlick Run
Greenway and other parts of the plan area including stream
valleys and other environmentally sensitive areas. One
example is the small stream that connects to Backlick Run in
the vicinity of 731 S. Pickett Street.

. Additional green connections to Backlick Run will be
identified and planned through the development process
and provided as development occurs.

Integrate linear green spaces or green connections along
streets.

PUBLIC SPACES AND PLAZAS

1. At least one neighborhood public space or plaza will be
created in each Eisenhower West neighborhood.

Public spaces will high-quality and memorable in design in
order to encourage sociability, gathering, and interaction

among community members, particularly at the Van Dorn
Metrorail Station.

Low Impact Development (LID) strategies and elements will
be integrated in open spaces, streetscape and public space
design.

Incorporate historical markers and elements of the historical
character into the design of open space to enhance the
experience of users of the parks within the planning area.

STREETSCAPES

1.

Integrate easy to maintain street trees to maximize
opportunities to enhance tree coverage and help meet the
overall City goal to achieve 40% tree canopy coverage by
2020.

Maintain existing trees where feasible, and plant trees along
all existing and new streets in the Plan area at appropriate
intervals, in accordance with City policies.

Provide vegetated screening adjacent to the rail lines to
mitigate visual and noise impacts from these uses. This
vegetative screen will be planned and planted as part of the
development of adjacent properties.

Refer to the City of Alexandria’s Green Sidewalks BMP Design
Guidelines for sidewalk design standards and requirements.

GATEWAYS

1.

Create gateways to Eisenhower West through the use of
distinctive architecture, high-quality public space design,
special landscaping, wayfinding signage, streetscape
furnishings, lighting, and public art. Potential gateway
locations include:

- Van Dorn Metrorail Station
- Intersection of Eisenhower Avenue and Van Dorn Street
- Intersection of South Pickett and Van Dorn Streets

- General area where Eisenhower Avenue crosses Holmes
Run

Intersection of South Pickett and Duke Streets
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Plan-wide Elements

PUBLIC ART

Provide public art that is exciting, bold and innovative.

Public art will reflect its site and help contribute to the
character of each neighborhood by creating a sense of place
unique to that neighborhood.

Public art elements may be integrated into the design of
buildings, streetscapes and public space components such
as lighting, seating, paving, vegetation, fountains, etc.

Both temporary and permanent public art may be used to
activate space.

Public art in the plan area will be consistent with city-wide
public art policies and plans, as amended.

Key locations for public art should include prominent places
such as gateways, plazas, parks, trails, green fingers, and
nodes of activity identified in the Plan including:

« New park and the new public plaza associated with the
mixed-use transit-oriented redevelopment of the Van
Dorn Metrorail station. Work with MetroArts, WMATA's Art
in Transit Program which installs artwork throughout the
Metrorail system to enhance travel via Metro.

« Backlick Run Greenway
« Future redevelopment of the Trade Center site

Future park Bush Hill Park. Integrate interpretive exhibits or
public art expressing the historic resources and archeology
of the Bush Hill neighborhood.

- Node at the intersection of Clermont and Eisenhower
Avenues.

- Node in the Van Dorn Innovation District

7. Celebrate the ecology of nearby Holmes Run and Cameron

Run through educational or interpretive art or exhibits.

4.4 URBAN FORM AND BUILDING
CHARACTER

Buildings will have their primary frontages, entrances and
lobbies on primary and secondary streets, or facing parks
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SUMMARY OF PLAN-WIDE ELEMENTS

or green spaces to create a lively public realm, encourage
safety and help provide “eyes on the street” and “eyes on the
park”.

Building facades fronting streets, or parks and green spaces
will be lined with active uses at all levels.

Massing

1.

Buildings will vary in scale, and massing to create
architectural interest and avoid long expanses of walls.

Building massing will respect adjacent existing residential
development by stepping down to create “shoulder zones”
that are compatible in height and setback with adjacent
buildings.

Building facades will have massing variations creating
significant modulations in the depths of facades. For longer
facades, a building break may be required as part of the
development review process.

Building Height

1.

Buildings in Eisenhower West will vary in height to provide
interest in each neighborhood.

Building heights relate to their proximity to the Van Dorn

Metrorail Station. Taller buildings will be closer to the station.

Buildings within a 1/4 mile of the Van Dorn Metrorail Station
will be a 15 - 20 stories.

Blocks that straddle distance ranges from the Van Dorn
Metrorail Station (i.e. 1/4 to 1/2 mile) will be given
consideration for the taller building height.

Buildings over 100 feet in height will create massing and
height design guidelines that ensure the creation of a
pedestrian-scaled environment with exposure to sun and
shade.

Outside the %-mile, lower heights will be considered with
the overall goal of achieving a variety of heights that step
down from the Van Dorn Metrorail Station.

Minimum heights do not apply to townhouses.

Density provisions of Section 7-700 of the Zoning Ordinance
apply.

Distinctive Architecture and Placemaking

1.

Reinforce Eisenhower Avenue as a “Great Street” by using
distinctive architecture, landscaping and streetscape design.

Buildings taller than 100 feet will create distinctive
architecture and roof top design that are dramatic,
deliberate, and add visual interest to the skyline by offering
360 degree sculpted forms with architectural and design
flourishes.

Highlight special buildings by using contemporary and
innovative design, high-quality materials, and special
building elements. Potential locations include buildings:

« Around the Van Dorn Metrorail Station,

« Fronting public spaces in the future mixed transit oriented
development near the Van Dorn Metrorail Station,

At the future terminus of Eisenhower Avenue,
At the intersection of Clermont and Eisenhower Avenues,
Along Van Dorn Street,
At the corner of South Pickett and Duke Streets,
At the future mixed-use node at the Trade Center site,
+ At gateways, and

« Fronting parks and public spaces.

BUILDING SUSTAINABILITY

1.

Provide sustainably designed buildings consistent with
the City of Alexandria’s green buildings policies and
development standards.

Roofs will contribute to sustainability by creating
opportunities for renewable energy, open space, and/or
stormwater management.

Buildings will include and celebrate sustainable design
features.

. Where possible, orient buildings to maximize energy

efficiency and provide access to daylight.
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SUMMARY OF PLAN-WIDE ELEMENTS

PARKING

Provide a range of parking options. For larger projects, a
shared parking strategy is strongly encouraged.

. Where there is sufficient change in topography, parking may
be tucked into the grade.

. When parking is located above grade, the frontage of each
level facing an “A’, “B’, or “P” street and park/open space is
required to be lined with active uses (residential, office,
hotel, and/or retail use) for a minimum depth of 30 feet (50’
preferred)

. Surface parking areas are prohibited except for interim uses.

Provide on-street parking along neighborhood streets.
Evaluate on-street parking along Eisenhower Avenue where
feasible. On-street parking may not be appropriate for Van
Dorn Street.

Integrate green building practices in parking design.

In the case that underground parking is not permitted due
to floodplain restrictions, above ground parking will be
permitted subject to architectural screening compatible with
design and materials of the building architecture
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5 NEIGHBORHOOD ELEMENTS

This chapter describes elements of the six neighborhoods within the Eisenhower West Small Area Plan.
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Fig. 5.2 - Neighborhood 1 key plan

NEIGHBORHOOD 1 PRINCIPLES
Support the transformation of this area into an Innovation

District that builds on and strengthens the existing businesses

west of Van Dorn Street.

Create a distinct identity for this neighborhood and provide
new employment opportunities in Eisenhower West through
the integration of Production, Warehouse and Repair

(PWR) uses such as maker space in the Innovation District.

Architecture and urban design should reinforce this identity
and mitigate compatibility issues.

Improve and protect Backlick Run, associated streams and
Resource Protection Areas.

Create a high-quality and inviting public realm to encourage
pedestrian and bicycling activity and connect the Innovation
District to the Van Dorn Metro Station.

Site Area | Building Heights Land Uses
79.6 acres 5-15 floors Multifamily + Townhouse

Fig.5.3 - Neighborhood 1- Land uses

Retail

Office/Institutional

Residential

PWR
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5.1 NEIGHBORHOOD 1 - VAN DORN INNOVATION DISTRICT

Neighborhood 1 is envisioned as Eisenhower West’s Innovation District. Over time, the area will redevelop
from existing low density warehouse spaces to a vertical and horizontal mix of residential and commercial
development fronting on to a new Backlick Run greenway. The permitted mix of commercial uses is
intentionally broad and diverse, and can include retail, office, and Production, Wholesale and Repair (PWR).
Specific uses could include creative services, maker space, start-ups, craft manufacturing, sporting/exercise
businesses, and catering companies, among many others.

This diversity strengthens the area’s employment base by encouraging innovation, maintaining and
integrating existing light industrial, and promoting neighborhood-serving uses. It will also create a distinct
character to the residential development, a fresh take on urban industrial that has evolved into residential
mixed use neighborhoods. Residents’ quality of life will be enhanced by proximity to high quality natural

amenities, retail services, and transit.

CHARACTER DEFINING ELEMENTS

+ The integration of “PWR” or Production, Wholesale,
and Repair with residential development will
define the character of this neighborhood. Future
development should look to capitalize on this
opportunity to create an industrial-flavored
identity that is distinct from yet compatible with
typical residential/mixed use areas.

« A major element of the neighborhood is Backlick
Run. New development has the opportunity to
enhance, protect, and connect to this natural
amenity and open space. New streets and
buildings fronting Backlick Run will create an
identity and address for this neighborhood by
making this restored natural area and waterway
feature the front door to their design.

« A number of small service businesses
currently exist in this neighborhood, forming
a vital employment source for the residents
of the region. To the extent possible, future
development should retain these types of
businesses.

ISSUES AND OPPORTUNITIES

 Redevelopment offers an important opportunity

to enhance Backlick Run, including environmental
restoration and open space improvements. It

is also an opportunity to provide a walkable
pedestrian realm to connect people to the Van
Dorn Metrorail Station, connect properties to one
another, and integrate a mix of uses while creating
opportunities for people to live more affordably
near where they work.

Much of this neighborhood is located within the
100-year or 1%-chance-per-year floodplain and
subject to flooding. New development will need
to account for this as well as City regulations on
developing within the floodplain.
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LAND USE

1. New development in this neighborhood will include a mix of 4. More than half of ground floor spaces within the neighborhood approximately 250 students generated from the Eisenhower West
uses including multifamily Residential and Commercial/Office/ will incorporate Production, Wholesale and Repair and Retail uses. plan suggest a need for this elementary school with a preference
Institutional buildings with ground level Retail and Production, Where Retail and/or Production, Wholesale and Repair (PWR) uses for this neighborhood. However, other locations should also be
Wholesale and Repair uses such as maker space. See Fig. 5.4. are not present, a minimum floor-to-ceiling height of 15-18 feet considered. If the school is located in this area, it could be co-

2. Uses will be integrated vertically within one building, or will be provided and a minimum depth of 35 feet (50’ preferred) located with a recreational facility and must be in close walkable

will be provided to not preclude these uses in the future. proximity to a neighborhood park, which contains a children’s play
5. The Long Range Educational Facilities Plan (LREFP) identifies space and school fields as specified in the LREFP. (See Chapter 4.1)

an existing need for an elementary school site in Eisenhower TRANSPORTATION AND CONNECTIVITY

West, as well as to the possibility of adding a second elementary
school in the west end if growth continues. Student enroliment 1. Establish a grid of streets and blocks connecting to South Pickett
projections in the LREFP coupled with the potential addition of Street and Farrington Avenue.

horizontally, in adjacent buildings.

3. Locations along Van Dorn Street are particularly suited for mixed
use development with commercial uses above retail or PWR
space. However, these uses may also be located elsewhere in this
neighborhood.

Van Dorn Street

-
=
S
)
A
(@)
c
e
)
©
>
(o}
c
=
=
o
(@)
&
=
1
©
o
o
=
o
QO
<
=
(<]
pd
n
fhis)
c
v
S
<
L
©
o
o
L=
S
o
O
<=
Ry
[
pd

./
Parks, Green Conections. //J |
1 \/ |I
Plaza \ |
\E I
Eisting Buildings ||| .IP / "_d-:u 0 »“
Approved | \ Iw '6
Retail I ng' 9
I [a] E
it ) = Street T 2
Office/nstitutional g § eet Types 2 Streels - Required & Recommended A
7 | - P~
e [
Resideniial a o] L 2 Exizling 2
i = e e e J I e s
S — “B" Streets Mulli-Modal Bridge Oplions
WA I I I A — ) —(
O" Streets Farringlon Bridge
_m . . I N N . Pla-w-ﬂwﬁ
Mixed Use (Ollice/ Residential Retail) nned - [
. “P" Streets N N NN BN NN B S BN BN
P T—— =] ] Planned - Recommended | Fig. 5.6 - Neighborhood 1 - Required and
Duthine indicales or fe . . . I ] I I I I E
P Fig. 5.4 - Neighborhood 1 - Land use diagram Multi-Modal Bridge Options Fig. 5.5 - Neighborhood 1 - Street hierarchy pedestrian Comection 0y | recommended streets

DRAFT October 21,2015 EISENHOWER WEST Small Area Plan | 73




+—
2
S
+—
oA
(@]
c
je
-
©
>
(]
c
=
C
S
@]
(@)
&
=

1

©
o
o
e
S
o
QO
<

L2
[}
=
(2]
i)
c
9
S
g
Ll
©
o
o
e
S
o
O
<=

2
[
P

Artist’s rendering looking west along the Backlick Run greenway toward
Neighborhood 1 - the Van Dorn Innovation District
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Fig. 5.7 - Neighborhood 1 - Parks and open space
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Designate South Van Dorn Street and South Pickett Street as
“A” streets and a new connector between Farrington Avenue
connector and Edsall Road as a "B” street. See Fig. 5.5

Streets located parallel to South Pickett Street and Farrington
Avenue, and streets next to Backlick Run are required streets. See
Fig. 5.6.

The location of generally north-south streets connecting South
Pickett Street or Farrington Avenue to the streets parallel to them
may vary depending on the future configuration of blocks of
development. Maximum size and other requirements for blocks
described in Chapter 4 must be met.

Create a new connector road inclusive of bike lanes between
Farrington Avenue and Edsall Road, including a bridge crossing
the railroad right-of-way and Backlick Run. Coordinate efforts with
Fairfax County.

Remove the existing southbound ramp on the west side of South
Van Dorn Street connecting Metro Road. Integrate in its place the
proposed street grid in that area south of the railroad right-of-way.
See Fig. 5.8.

BUILDING FORM AND CHARACTER

1.

As new development is phased-in over time, ensure that it co-
exists with existing industrial development and businesses.

Buildings will have their primary frontages, entrances and lobbies
on “A” or “B” streets, and facing parks or major green spaces. This
creates a lively public realm, encourages safety and helps provide
“eyes on the street” and “eyes on the park.”’

Ground levels of buildings will be designed with taller first floor
heights (15 to 18 feet) and depths (35 feet minimum with 50

feet preferred) to accommodate active uses including retail,
restaurants, Production, Wholesale and Repair uses, maker space,
and shared spaces such as building entrances and lobbies.

Future buildings on the current Vulcan site will have their primary
frontage and building entrances/lobbies facing the Backlick Run
Greenway and Van Dorn Street.

The distinct identity of this neighborhood as an Innovation District
will be reinforced through the use of industrial elements and
materials in the architecture, high-quality public space design,
special landscaping, wayfinding signage, streetscape furnishings,
lighting, historic overviews, and public art.

N

Use distinctive architecture, high-quality materials, excellent
public space design, special landscaping, wayfinding signage,
streetscape furnishings, lighting, and public art to highlight
buildings at gateways, nodes, parks, and public spaces. Specific
gateway locations in Neighborhood 1 include buildings along Van
Dorn Street, buildings fronting Backlick Run and public spaces
within the neighborhood.

New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by
establishing an urban street wall.

BUILDING HEIGHT

4,

A variety of heights between 5 and 15 stories will be provided for
new development in Neighborhood 1. Refer to plan-wide height
guidelines in Chapter 4.

Buildings in this neighborhood located between 1/4 and 1/2 a mile
of the Van Dorn Metrorail Station will be a minimum of 10 stories
and a maximum of15 stories. The tallest buildings within this range
should front Van Dorn Street.

Buildings located over a 1/2 mile from the Van Dorn Metrorail
station in this neighborhood will be a maximum of 5-7 stories in
height.

Building heights should maximize sun and shade for pedestrians.

PARKING

1.

Parking will be located below grade for buildings in Neighborhood
1. If parking is tucked into the existing grade, and not visible from
a public street or open space, it will be counted as below grade.

Parking for townhouses will be accessed from a rear alley. Front
loaded townhouses are prohibited.

PARKS AND OPEN SPACE

1.

A new greenway along Backlick Run will be created by restoring
the stream and revitalizing and enhancing stream edges, including
removing invasive species and replacing with native vegetation.

2. The Backlick Run greenway will be accessible to all users. It

should provide new recreational experiences, and contribute to
stormwater management efforts.

Accessible parks/open spaces will be provided both north and
south of the Norfolk Southern rail line. The neighborhood park for
this area should be linked to the enhanced Backlick Run.
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Note: Exact alignment of Farrington-Edsall New open space LEGEND

connector through Fairfax County to be further integrating

defined. " stream and RPA i Flan Area Bowndary

Potential o i i w
. o location of new | /r L [ CiyBoundary
4. Protect and enhance the Resource Protection Area (RPA) along . | neighborhood node

the Backlick Run stream corridor and its associated stream i Existing Buildings
tributaries by maintaining the minimum 100’ buffer from the /; o _
stream that is required by law, with the first 50’ being the most 23 | Avproved Bulldings |
critical. Removing development from at least the first 50’ of <\ = ot Yet Consirucled
the buffer is a priority with removal of all encroachments and Z‘L o7 d | Froposed Buikdings |

full RPA restoration being the overall goal. In no case will new : : - 2 _ e —

development extend into the RPA beyond existing developed —

areas Natural{Passive Programmed/Active
) Streams
5. Predominantly residential developments will provide 30% open —
space. 15% of the open space on site will be publicly accessible Plaza
at-grade open space. The remaining 15% may be provided off- Streets
site or by contribution in lieu to new neighborhood parks or the 10099
creation of the Backlick Run Greenway. gl |
| New Backlick Run

6. Predominantly commercial development projects will provide

10% publicly accessible at-grade open space. Greenway and restored

RPA; buildings configured
7. A new off-street pedestrian and bike trail will be created along

Backlick R to define the greenway
acklick Run.
8. Green connections along streets will be implemented in the
general locations approximate to those shown in Figs. 5.7 and Off-street pedestrian Vegetated buffer
5.8. and bike trail along railroad
9. Open space at the intersection of the tributary stream with tracks

Backlick Run provides an opportunity to interpret Native
American activity that could have occurred thousands of years
ago on the terraces overlooking the creek. Similarly, green
space along the railroad line could include interpretation of the
Orange & Alexandria, the earliest railroad in the city.

Potential location
of Farrington-
Edsall Connector

Existing southbound
ramp removed and
integrated with

street grid.
Green connection buffer 9
Farrington Avenue
. . New
straightened to align .
L. neighborhood
with Eisenhower reen space
Avenue 9 P
Fig. 5.8 - Neighborhood 1 - Summary of plan elements 0 150° 300°

Redevelopment is expected to take place over a timeframe of 25-30 years, depending on market conditions and funding for infrastructure improvements.
The illustrative plan shows one potential way in which the plan area could redevelop. The plan does not require building locations, footprints, parks and

open spaces to be designed or developed as shown, so long as the vision for redevelopment expressed by the community, the principles contained in this
document, and the City of Alexandria’s standards for redevelopment are met.
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Fig.5.9 - Neighborhood 2 - Key plan

NEIGHBORHOOD 2 PRINCIPLES

Support the redevelopment of a neighborhood that builds on and
strengthens the existing businesses east of Van Dorn Street while
adding new residential uses.

Provide new employment opportunities in Eisenhower West
through the integration of the types of retail business space in the
plan area.

Improve and protect Backlick Run, associated streams and Resource
Protection Areas.

Create a high-quality and inviting public realm to encourage
pedestrian and bicycling activity and connect the Backlick Run
neighborhood to the Van Dorn Metrorail Station.

Retail

Office/Institutional

Residential

Site Area

26.5 acres

Building Heights Land Uses owR
5-15 floors Multifamily

Fig.5.10 - Neighborhood 2 - Land uses
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5.2 NEIGHBORHOOD 2 - BACKLICK RUN

Neighborhood 2, Backlick Run, is envisioned as primarily residential with some mixed use along Van Dorn
Street, and, in the future, along the Virginia Paving site, that includes retail and services with commercial
and/or residential above. Neighborhood retail would be located at the ground levels of buildings along
South Pickett Street. This neighborhood will also revitalize and connect to a new greenway along Backlick
Run. New residents and workers will be able to connect to and enjoy Backlick Run as a new environmental

area and linear park.

CHARACTER DEFINING ELEMENTS

« A major element of the neighborhood is
Backlick Run. New development has the
opportunity to enhance, protect, and connect
to this natural amenity and open space.

New streets and buildings fronting Backlick
Run will create an identity and address for
this neighborhood by making this restored
natural area and waterway feature the front
door to their design. Redevelopment in this
neighborhood along Pickett Street should be
consistent with the existing and approved
redevelopment nearby.

« The two existing strip shopping centers in this
neighborhood contain several ethnic grocers,
small ethnic restaurants/cafes, and small
businesses reflecting the diversity of residents
in the area. These businesses also serve as
a complement to larger, national chains in
the plan area. To the extent possible, future
development should preserve these types of
diverse businesses.

ISSUES AND OPPORTUNITIES

+ Like Neighborhood 1, Neighborhood 2 is also
bisected by the degraded Backlick Run. South
of Backlick Run lies the Virginia Paving site. The
plan recommends uses compatible with the
adjoining Landmark/Van Dorn Corridor Plan.

+  The future multimodal bridge will connect users
more directly to the Van Dorn Metrorail station.

Much of this neighborhood is located within the
100-year or 1%-chance-per-year floodplain and
subject to flooding. New development will need
to account for this as well as City regulations on
developing within the floodplain.

Over time, redevelopment of this neighborhood
will create the opportunity to integrate a new
mix of uses, to revitalize Backlick Run with
environmental restoration and open space
improvements, to provide a walkable pedestrian
realm, to better connect people to the Van Dorn
Metrorail Station, and to connect properties to
one another by establishing a new street grid.
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LAND USE

1.

New development in this neighborhood will include a mix of
uses including multifamily Residential or Commercial/Office/
Institutional with ground level Retail space. See Fig. 5.11.

TRANSPORTATION AND CONNECTIVITY

1.

Establish a grid of streets and blocks connecting to South Pickett
Street and across Backlick Run.

BUILDING FORM AND CHARACTER

1.

Buildings will have their primary frontages on “A” or “B” streets,
and facing parks or major green spaces. This creates a lively public
realm, encourages safety and helps provide “eyes on the street”

2. Implement the multimodal bridge project to better connect the . h
2. Mixed use development with commercial uses above retail will Backlick Run neighborhood to the Van Dorn Metrorail Station. and“eyes on the park
be located mainly along South Van Dorn Street and South Pickett 3. In addition to the multimodal bridge, encourage at least one new 2. Ground levels of buildings will be designed with taller first floor
Street vehicular street bridging Backlick Run to connect properties to the heights (15 to 18 feet) and depths (35 feet minimum with 50
3. Redevelop the Virginia Paving with an appropriate mix of land uses north and south in this neighborhood. feet preferreg) tg aC§Om\TVCr>]d?te TCtIVZT:zseS lpcludlng rcle(tall,
including residential, office, and recreational uses. . : upn restaurants, Production, VWWholesale and Repair uses, maker space,
o whi S et I ! 4. Designate South Pickett Street and Van Dorn Street as “A” streets. and shared spaces such as building entrances and lobbies.
. ile residential uses are expected to predominate, the goal is : i i
; 3 P U J > Pro‘{"?'e street types as shown in Fig. 5.12. Refer Fo Chapter4.2for 3 pyiyre buildings on the current Virginia Paving site will have their
to achieve about 1/3 non-residential, with higher percentages of additional details on streets types and cross sections. : - i : )
non-residential permitted. . primary frontage and building entrances/lobbies facing Backlick
5 Conslder Intedrating civi ; in this neighborhood Streets located south of, and parallel to, South Pickett Street and Run and “A” streets.

- Lonsiderintegrating Civic or recreation uses in this neignborhnoo adjacent to Backlick Run are required streets. See Fig. 5.13. o S , e ,
to complement the new greenway along a revitalized Backlick Run. hJ oeation of north-south . ‘ gh o 4. The identity of this neighborhood, and its relationship to Backlick
Explore opportunities to co-locate affordable housing, including The ocatlc;]n of nort 'SOL;lt I streets connecdtlng SZW Pic Ettf Ryn, will I?e relnfc?rced thfouqh the use Ofd'St'nCt'_Ve archltectgre,
senior or assisted living with future civic or municipal uses. Streetto't e streets parallel to it may vary epending on the future h.|gh quality public space‘de.5|gn, s.pec.lal Iandscaplr.\g, wayfinding

configuration of blocks of development. Maximum size and other signage, streetscape furnishings, lighting, and public art.
6. For parcels affected by the multimodal bridge, development rights requirements for blocks described in Chapter 4 must be met. 5. Use distinctive architecture, high-quality materials, excellent

will not change if a property is rendered developable as a result of
another bridge alignment being selected.

Parks, Green Connections ‘A" Streels Existing
b “B” Streets Multi-Modal Bridge Options

Existing Buildings “C" Streets N N N ] F-am"@‘;”fﬁ
Apgroved Planned - Required
1 !‘P"s’mrs W N B N N N O . . .

Retail a5
(5/
Offica/nstitutional b
/

I
<}
Civic a @
I (=|
PWR = a(—\‘“c'k
|

Mixed Use (Office/Residential Retail)

@\@@

tion>
4a \‘o\‘\dg op

Stiping fndicales mix of oes

imdicales parfial ar complete
grownd fioar st

ffE

‘ | e
| ‘
|

Street Types

I I s s o |

Multi-Modal Bridge Options

Van Dorn Street

public space design, special landscaping, wayfinding signage,
streetscape furnishings, lighting, and public art to highlight

Streels - Required & Recommended
]

Planned - Recommended

Pedestrian Connection Only

Eg. 5.11 - Neighborhood 2 - Land use diagram Fig. 5.12 - Neighborhood 2 - Street hierarchy diagram Fig. 5.13 - Neighborhood 2 - Required and recommended streets
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Fig. 5.14 - Neighborhood 2 - Parks and open space
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buildings at gateways, nodes, parks, and public spaces. Specific
locations in Neighborhood 2 include buildings along Van Dorn
Street, and buildings fronting parks and public spaces within the
neighborhood.

New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by
establishing an urban street wall.

BUILDING HEIGHT

1.

A variety of heights between 6 and 15 stories will be provided for
new development in Neighborhood 2. Refer to plan-wide height
guidelines in Chapter 4.

Future buildings in this neighborhood are located between 1/4
and 1/2 a mile of the Van Dorn Metrorail Station. Buildings located
south of Backlick Run will be a minimum of 10 stories (excluding
parking) with a variety of heights and a maximum of 15 stories
(excluding parking) due to their proximity to the Van Dorn
Metrorail Station. 7 stories is acceptable for one building if the
remainder of the buildings in this area are within the 10-15 story
range.

Building heights will respect adjacent land uses. Buildings will
incorporate shoulders, or step down in height, to be compatible in
height and setback with adjacent buildings.

Building heights should maximize sun and shade for pedestrians.

A significant variety of heights shall be provided for each building
and block.

Because of the height and scale of buidlings in this neighborhood,
design standards shall be prepared for buildings taller than

100 feet to address proposed scale and height of the buidlings

for elements such as tower spacing, tower coverage, building
envelopes and so as to create a unique and dynamic skyline.

PARKING

1.

Parking will be located below grade for buildings in Neighborhood
2. If parking is tucked into the existing grade, and not visible from
a public street or open space, it will be counted as below grade.

PARKS AND OPEN SPACE

1.

w

Create a new greenway along Backlick Run by removing existing
encroachments to restore the Resource Protection

Area (RPA) and enhancing and revitalizing the stream channel and
edges, including removing invasive species and replacing with
native vegetation.

The Backlick Run Greenway should be accessible to all users,
should provide new recreational experiences, and should
contribute to stormwater management efforts.

Protect and enhance the RPA along the Backlick Run stream
corridor and its associated stream tributaries by maintaining the
minimum 100’ buffer from the stream that is required by law, with
the first 50" being the most critical. Removing development from
at least the first 50’ of the buffer is a priority with removal of all
encroachments and full RPA restoration being the overall goal.
New development will not extend into the RPA beyond existing
developed areas.

A neighborhood park/open space should be provided in this
neighborhood and linked to Backlick Run.

Predominantly residential developments will provide 30% open
space. 15% of the open space on site will be publicly accessible at-
grade open space. The remaining 15% may be provided off-site or
by contribution in lieu to new neighborhood parks or the creation
of the Backlick Run Greenway.

Predominantly commercial development projects will provide 10%
publicly accessible at-grade open space.

Create a new off-street pedestrian and bike trail along Backlick Run
as shown in Fig. 5.14 and 5.15.

Create at least one bike/pedestrian bridge across Backlick Run to
connect properties to the north and south.
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LEGEND

Plan Area Boundary

City Boundary
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|
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| |
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Redevelopment is expected to take place over a timeframe of 25-30 years, depending on market conditions and funding for infrastructure improvements.
The illustrative plan shows one potential way in which the plan area could redevelop. The plan does not require building locations, footprints, parks and

open spaces to be designed or developed as shown, so long as the vision for redevelopment expressed by the community, the principles contained in this

document, and the City of Alexandria’s standards for redevelopment are met.

1

Street grid and building locations may change depending on final selection of multimodal bridge alignment.

Fig. 5.15 - Neighborhood 1 - lllustrative plan
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Fig. 5.16 - Neighborhood 3 key plan

NEIGHBORHOOD 3 PRINCIPLES

1. Support the redevelopment of a neighborhood that
builds on and expands on the character of Cameron
Station while adding new residential, neighborhood-

serving retail, and small commercial uses.

Create a high-quality and inviting public realm to
encourage pedestrian and bicycling activity and connect
the South Pickett neighborhood to Cameron Station and
neighboring developments.

Site Area

29 acres

Retail

Office/Institutional

Residential

-
Ii
=

Building Heights Land Uses
5 floors Multifamily + Townhouse

Fig.5.17- Neighborhood 3 - Land uses
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5.3 NEIGHBORHOOD 3 - SOUTH PICKETT

Neighborhood 3, South Pickett, is envisioned as primarily residential with some mixed use areas that
include maintaining existing neighborhood-serving retail with small office and/or residential above.
Neighborhood retail would be located at the ground level of buildings along South Pickett Street and in
the mixed-use neighborhood node to be created with future redevelopment of the Trade Center site.

CHARACTER DEFINING ELEMENTS

«  The major character-defining element of
the neighborhood is Cameron Station. New
development along South Pickett Street has the
opportunity to extend the grid, character and
scale of Cameron Station.

« The existing Trade Center strip shopping center
in Neighborhood 3 contains neighborhood
small businesses reflecting the diversity of
residents in the area. To the extent possible,
future development should preserve these
businesses and business types by integrating
them in new space on the ground levels of new
buildings.
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LAND USE

1. New development in this neighborhood will include a mix of uses
including multifamily Residential and townhouses. See Fig. 5.18.
Commercial uses are required for certain ground floor locations.

2. Mixed use development with commercial uses above retail will be
located mainly along South Pickett Street and Duke Street.

3. Half of new development will consist of non-residential uses,
including retail.

4. Rear loaded townhouses are permitted as part of redevelopment
of properties adjacent to Cameron Station.

TRANSPORTATION AND CONNECTIVITY

1. Establish a grid of streets and blocks connecting to South Pickett
Street, and creating pedestrian-only connections to Cameron
Station.

Parks, Green Connections

Plaza

Duke Street

Existing Buildings

Approved Development

Retail

Residential

Fig. 5.18 - Neighborhood 3 - Land use diagram
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South Pickett Street will be designated as an “A” street. See Fig.
5.19.

The location of streets connecting South Pickett Street to parallel
streets may vary depending on the future configuration of blocks
of development. Maximum size and other requirements for blocks
described in Chapter 4 must be met.

Implement the Multimodal Bridge project in consultation with
impacted property owners to better connect the South Pickett
Neighborhood to the Van Dorn Metrorail Station.

Provide street types as shown in Fig. 5.19. Refer to Chapter 4.2 for
additional details on streets types and cross sections.

Create pedestrian connections between new development along
South Pickett Street and Cameron Station at Bessley Place and
English Terrace. These connections would not permit vehicular
access. See Figure 5.20.

Street Types
A" Streels
Duke Street
“B" Streels
“C" Streels
“P" Streets
i s s o i s o
Multi-Modal Bridge Options g g

Fig. 5.19 - Neighborhood 3 - Street hierarchy

BUILDING FORM AND CHARACTER

New development will be compatible in character and scale with
existing development in Cameron Station and convey a consistent
character along South Pickett Street.

Buildings will have their primary frontages, and entrances/lobbies
on“A” or “B” streets, and facing parks or major green spaces. This
encourages safety and helps provide “eyes on the street”and “eyes
on the park/”

Use distinctive architecture, high-quality materials, excellent
public space design, special landscaping, wayfinding signage,
streetscape furnishings, lighting, and public art to highlight
buildings at gateways, nodes, parks, and public spaces. Specific
gateway locations in Neighborhood 3 include buildings at the
corner of South Pickett and Duke Streets, and buildings fronting
the parks and public space created at the mixed-use node that
would be created in the future with redevelopment of the Trade
Center site.

Streels - Required & Recommended
]
Existing
Multi-Modal Bridge Oplions

N S S—( — [ — [
Farrington Bridge |

N BN N I . .
Planned - Required

H N N O O O O .
Planned - Recommended

Pedestrian Connection Only -y

Fig. 5.20 - Neighborhood 3 - Required-and recommended streets
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4. Ground levels of buildings will be designed with taller first
floor heights (15 to 18 feet) and depths (35 feet minimum) to
accommodate active uses including retail, restaurants, and shared
spaces such as building entrances and lobbies.

5. All parking for townhouses will be accessed from a rear alley. Front
loaded townhouses are prohibited.

6. New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by
establishing an urban street wall.

BUILDING HEIGHT

1. Avariety of heights between 3 and 6 stories will be provided for
new development in Neighborhood 3 which is located beyond a
2-mile of the Van Dorn Metrorail Station. Refer to plan-wide height
guidelines in Chapter 4.

2. Future buildings immediately north, adjacent to Cameron Station
should respect the scale of development there, and a maximum of
3- 4 stories in height. Remaining buildings should be a maximum

Fig. 5.21 - Neighborhood 3 - Parks and open space
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Parts & Open Space of 5-7 stories in height.
Green Connections ascscapedButte. ;edﬁk:rmge; g 3. Avariety of heights will be provided for each building and each
I .0 7y | block.
o Porks Plaz Ped/Bike Trails :
e —
Enhanced Open Space L‘““‘}}:}k}; JI PARKI NG

| f

T — / ': 1. Parking will be located below grade for buildings in Neighborhood

/ 5 m B 3. If parking is tucked into the existing grade, and not visible from
§ 5 f a public street or open space, it will be counted as below grade.
o poett >

PARKS AND OPEN SPACE

1.

Create a centrally located new park or plaza as part of the future
redevelopment of the Trade Center site.

Predominantly residential developments will provide 30% open
space. 15% of the open space on site will be publicly accessible at-
grade open space. The remaining 15% may be provided off-site or
by contribution in lieu to new neighborhood parks.

Predominantly commercial development projects are encouraged
to provide 10% publicly accessible at-grade open space.

An opportunity exists for the interpretation of the area’s history
in Ben Brenman Park, exploring themes of early milling activities
related to Tridelphia/Cloud’s Mill and military support provided
during World War II.
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| |
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Proposed Buildings

Open Space
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Plaza
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mile of Metro - 5-7 stories
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Redevelopment is expected to take place over a timeframe of 25-30 years, depending on market conditions and funding for infrastructure improvements. The illustrative plan shows one

potential way in which the plan area could redevelop. The plan does not require building locations, footprints, parks and open spaces to be designed or developed as shown, so long as the
vision for redevelopment expressed by the community, the principles contained in this document, and the City of Alexandria’s standards for redevelopment are met.

Fig. 5.22 - Neighborhood 3 - lllustrative plan
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Fig. 5.23 - Neighborhood 2 key plan

NEIGHBORHOOD 4 PRINCIPLES

Support the mixed use transit oriented redevelopment of the Van Dorn
Metrorail Station and adjacent properties to catalyze redevelopment and
leverage the presence of transit.

Support the enhancement of Eisenhower Avenue as a Great Street.

Create a strong link from this neighborhood to the developing Eisenhower
East area and the forthcoming National Science Foundation to increase
economic activity and support Eisenhower Avenue as an economic engine of
the City.

Provide new employment opportunities in Eisenhower West through the
integration high-density commercial office/institutional, hotel, retail and
restaurant uses.

Support existing permit approvals to attract a primary office tenant for the
vacant office building at Victory Center.

Protect streams and enhance Resource Protection Areas (RPA).

Create a high-quality and inviting public realm to encourage pedestrian and
bicycling activity to and from Neighborhood 4 and the Van Dorn Metrorail
Station.

84 | EISENHOWER WEST Small Area Plan

5.4 NEIGHBORHOOD 4 - VAN DORN METRO CENTER

Neighborhood 4, Van Dorn Metro Center, is
envisioned as an active and vibrant high density,
transit-oriented mixed use neighborhood. It will
include retail at the ground level and commercial
and/or residential uses above. Destination

retail would be located at the ground levels of
buildings along primary and secondary streets. This
neighborhood is where the largest concentration of
office space would be located in Eisenhower West,
leveraging proximity to the Van Dorn Metrorail
Station. A new urban plaza provides an animated
place for gathering and interaction. A new park will
provide recreational opportunities and reconnection
to nature.

CHARACTER DEFINING ELEMENTS

The main character-defining elements of
Neighborhood 4 are the Van Dorn Metrorail Station
and the Covanta Waste-to-Energy Plant. Currently,
Eisenhower Avenue curves between the WMATA
and UPS properties and Metro Road as one travels
past Summers Grove. This curve splits the Metrorail
Station in two sections, with the park-and-ride lot
to the north of Eisenhower Avenue and the bus and
shuttle zone on the south side.

ISSUES AND OPPORTUNITIES

The major issue in Neighborhood 4 is the poor
quality of the pedestrian realm and the lack of a good
pedestrian and bicycle connection to the Van Dorn
Metrorail Station. The opportunity exists to leverage
the Metrorail Station to create a dense mix of new
transit oriented development.

In addition, the current City agreement with Covanta
will keep the facility in place until 2038. Activities
associated with operating the plant, including truck
traffic, need to be taken into account when planning
for the future.

There is an opportunity to enhance and restore

the RPA associated with an unnamed tributary to
Cameron Run located south of the Norfolk-Southern
railroad tracks.

Retail

Fig. 5.24- Neighborhood 4 - Land uses

L
Office/Institutional
L
Residential
Site Area | Building Heights Land Uses PWR
34.2acres| 10-20floors — Multifamily I
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LAND USE
1.

New development in this neighborhood will include a dense and

TRANSPORTATION AND CONNECTIVITY
1.

Establish a grid of streets and blocks connecting to Eisenhower
Avenue.

Eisenhower Avenue, the future multimodal bridge roadway, a
portion of Metro Road, and a new north-south road one block
east of Metro Road will be designated as “A” and “B” streets.

Provide street types as shown in Fig. 5.26. Refer to Chapter 4.2 for
additional details on streets types and cross sections.

BUILDING FORM AND CHARACTER

1.

Buildings will have their primary frontages and entrances/lobbies
on“A”and “B” streets, or facing parks or major green spaces. This
encourages safety and helps provide “eyes on the street”and “eyes
on the park”.

The ground levels of buildings along Eisenhower Avenue to will
accommodate retail or restaurant/cafe space should there be a
market for them in the future, even if there is not a market for

‘ ; e 3. Streets located north and south of, and parallel to, Eisenhower
\,\//T”ec{ mllx of USEs thlatdmaxmlzes the_ plresfilncelof t.he Ya“ ll)orr:j Avenue, are required streets. See Fig. 5.27. them at the time of construction. This includes creating places for
etrpral .Statlo.n inc u ing Commercial/O cg/ nstl’Futlonzf\ ,an . . pedestrian activity, café seating, and window shopping.
multifamily Residential and ground level Retail and including 4. The location of generally north-south streets connecting o ) ) ]
Hotel, Restaurant and cafe space. See Fig. 5.25. Eisenhower Avenue to the streets parallel to it may vary grour;]d.ler\‘/elsig b“;'g'?gs)w'”dbj dei:g?seng|th taller ﬁrs’;
; ; oor heights (15 to 18 feet) and depths eet minimum) to
2. The development of hotel uses is encouraged in this depgndmg o the future conﬁ'guratlon ofblocks of devglopment. accomm%date active uses includinID retail, restaurants, and shared
neighborhood. Maximum size and other requirements for blocks described in h 25 bulld] 9 dl b’b' '
Chapter 4 must be met. spaces such as building entrances and lobbies.
3. Focus commercial office/institutional uses primarily alon . oo
: P yaons 5. Straighten Eisenhower Avenue and redevelop the Van Dorn Investigate re-skinning the Covanta waste-to-energy plant.
Eisenhower Avenue, as well as near the Covanta plant and fire _ SEE : _ Consider creating a new facade that celebrates the plant’s
station. Metrorail Station site in order to create a mixed-use transit i ganm ‘ thep
. o oriented development destination and elegant terminus to contributions to maklng Al.exandrla? more sustalnablg, and
4. Place new predominantly residential development along edges Eisenhower Avenue. Straighten Eisenhower Avenue to terminate educates the public about its functions though creative facade
Whire new development n;e%:s eRX|st|ng residential development, one block east of Metro Road. This will help to create a new mixed- design, placemaking and public art.
such as Summers Grove an € heserve. use destination around a redeveloped Van Dorn Metrorail Station. Because of the proposed height and scale of buildings in this
5. Ground level Retail uses such as restaurants/cafes are strongly For additional details, see Chapter 4.2. neighborhood, design standards will be prepared for buildings
encouraged along Eisenhower Avenue. 6. Provide enhanced transit on Eisenhower Avenue. taller than 100 feet to address the proposed scale and height of

the buildings for elements such as tower spacing, tower coverage,
building envelopes, and so as to create a unique and dynamic
skyline.

Use distinctive architecture, high-quality materials, excellent
public space design, special landscaping, wayfinding signage,
streetscape furnishings, lighting, and public art to highlight
buildings at gateways, nodes, parks, and public spaces. Specific

Strost Types Streels - Required & Recommended
A" Streels Existing
 — —( — [ — | s— () — - |
Parks, Green Connections “B" Streets Multi-Modal Bridge Oplions
(o y — [ — [ — [
Plaza ‘.\0“5 “C Streets Farrington Bridge ' ﬂ
- [¢) <oNS N N N N N .. 10N
' oda\\o(\dge opti® Planned - Required no 'r \
Existing Buildings oo \ \ “p" Streets {\moda O N NN NN N N EN AN W ‘
\ et - Planned - Recommended
F— \. i\ g5 o s e e e e |
\ 7 \ \ @ Multi-Modal Bridge Options Pedestrian Connection Only
Retail \

VAN %RN  \
STATEN
==

™ | Stiping indicales mix of uses

Fig. 5.25 - Neighborhood 4 - Land use diagram

Fig. 5.26 - Neighborhood 4 - Street hierarchy diagram

Fig. 5.27 - Neighborhood 4 - Required and recommended streets
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locations in Neighborhood 4 include buildings at the Van Dorn
Metrorail Station, buildings at the terminus of Eisenhower Avenue,
and buildings fronting public spaces in the mixed transit oriented
development around the Van Dorn Metrorail Station.

Distinctive architecture, landscaping and streetscape design will
be used to reinforce Eisenhower Avenue as a “Great Street”.

New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by
establishing an urban street wall.

BUILDING HEIGHT

1.

A variety of heights between 10 and 20 stories will be provided
for new development in Neighborhood 4 to create a unique and
distinctive skyline. Refer to plan-wide height guidelines in Chapter
4.

Buildings located in this neighborhood are within a 1/4 mile of the
Van Dorn Metrorail Station and will be a minimum of 10 stories
and a maximum of 20 stories.

Buildings located between 1/4 and 1/2 a mile of the Van Dorn
Metrorail Station will be a maximum of 15 stories, with a limited
number of 20-story buildings to achieve variety in height.

Building heights will respect adjacent land uses. Buildings will
incorporate shoulders, or step down in height, to be compatible in
height and setback with the adjacent buildings such as Summers
Grove and The Reserve.

Building heights should maximize sun and shade for pedestrians.

Based on preliminary air quality modeling results provided by
Covanta, City staff has identified concerns with the possibility of
permitting future construction of tall buildings near the Covanta
facility. More specific height guidance for buildings around
Covanta will be provided later, including potential mitigation
strategies to reduce impacts or constraints.

At least 10 stories is encouraged with density higher at the Metro
stations and lower densities further away from the Metro station.

PARKING

1.

For Neighborhood 4, parking will be located entirely below
grade. One above-grade retail collector parking structure may be
permitted for this neighborhood if entirely screened with active
uses for each street and park frontage.

PARKS AND OPEN SPACE

1.

A new approximately 1-acre urban plaza will be created in a
central location within this neighborhood and in proximity to the
Van Dorn Metrorail Station (as called for in the City’s Open Space
Master Plan). The plaza will be lined with retail, restaurants, and
other active uses. The plaza will be designed to accommodate civic
gatherings, civic events and other formal and informal outdoor
uses, such as markets and live music events, and to reinforce its
prominent location.

A new public open space at the eastern end of the neighborhood
and south of Eisenhower Avenue will be created as part of the
future redevelopment of sites within the 2-mile of the Van Dorn
Metrorail Station. The open space may take many forms and is
not constrained to the open space depicted in Figure 5.29. The
form, shape, and location of the open space will be determined at
the time of development in concert with development feasibility
and design guidelines. The open space must cater to residents,
office workers, and hotel visitors, and can be programmed during
work and non-work hours to provide relief from the density of the
neighborhood. This park may be combined with the urban plaza.

Residential developments on the Victory Center site are
encouraged to provide a unified publicly accessible open space
along with a green connection behind the development.

New development may meet its 25% residential open space
requirement by maintaining one-third on site. The balance may be
a combination of above-grade amenity space and contributions
toward required parks.

A publicly accessible green buffer north of Eisenhower Avenue
will be created between the WMATA/UPS properties and the
Norfolk Southern railroad right-of-way, as a western extension of
the wooded area and trail north of the Covanta plant and the Fire
Station.

An off-street pedestrian and bike trail will be integrated in the
wooded area (and its western extension) north of Neighborhood 4
with exceptions where federal security standards apply.

The existing streams and Resource Protection Areas in the wooded
areas north of Neighborhood 4 will be enhanced.

An opportunity exists to interpret the history of rural life in the
vicinity of Summer’s Grove where archaeological excavations prior
to construction discovered the remnants of an early 19th-century
estate.
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NEIGHBORHOOD 5 PRINCIPLES

Create a cohesive and architecturally distinctive residential
neighborhood with small-scale retail along Eisenhower Avenue.

Support the enhancement of Eisenhower Avenue as a Great Street.
Build on and express the history and archaeology of the area.
Protect streams and enhance Resource Protection Areas.

Create a high-quality and inviting public realm to encourage
pedestrian and bicycling activity and increase Neighborhood 5
connectivity to Cameron Station, Ben Brenman Park, and the Van
Dorn Metrorail Station.

Retail

Office/Institutional

Residential

Site Area

48.3 acres

Building Heights Land Uses
5-15 floors Multifamily

-
IE
=

Fig. 5.31- Neighborhood 5 - Land uses
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5.5 NEIGHBORHOOD 5 - BUSH HILL

Neighborhood 5, Bush Hill, takes its name from the
Bush Hill Plantation, a house and 354-acre estate
dating back to the 1790s whose foundation remains
within a hidden wooded area at what is now

4720 Eisenhower Avenue. The eastern half of this
neighborhood will be predominantly residential
with more commercial uses on its west end closer to
the Van Dorn Metrorail Station. As redevelopment
matures, retail could be incorporated at the ground
level of buildings along Eisenhower Avenue to
provide services to residents and to strengthen the
idea of Eisenhower Avenue as a Great Street.

CHARACTER DEFINING ELEMENTS

The main character-defining element of
Neighborhood 5 is the wooded area at 4720
Eisenhower Avenue, a parcel of land shared with
the FedEx facility and located east of the Exchange
residential development. This stand of trees west
of the FedEx building is hidden from view by the
property at 4750 Eisenhower Avenue. It contains

a stream with a Resource Protection Area, and, as
mentioned above, the remains of the foundation of
the Bush Hill Plantation.

ISSUES AND OPPORTUNITIES

« There is an opportunity to connect future
residents of the Bush Hill neighborhood to the
amenities of Cameron Station and Ben Brenman
Park by creating a pedestrian/bike path and
bridge connection across the railroad tracks
from Eisenhower Avenue.

There is also an opportunity to create a new
park by extending green space between the
wooded area at 4720 Eisenhower Avenue and
Eisenhower Avenue itself and by restoring

and enhancing the Resource Protection Area
associated with an unnamed tributary to
Cameron Run located south of the railroad
tracks. This neighborhood park would be visible
from Eisenhower Avenue and would serve

new residents in the area. The existing stream
within the wooded area at 4720 Eisenhower
Avenue could be reconnected to the portion
that continues north in the wooded area owned
by Norfolk Southern and on along the railway
right-of-way toward Clermont Natural Park. This
could be accomplished by daylighting the part
of the stream that is presumably piped under
4750 and 4875 Eisenhower Avenue through the
new green space south of Eisenhower Avenue,
and through a“Green Connector” on the north
side of Eisenhower Avenue.

There is also the opportunity to build on the
story of this neighborhood through educational
or interpretive initiatives related to the history
and archaeology of the area.
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LAND USE 2. Eisenhower Avenue will be designated as an“A” street. Provide BUILDING FORM AND CHARACTER

e . - street types as shown in Fig. 5.33. Refer to Chapter 4.2 for - . . )
1. New development in this neighborhood is anticipated to be additional details on streets types and cross sections. 1. Buildings will have their primary frontages, and entrances/lobbies

predominantly multifamily Residential buildings. See Fig. 5.32. 3 < | q Hand hof and llel to. Eisenh on“A”and “B" streets, and facing parks or major green spaces. This
2. Commercial uses are permitted in the western half of this - >treets Jocated north and south ol, and parallel to, tisenhower creates a lively public realm, encourages safety and helps provide

. . . Avenue, are a combination of required and recommended streets. u " " "
neighborhood closer to the Van Dorn Metrorail Station. See Fig. 5.34 9 eyes on the street” and “eyes on the park!

3. Redevelopment of existing residential uses, should they choose 4. The location of north-south streets connecting Eisenhower 2. Ground levels of buildings will be designed with taller first
to redevelop, should be in keeping and complementary with ' 9 floor heights (15 to 18 feet) and depths (50 feet minimum) to

adjacent planned land uses. Avenue to the streets parallel to it may vary depending on the accommodate active uses including retail, restaurants, and shared
future configuration of blocks of development. Maximum size and spaces such as building entrances and lobbies.

4. Leverage the recent selection of the Victory Center office building other requirements for blocks described in Chapter 4 must be met. o _ , , ,
as the future headquarters of the Transportation Security 3. Use distinctive architecture, high-quality materials, excellent

Administration (TSA) by encouraging location of complementary 5. Streets located north and south of, and parallel to, Eisenhower public space design, special landscaping, wayfinding signage,

. . . o . Avenue are required streets with the exception of where streets ichi Tt ; PN
land uses including Commerical/Office/Institutional and Retail : 9 ) bt ) streetscape furnishings, lighting, and public art to highlight
will be recommended in order to comply with Federal security

nearby. ) ) buildings at gateways, nodes, parks, and public spaces.
standards that will apply to the forthcoming TSA headquarters. If . . ) )
5. Ground level Retail such as restaurants/cafes are strongly a Federal tenant does not occupy the site, it is expected that bike 4. Us_e dlstlnc_tlve architecture, landscaping and streetscape design to
encouraged along Eisenhower Avenue. and pedestrian access will be implemented and maintained. reinforce Eisenhower Avenue as a Great Street.

5. All parking for townhouses will be accessed from a rear alley. Front

TRANSPORTATION AND CONNECTIVITY j Provide enhanced transit along Eisenhower Avenue. loaded townhouses are prohibited.

Pedestrian connections behind the TSA Headquarters at Victory
Center are encouraged, if possible and in coordination with TSA
and Federal security requirements.

Parks, Green Conneclions Office/Instilutional Street TYIJBS

| ===,
Plaza Residential e A" Streels z

1. Establish a grid of streets and blocks connecting to Eisenhower
Avenue.
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Fig. 5.32 - Neighborhood 5 - Street grid diagram Fig. 5.33 - Neighborhood 5 - Street grid diagram Fig. 5.34 - Neighborhood 5 - Required and recommended streets
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Ped/Bike Trails

BUILDING HEIGHT

1.

A variety of heights between 5 and 15 stories will be provided for
new development in Neighborhood 5. Refer to plan-wide height
guidelines in Chapter 4.

Buildings located beyond a 1/2 mile of the Van Dorn Metrorail
Station in this neighborhood will be 5 stories with buildings up to
10 stories to provide variety in height along Eisenhower Avenue.

Buildings located between 1/4 and 1/2 a mile of the Van Dorn
Metrorail Station in this neighborhood will be a minimum of 10
stories and a maximum of 15 stories.

Building heights will respect adjacent land uses. Buildings will
incorporate shoulders, or step down in height, to be compatible in
height and setback with the adjacent buildings such as Summers
Grove and The Reserve.

Building heights should maximize sun and shade for pedestrians.

New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by
establishing an urban street wall.

PARKING

1.

Parking will be located below grade for buildings in Neighborhood
5. If parking is tucked into the existing grade, and not visible from
a public street or open space, it will be counted as below grade.

PARKS AND OPEN SPACE

1.

This plan encourages a new passive park in the vicinity of the Bush
Hill Estate ruins, where the opportunity exists for interpretation

of a late 18th-century plantation as well as Native American
settlement in Alexandria. This area is also heavily wooded,
includes a stream, and is a Resource Protection Area (RPA). This
potential new Bush Hill Park, could be created as part of the future
redevelopment of this neighborhood. This new park would be a
combination of a new publicly accessible green space on 4720
Eisenhower Avenue and the existing wooded area, stream and RPA
at 4750 Eisenhower Avenue.

Protect and enhance the RPA along the stream tributaries to
Cameron Run by maintaining the minimum 100’ buffer from
the stream that is required by law, with the first 50" being the

most critical. Removing development from at least the first 50’
of the buffer is a priority with removal of all encroachments and
full RPA restoration being the overall goal. In no case will new
development extend into the RPA beyond existing developed
areas.

Predominantly residential developments will provide 30% open
space. 15% of the open space on site will be publicly accessible at-
grade open space. The remaining 15% may be provided off-site or
by contribution in lieu to new neighborhood parks.

Predominantly commercial development projects are encouraged
to provide 10% publicly accessible at-grade open space.

. Create at least one children’s play space in either Neighborhood 5

and 6 or both.

Residential developments on the Victory Center site are
encouraged to provide a unified publicly accessible open space
along with a green connection behind the development.

Integrate an off-street pedestrian and bike trail in the wooded area
north of Neighborhood 5.
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Fig. 5.36 - Neighborhood 5 - lllustrative plan
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Fig. 5.37 - Neighborhood 6 key plan

NEIGHBORHOOD 6 PRINCIPLES
Create a cohesive and architecturally distinctive mixed use

neighborhood.

Support the enhancement of Eisenhower Avenue as a Great Street.

Protect and enhance existing streams and Resource Protection Areas
within Clermont Natural Park, the wooded areas north of Neighborhood

6, Holmes Run, and Cameron Run.

Enhance Hensley Park and the Clermont Natural Park.

Create a high-quality and inviting public realm to encourage pedestrian
and bicycling activity, and connectivity to Ben Brenman Park,
Eisenhower West neighborhoods to the west, and Eisenhower East.

The neighborhood provides a good location for uses generally accessed
by a car, such as large format retail as an interim use.

Retail

Office/Institutional

Residential

Site Area

Land Uses PWR

25.9 acres

Building Heights
5-8 floors

Multifamily

Fig. 5.38- Neighborhood 6 - Land uses
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5.6 NEIGHBORHOOD 6 - CLERMONT EXCHANGE

Neighborhood 6, Clermont Exchange is the
easternmost neighborhood of Eisenhower

West. Located along Eisenhower Avenue, this
neighborhood is also accessed from Clermont
Avenue, and therefore has good vehicular
connectivity to the Beltway and to Eisenhower
East. As future redevelopment occurs over

time, this neighborhood will consist primarily

of mixed use with residential areas that include
neighborhood-serving retail/services with office
and/or residential above. Ground level retail and
other active or destination uses will be important
to strengthen the idea of Eisenhower Avenue as
a Great Street. This neighborhood also has the
potential to absorb additional car-oriented uses,
such as large format retail, on an interim basis until
the market for mixed use development is mature.
Future redevelopment of this neighborhood will
also mean that more people will need access to
the parks and recreational amenities surrounding
it. Enhancements to Hensley Park and Holmes
Run/Cameron Run could be phased in with future
redevelopment.

CHARACTER DEFINING ELEMENTS

Neighborhood 6 is not only characterized by its
proximity to the Beltway and Eisenhower East, but
also by its proximity to natural and recreational
amenities including Hensley Park and Holmes Run/
Cameron Run. Although it is also very close to Ben
Brenman Park, it is physically cut off from that park
by the railroad right-of-way.

ISSUES AND OPPORTUNITIES

« The lack of connectivity of this area to areas to
the north including Ben Brenman Park, which is
close by but inaccessible is due to the railroad
right-of-way. There is an opportunity to connect
future residents of the Clermont Exchange
neighborhood to the amenities of Cameron
Station and Ben Brenman Park by creating a
pedestrian/bike path and bridge connection
across the railroad tracks from Clermont Avenue.
There is also an opportunity to revitalize
and enhance the Clermont Natural Park, and
potentially extend it to the west by acquiring
additional park space from Norfolk Southern.

+ Asin Neighborhoods 4 and 5, there is an
opportunity to create open space and greenway
connections by restoring and enhancing the
Resource Protection Area associated with
unnamed tributaries to Cameron Run located
south of the railroad tracks.

« This neighborhood'’s proximity to the Beltway
and Eisenhower East suggest the opportunity
for more uses generally accessed by car,
potentially in an interim condition. Medium-
density mixed-use development is the goal for
this area for the future. In the interim there may
be the opportunity for large-format retail.

+ Inaddition, the proximity to the Beltway and
Eisenhower East also support greater economic
development potential in this neighborhood.
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LAND USE

1.

New development in this neighborhood will include a mix of uses
that leverage the area’s connectivity to I-495 and Eisenhower East,
including Commercial/Office/Institutional, multifamily Residential
with ground level Retail, including Hotel and restaurant/cafe
space. See Fig. 5.39.

as “A” streets. Provide street types as shown in Fig. 5.40. Refer
to Chapter 4.2 for additional details on streets types and cross
sections.

Streets located north and south of, and parallel to, Eisenhower
Avenue, are required streets. See Fig. 5.41.

Buildings should be designed to accommodate retail or restaurant/
cafe space at the ground levels of buildings along Eisenhower and
Clermont Avenues.

Compact multi-story buildings are highly encouraged for large
format retail if located in this neighborhood as an interim use.

2. Large format retail is permitted as an interim use in this The location of north-south streets connecting Eisenhower Avenue Use distinctive architecture, high-quality materials, excellent
neighborhood. See the Implementation Section. to the streets parallel to it may vary depending on the future public space design, special landscaping, wayfinding signage,

3. Ground level active uses are required in this area, such as Retail configuration of blocks of development. Maximum size and other streetscape furnishings, lighting, and public art to highlight
which includes restaurants and cafes. requirements for blocks described in Chapter 4 must be met. buildings at gateways, nodes, parks, and public spaces. Specific

4. Outdoor storage of vehicles and equipment is actively 5. Provide enhanced transit along Eisenhower Avenue. locations in Neighborhood 6 include buildings at the intersection

discouraged. This goal will be implemented through the rezoning
process.

TRANSPORTATION AND CONNECTIVITY

1.

Establish a grid of streets and blocks connecting to Eisenhower
and Clermont Avenues.

BUILDING FORM AND CHARACTER

As new development is phased-in over time, ensure that it respects
and co-exists with existing development and businesses.

Buildings should have their primary frontages, and entrances/
lobbies on “A” and “B” streets, or facing parks or major green

of Clermont and Eisenhower Avenues, and buildings fronting parks
and public spaces within the neighborhood.

Use distinctive architecture, landscaping and streetscape design to
reinforce Eisenhower Avenue as a Great Street.

New buildings will be configured to be parallel to the adjoining
street and define the adjoining street and open spaces by

spaces. This encourages safety and helps provide “eyes on the
street” and “eyes on the park.”

2. Eisenhower Avenue and Clermont Avenue should be designated establishing an urban street wall.

I

Parks, Green Connections Street Types Streels - Required & Recommended
| T —
Plaza “W” Streels Existing
Existing Buildings "8 Sireet Mulli-Modal Bridge Oplions
reets i s I e e s s
, Farrington Bridge
Approved Development

“07 Streels O . .
{k 2 : Planned - Required
CLERMONT NATURAL Retail 3 ERMONT NATURAL o 2 cnMONT NATURAL e e
P ARK : - CLEnE " P" Streels CLERT k Planned - Recommended

T : P AR PARI
i i s s s s | | —— F - . “ Pedestrian Connection Only

Multi-Modal Bridge Options

N\

HENSLEY PARK

Fig. 5.39 - Neighborhood 6 - Land use diagram Fig. 5.40 - Neighborhood 6 - Street hierarchy diagram Fig. 5.41 - Neighborhood 6 - Required and recommended streets

(<))
(@)
c
©
e
)
x
Ll
-
c
o
£
—
i
O
1
O
e
o
o
e
—
o
QO
L=
2
(<))
=z
n
fhis)
c
v
S
g
L
©
o
o
L=
S
o
e
e
2
[
pd

DRAFT October 21,2015 EISENHOWER WEST Small Area Plan | 93




()
(@)}
[
©
e
o
x
L
—
[
o
1S
—
<
Y
O
©
o
o
e
—
o
QO
e
2
[}
P
(%]
i)
c
v
£
g
L
©
o
o
e
S
o
e
e
=
[
=z

Parks & Open Space
—

Green Connections Landscaped Butfe
_Ms _m
L EENNN NN RN NN N

Enhanced Open Space Mix of Park/Plaza Spact
_mrmaumm

Ped,/Bike Bridges
EEEEN |:|E>

Ped/Bike Trails

Fig. 4.42 - Neighborhood 6 - Parks and open space

94 | EISENHOWER WEST Small Area Plan

HENSLEY PARK

BUILDING HEIGHT

1.

3.
4.

A variety of heights between 5 and 8 stories will be provided for
new development in Neighborhood 6, which is located beyond a
2-mile of the Van Dorn Metrorail Station. Refer to plan-wide height
guidelines in Chapter 4.

Most buildings located in this neighborhood will be a maximum
of 5-7 stories in height. However, buildings at the intersection
of Clermont and Eisenhower Avenues may be a maximum of 8
stories This will emphasize the node in this neighborhood and
accommodate a mix of uses including commercial and retail.

Building heights should maximize sun and shade for pedestrians.
A variety of heights will be provided for each building and block.

PARKING

1.

Parking will be located below grade for buildings in Neighborhood
6. If parking is tucked into the existing grade, and not visible from
a public street or open space, it will be counted as below grade.

PARKS AND OPEN SPACE

1.

Enhance the Clermont Natural Area to become a passive and well-
utilized park for neighborhood residents.

Protect and enhance the Resource Protection Area (RPA) along the
Backlick Run stream corridor and its associated stream tributaries
by maintaining the minimum 100’ buffer from the stream that is
required by law, with the first 50" being the most critical. Removing
development from at least the first 50’ of the buffer is a priority
with removal of all encroachments and full RPA restoration being
the overall goal. In no case will new development extend into the
RPA beyond existing developed areas.

Acquire, or protect in perpetuity, property owned by Norfolk
Southern west of the Clermont Natural Area to provide additional
passive open space in this neighborhood.

Create a new neighborhood park and or plaza within the mixed-
use development in Neighborhood 6, north of Eisenhower
Avenue.

Create at least one children’s play space in either Neighborhood 5
and 6 or both.

10.

Predominantly residential developments will provide 30% open
space. 15% of the open space will be publicly accessible at-grade
open space. The remaining 15% may be provided off-site or by
contribution in lieu to new neighborhood parks.

Predominantly commercial development projects are encouraged
to provide 10% publicly accessible at-grade open space.

Integrate an off-street pedestrian and bike trail in the wooded area
north of Neighborhood 6 and in the Clermont Natural Park.

Improve Hensley Park to enhance active recreational opportunities
pending fulfillment of open space requirements in the plan area.

Opportunities exist to interpret a former embankment that
appears on a Civil War map in addition to Alexandria’s early
railroad history.
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Redevelopment is expected to take place over a timeframe of 25-30 years, depending on market conditions and funding for infrastructure improvements. The illustrative plan shows one

potential way in which the plan area could redevelop. The plan does not require building locations, footprints, parks and open spaces to be designed or developed as shown, so long as the
vision for redevelopment expressed by the community, the principles contained in this document, and the City of Alexandria’s standards for redevelopment are met.
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Fig. 5.43 - Neighborhood 6 - lllustrative plan
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6 IMPLEMENTATION AND NEXT STEPS

An overarching goal of this Plan is to provide
flexible recommendations in order to catalyze

and support redevelopment. The purpose of this
chapter is to describe a set of implementation
strategies for the long term land use, infrastructure,
public space, and placemaking goals envisioned

in the Eisenhower West Small Area Plan. The
implementation considerations incorporate current
and expected future market demand, including
the recent announcement of the Transportation
Safety Administration (TSA) relocation to Victory
Center, for the intended real estate product types,
planning level cost estimates for infrastructure
improvements, and the potential for developer
contributions.

6.1 IMPLEMENTATION STRATEGIES

Realizing the vision of a vibrant mix of uses across
the planning area will depend on the capacity for
current and future market conditions to support
a range of residential and commercial uses. The
Plan recommends a series of potential strategies
to advance the implementation of the plan. The
following implementation strategies are both
practical with respect to current market forces,
and targeted approaches that will establish the
foundation for the realization of the plan.

Strategy 1: Use near term residential
development to build on the current levels of
demand, begin establishing the character of
the Plan, and to begin providing amenities. The
residential uses, amenities and population will
help attract future retail and commercial uses.

In the near term, the Eisenhower West submarket
presents stronger opportunities for residential
development than commercial, and the market
analysis reveals several strengths in the residential
market, particularly:
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« Eisenhower West has a new and evolving
identity as a residential area;

Sites in Eisenhower West are well-situated for
transit-oriented multifamily developments to
capture demand due to their location near the
Metro and Beltway; and

Eisenhower West could support additional,
highly amenitized multifamily rental product
which appeals to a younger demographic
seeking locations inside the Beltway, priced
competitively with newer projects elsewhere.

Residential market fundamentals in the area are
exhibiting low vacancy and growing rents, driving
a reaction from developers and a pipeline of over
500 units of rental and condo product. This activity
is currently centered on the intersection of South
Van Dorn Street and South Pickett Street, adjacent
to the Van Dorn Innovation District and Backlick
Run neighborhoods. In addition to projects in the
development pipeline, JBG Cos. acquired the three
buildings comprising the Pickett Industrial Park
(841-881, 883-885, 901-929 South Pickett Street),
sited on 10.8 acres of land in June 2015. Property
owners who are actively looking to redevelop in
the near term will likely be primarily interested in
residential projects.

Mid-rise residential developments, of which Modera
Tempo is an example, present near term market
feasible opportunities that are aligned with the
plan recommendations for parcels located more
than one half mile from the Van Dorn Metro Station.
Projects like these contribute to the critical mass

of activity in the planning area, support current

and planned retail, and will potentially support
developer contributions to fund infrastructure and
public amenities.

High-rise residential development in the Van Dorn
Innovation District and Van Dorn Metro Center areas

is consistent with the neighborhood principles,
and there is a current market for residential
development. However, average market rents do
not currently support the higher construction
cost of high-rise development so it may be some
time before high-rise residential development is
constructed. For example, the current market will
support a five-story wood-frame development in
the Bush Hill neighborhood, but a 15 story steel or
concrete frame project in the Van Dorn Innovation
District will requires higher rents, which will likely
come as the area matures as a residential location.

Strategy 2: Continue to strengthen the area’s
appeal to commercial development, leveraging
the TSA headquarters announcement as well as
the fact that residential development will help
support amenities that establish the area as an
attractive place to live and work.

A guiding principle of the Plan is to create an

area that balances residential and commercial
development, supporting employment and
forming a mixed-use district. Under current

market conditions, office development presents

a challenge. The recent announcement of

the location of the Transportation Security
Administration headquarters in the Victory Center
will stimulate interest in Eisenhower West for office
and it is important for this Plan to facilitate any
office development that might occur as a result.
Recognizing that general market conditions are
such that many areas are competing for commercial
development (especially office), activities that
continually improve the appeal of Eisenhower West
for commercial uses should be pursued. In locations
other than those designated for commercial
development, residential development will improve
the appeal of the area and support the retail,

open space, and other amenities sought by office
tenants. Sites within the planning area that present

the greatest opportunity for office development
include:

« Sites that are substantially underbuilt with respect
to the proposed zoning presenting a lower land
basis;

« Properties with assessed values that are
substantially below the estimated value of
proposed development potential in the Plan; and

+ Properties with tenants under longer term leases,
with expiration dates potentially aligned with the
timing of redevelopment opportunities.

« Properties, such as the Victory Center site, with
existing approvals for commercial development.

« Sites in close proximity to the Van Dorn Metrorail
Station

Strategy 3: Encouraging mixed-use light
industrial and innovation uses will create a
diverse economic and employment foundation.

Eisenhower West is historically an industrial district,
supporting a local manufacturing employment
base. Residential and office development has
started to transform the area into a mixed-use
neighborhood. This plan encourages the retention
of a broad mix of uses, including flex/PWR (defined
in Section 4.1), because these uses support an
innovation economy and provide services needed
by residents and businesses alike. To maintain a
portion of the historic job market as warehouse and
manufacturing sites are converted to other uses,
Neighborhood 1, the Van Dorn Innovation District,
is planned to leverage its existing physical and
economic assets such as transportation access, a
burgeoning mix of commercial and residential uses,
and diverse job employment base to transform

the predominantly warehouse and industrial

land uses into a mixed-use district combining
residential, PWR (Production, Wholesale, Repair),
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craft manufacturing, and retail uses. This approach
is intended to retain an employment base in
related industries, but occupy new higher density
construction, as the existing building stock offers
limited reuse opportunities.

Potential creative uses could include:
+ A brewery and tasting room and restaurant;

« A commercial teaching kitchen and adjoining
restaurant;

« Furniture and furnishing workshop with a
showroom;

- Commercial bakery serving regional businesses,
with restaurant/café; or

« Active lifestyle businesses such as the existing
dance, martial arts, and climbing centers adjacent
to the Van Dorn Metro.

Partnerships between the City and non-profits,
businesses, and other organizations to create
incubator programs will encourage the arrival of
innovation uses. This may include rent subsidy for
leasing ground floor spaces at rates comparable

to existing industrial rents. Temporary rent
subsidies will reduce the startup cost for innovative
businesses, to establish self-sufficient operations, to
later convert to long term market rate leases.

Strategy 4: Structure a coordinated open
space planning strategy to accelerate the
development.

Placemaking will be accelerated through a
comprehensive open space strategy across the
planning area. Development projects will occur
along different timelines, which will require an
open space strategy that must be defined in
advance and flexible enough to be implemented in
a phased approach. To support this effort, the Plan
encourages 20% of residential land be combined
within neighborhoods in a manner that enhances
real estate value, and provides a larger public
amenity, in addition to private community green
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spaces. The locations of desired public open spaces
are clearly defined in the Plan and include Bush Hill
Park and Backlick Run

In developing a comprehensive open space strategy
the City should:

- Identify the set of parcels that are priorities for
open space; and

- Identify parcels near planned open spaces
that have the significant future development
potential, yielding the greatest benefits from
proximity to the open space. As adjacent parcels
may yield the economic benefits from proximity
to open space, they should be targeted for higher
developer contributions to fund improvements,
in contrast to other parcels located further from
these amenities.

- Establish a dedicated Eisenhower West
Open Space Fund Account and formula for
contributions to ensure that necessary funding
is available for open space acquisition and
improvements recommended in the Eisenhower
West Small Area Plan. This allows funds that are
collected within the plan area to stay within the
plan area.

Through redevelopment of blocks within these
neighborhoods, the 20% ground level open space
contribution may be pooled and applied to these
identified parcels in order to achieve these preferred
neighborhood parks. This allows properties sited at
a distance from intended open spaces to contribute
to a larger public amenity. For land on which the
preferred open space is located, property owners
will provide the land, and will be compensated,
through the remaining neighborhood open space
contributions, for dedicated open space beyond the
required amount. The Plan recommends that when
developers are not providing a total of 30% ground
level open space on site within the Eisenhower West
area (either individually or as part of an open space
pool), they will contribute a fee in lieu of this.

See open space principles and guidelines in Chapter
4 of this report.

Strategy 5: Attract interim uses to have a
catalyticimpact on the area by generating
activity and drawing new visitors to the
Eisenhower West.

To support and initiate redevelopment activity
across the planning area, interim projects could
help to create a node that would attract a critical
mass of activity, and spur complementary
development in adjacent areas. Interim uses can
range from “pop up” container stores on vacant
parcels to a big box retail uses. Food trucks can
immediately increase the range of dining options
for office workers, especially in the Eisenhower West
corridor and should be encouraged.

Long-term interim retail uses will require an owner/
developer with a commitment to the future vision.
Interim projects, in use for a 10-15 year time frame,
can be strategic anchors within the plan to generate
activity and new visitors to the area. The time frame
that interim uses are permitted must be fined as
part of city approval.

As part of interim use approval, the city should
consider elements such as future phasing and
leasing. In addition, new buildings should be
designed and constructed to the extent possible

to not preclude implementation of the required
streets and open space. New interim buildings will
be required to be located adjacent to the street with
the parking behind the building.

Potential interim catalyst uses include:

» Big Box Retail - A big box retail development
can be a potential interim use, drawing on the
existing residential base such as the households at
Cameron Station, and neighborhoods north and
east of Eisenhower West. The Eisenhower West
market analysis has identified unmet demand for
general merchandise in the planning area;

« Office Worker Serving - Food trucks and pop-up
retail in close proximity to Victory Center will be
supported by demand from a concentration of
office workers; and

« Entertainment - Indoor and outdoor
entertainment uses create a destination draw to
further generate activity. For example: outdoor
food and beverage establishments, courts or fields
for programmed sports activities, art installations,
and theatre performances.

In efforts to encourage the development of catalyst
uses, the City may:

« ldentify locations where the value generated
through interim uses exceeds the value of the
current use;

« Gauge developer interest to measure the
feasibility of the approach;

« Identify any publicly-owned sites that may be the
strongest candidates for interim uses;

« Encourage interim uses by providing:

- A streamlined permitting process based on
meeting particular requirements;

- An overlay zone that could span multiple
neighborhoods and include design guidelines
that help achieve the vision for Eisenhower
West; and

- Grants and loans for local business.

Strategy 6: Following adoption of this Plan,
begin work on a detailed Infrastructure and
Funding Plan to refine the Plan’s preliminary
phasing of development and infrastructure,
complete preliminary engineering on planned
infrastructure, and refine the funding strategy
based on the principles in the Plan.

Preparation of the Eisenhower West Small Area Plan
involved planning-level analysis of the need and
options for transportation infrastructure and other
public facilities necessary to support the future
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development. This level of analysis is sufficient to
justify the general vision and framework of this
plan; however, more detailed engineering, phasing
and funding will be required to ensure that the pace
of development and the provision of infrastructure
are timed so that (a) new and existing residents

and workers are well-served and (b) the cost of the
infrastructure can be supported by anticipated
revenue sources. The analysis demonstrated

that the construction of the multimodal bridge
significantly mitigates traffic congestion, and that
all development in the greater plan area will benefit
from this key piece of infrastructure and will be
expected to contribute to its funding. Depending
on the timing and location of development,
different contribution amounts may be appropriate.
If the construction of the multimodal bridge is

not feasible, an alternative option of widening the
Van Dorn Street bridge will need to be explored,
including revised development thresholds.

The Infrastructure and Funding Plan will address not
only the Eisenhower West Small Area Plan but also
the Landmark/Van Dorn Corridor Plan, for which

a detailed implementation plan has not yet been
completed. These two plan areas overlap and share
dependency on planned infrastructure, such as

the multimodal bridge and the elementary school.
Looking at the phasing and funding of both plans

in concert will provide the coordination needed
between these two plans.

The Infrastructure and Funding Plan will be
guided by the concept of three phases of growth:
catalyst, choice location/limited connectivity,
and implementing the long term vision. These
are consistent with the phases of growth in the
Landmark/Van Dorn Corridor Plan.

Phase: Catalyst

Catalyst projects are early projects, and/or projects
that are ready to begin the permitting process
upon adoption of this Plan, that help create a
critical mass of redevelopment activity. Catalyst
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projects may include “interim redevelopment” or
development that is wholly consistent with the
long-term vision of this Plan. The catalyst phase is
characterized by limited expectations for developer
contributions to mitigate off-site impacts of

their development on infrastructure and public
amenities such as a lower developer contribution

in addition to standard contributions. A suggested
developer contribution for this phase should take
into account market conditions, project economics,
and financial feasibility. It may also be characterized
by a streamlined regulatory process, primarily

by substituting a limited set of design and use
guidelines in place of the SUP process.

The amount of development that is included in the
“catalyst” category will be limited by three criteria:

1. The amount of development currently
permitted by existing zoning in each
neighborhood.

2. The amount of development that once
approved and/or under way, will send a strong
signal that Eisenhower West is on a sustained
growth path.

3. The need, ultimately, to exit the “catalyst phase”
so that planned development contributes to
the infrastructure required to support growth
in the corridor, particularly transportation and
connectivity investments, open space, and
schools.

During the catalyst phase, approved DSUPs will
likely favor land uses that reflect current market
conditions. This is acceptable as long as the Plan’s
ultimate required land use mix is still achievable,
both neighborhood-wide and site-by-site. If a
DSUP reaches the end of its approval time limit
(36 months) without beginning substantial
construction and another landowner in the
neighborhood would like to move to approval, the
Planning Commission and City Council may take
that into account when considering whether to

approve an extension of the original DSUP. It will be
in the interest of all landowners that development
capacity (density) be allocated to projects that are
ready to move to construction.

The Infrastructure and Funding Plan may or

may not set a dollar-per-square-foot rates for
development to contribute to infrastructure that
will mitigate their off-site impacts. Development
proposed in the catalyst phase and prior to the
completion of the Infrastructure and Funding Plan
will be evaluated for the potential to contribute to
mitigating their off-site impacts balancing the need
for that infrastructure with economic development
and other plan goals.

Phase: Choice Location/Limited Connectivity
This phase is entered when a critical mass of
catalyst development is approved and/or under
way, indicating that Eisenhower West has become
a choice location for new development in the
region. It consists of redevelopment consistent
with the long term vision of the Plan and will
likely be characterized by a greater proportion

of non-residential development and denser
office, commercial, and residential development
at the Metro node. Increased requirements for
developer contributions toward off-site impacts
on infrastructure and transportation (connectivity,
open space, schools, etc.) will be considered.

This phase limits the total amount of
redevelopment to that which can be supported
by a limited set of transportation improvements
shown in Figure 6.1. This phase will have an
implementation plan calculating infrastructure
funding needs and assigning shares to the public
and private sources of funds. The difference
between Choice Location/Limited Connectivity and
Implementing the Long Term Vision is based on
what the transportation network can support. This
phase is complete when approximately 7.1 million
square feet of net new development is achieved.

Phase: Implementing the Long Term Vision
This phase is characterized by completion of the
planned connectivity network and the other
public facilities needed to support build out of
planned development in Eisenhower West. The
Plan will set the amount of additional square
footage that will be available for development
approvals during this phase, which will reflect the
amount of development supportable by planned
transportation improvements, including transit
infrastructure and service improvements, and
pedestrian and bicycle facilities. This phase will
also be characterized by completion of all non-
transportation public facilities, including public
space, education, and other facilities, recommended
by the Plan that were not completed during earlier
phases. This phase will have an implementation
plan calculating infrastructure funding needs
and assigning shares to the public and private
sources of funds, which may be independent of,
or a continuation of, the previous phase in the
implementation plan.

Transfer of Development Rights

The Infrastructure and Funding Plan will

confirm development ceilings for each phase of
development (Catalyst, Choice Location/Limited
Connectivity, and Implementing the Long Term
Vision) consistent with the table below. The amount
of development permitted in each phase will

be limited by the capacity of the transportation
network at that time.

The Infrastructure and Funding Plan may also
preliminarily allocate portions of the overall
development potential of the Plan to each
neighborhood. It is anticipated that through the
zoning and DSUP process, individual landowners
will draw from the development ceiling for

their neighborhood. This may occur through

a CDD for each neighborhood or other zoning
tool. Landowners will lay claim to this shared
development capacity through the DSUP process
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and will be allocated on a first-come, first-served
basis.

will be zoning that expresses the desired mix of
land uses in the Plan. Properties would apply for
a rezoning at the time of redevelopment, taking

Projected Needed Improvements Cost (2015)
Development

In the event that the supply of development ) hat in f . Stage 1 Total: 7.1M SF Initial Spot Improvements $1 Million
capacity in any neighborhood is exhausted Into account that In zoning for some properties ) (includes TSA site)  (For Planned / Approved)
by DSUP approvals and other landowners are all;?ady allows densities .conS|s.tIt|er|;t \INIth thﬁ P(Ijan.s . Van Dorn/Eisenhower $450,000
seeking development approval prior to moving ]? chtlves:. !:gture rctlezonllngs Wit ba zncet' © fesw;& Allocation of + Van Dorn/Main $630,000
to the next phase, reallocation of development or incentivizing redevelopment with paying for the e e . Van Dorn/Edsall Minimal
capacity (transfer of development rights) may be cost Of. mfrastruct.ure to support tha?t development. development to the + Van Dorn/Pickett Minimal
accomplished in the following way: Rezonings could include the following: teatialys e . Pickett/Edsall
- Within neighborhoods, landowners may reach ~ * €DD Zoning: One CDD zone could be and the “choice
voluntary agreements with each other so that, established for each of the 6 neighborhoods. location/limited ~ Major Improvements
for example, a landowner with an approved Each CDD zone would consist of specific connectivity” phase + Enhanced transit service $400,000 +
DSUP may voluntarily transfer some or all of the guidelines on architecture and street will occur in the - Farrington Ave Connector Bridges (Alexandria) $44 Million
density to another landowner. This would be framework. Implementation + Multimodal Bridge or Widening Van Dorn $51 Million
accomplished during the DSUP process, butthe « Modification of existing zones (i.e., |, OCM-100 Phasing and + Van Dorn / Courtney Minimal
City approval of the density transfer would not zones) or creation of new Euclidean zones Funding Plan to + Pedestrian Bridge (Clermont to Ben Brenman Park) ~ $14,300,000
be needed. + Interim development overlay zone: This zone ol : ﬁomr.nur:ty Facility 2;92’(5)8%880
The City should encourage a mechanism would allow interim development to occur - nousing o SN
: : . . o « Open Space Acquisition $8,200,000
to allow landowners who dedicate land for quickly in order to stimulate activity in the al t Cove Acquisiti TBD
public purposes above and beyond standard plan area. The zone could include streamlined s LermontLove Acquisition -
. s . - « Mitigation of Impacts to the Waste-to-Energy Facility TBD
requirements for open space, roadways, etc., to permitting, design guidelines, and land use School
transfer unused density to other landowners guidance that complements the Plan’s vision. : CC 00 —— $45,000000
through voluntary agreements. : : Sl MG . " ~ONSULCHON . o
 Industrial/Residential Mixed Use Zone: A - Land Acquisition TBD
There will need to be a means of recording unique element of the Plan is the Van Dorn
density transfers so that it is clear at all times Innovation District located in Neighborhood $188 Million +
how much development capacity is allocated to 1. The neighborhood features a unique mix of *Estimated potential City investments to acheive
each landowner. “PWR” (Production, Wholesale, Repair) uses such affordable housing or mixed-income assisted living co-
- Density transfers between neighborhoods may as make.r space and flex space that will coexist o etz S
be considered as long as transportation analyses with residential uses. These Us€s C°“"f' b,e Stage2 2.2 Million SF « Rebuild Metro Rd NB ramp; Remove SB loop ramp $2.8 Million
show the impact on the transportation network located on multiple floors within a building that - Farrington Ave Connector (Fairfax responsibility) $15M plus ROW
is equivalent. also contains residential units. It is important Following Phase:
that this neighborhood is not dominated b . ' -~
- Density transfers cannot be used to get around anv one usegt e as such. uses that do noty Implementing the 2.8 Million +
the land use mix minimums/maximums set by Y One YD, as SLET, USes : Long Term Vision
_ align with PWR uses will be limited. Design and
the Plan for each neighborhood. operational guidelines will accompany this zone ~ Stage 3  To be determined ~ Additional Infrastructure could provide additional To be determined

development capacity to be determined by future
studies.

Strategy 7: Explore a range of potential zoning to ensure neighborhood compatibility.
options, from existing zoning categories to new
zones, for parcels in Eisenhower West that will

occur at the time of redevelopment.

Additional Implementation Strategies

The City will explore additional implementation
mechanisms that include:

Figure 6.1 Infrastructure Costs
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A key tool for implementing the Plan’s vision
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e TIF: In most recent small area plans, the City
has allocated a percentage of the net increase
in taxes from new development to support
provision of the infrastructure and public
facilities needed to support that development.
The Implementation Phasing and Funding
Plan will determine how TIF will be used in
Eisenhower West.

«  WMATA Joint Development Program:
Development around the Van Dorn Metro
Station can be potentially accelerated through
a partnership between WMATA and private
developers.

« Joint Public Facilities: Public facilities can be
co-located for efficient use of City resources.

6.2 INFRASTRUCTURE INVESTMENTS

To assess the potential for developer contributions
toward funding infrastructure improvements

in the planning area, the total infrastructure

cost is considered with respect to potential new
development in the planning area. The total
infrastructure cost is estimated at $191 million
based on data provided by the City, with individual
costs described in Figure 6.1. The Plan recognizes
that the City may need to make early investments
to create infrastructure improvements prior to
additional demand. North-south connections
should be prioritized in future analysis.

6.3 INFRASTRUCTURE FUNDING

Developer Contributions

The total new development is approximately

9.3 million square feet. However, development
should not exceed 7.1 million square feet until
Stage 1 transportation improvements have been
completed. Allocation of the 7.1 million square
feet of development to the “catalyst” phase and the
“choice location/limited connectivity” phase will
occur in the Implementation Phasing and Funding
Plan to follow, which will also provide greater
detail regarding the pacing of development and
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infrastructure within Stage 1.

Developers are required to build on-site and
adjacent improvements such as new streets,
adjacent infrastructure (including sewers), and
some key open space features such as the proposed
Backlick Greenway and stream restoration

and the plaza near Metro. In addition, the City
requires a developer contribution to support

larger off-site infrastructure improvements that

will be necessary with increased development.

The City’s initial analysis indicates that developer
contributions at approximately $10-12 per square
foot (2015 dollars) on average will accommodate
the future infrastructure needs and is comparable
to contributions in recent small area plans. That
figure is included within the small area plan for
general information, but there is also information
that indicates that rates within this range will not
be feasible during the catalyst phase. The actual
developer contribution rates will be determined
during a subsequent and more detailed study.

That study will recognize that this plan’s goal is to
calibrate developer contributions so as to build and
sustain redevelopment momentum created by the
TSA Headquarters announcement and this plan

as well as to fund infrastructure. The Infrastructure
and Funding Plan will determine how contributions
should be phased in over time and will look at
varying contributions by neighborhood and land
use such as to encourage office.

During the period that the Infrastructure and
Funding Plan is under development, contributions

will be evaluated on a case-by-case basis taking into

account the financial feasibility of each project and
its status as a catalyst project. The Infrastructure
and Funding Plan will also confirm the list and
timing of infrastructure improvements and public
facilities called for by the small area plans and
determine funding sources for each. Funding
sources will likely vary by category of infrastructure
or facility. Contributions to affordable housing

will follow the City’s guidelines at all phases of
implementation.

Revenue Estimates

Annual net tax revenue from full development of
the plan area is expected to yield $21.3 million

per year of which a portion will be used to fund
improvements in the plan area. Along with this
revenue, resources from the general fund and other
grants can be used to build the improvements listed
in the table above.

6.4 INCENTIVES AND SUPPORT

The City may wish to provide incentives or
encouragement for desired development.
Incentives should be focused on these areas:

+ Van Dorn Metro Node
+ Clermont Node

+ South Pickett Node

+ Innovation District

Regulatory, financial or programmatic incentives or
support the City could explore:

- Incentives for certain cultural uses or uses within a
cultural district

+ Incentives for maintaining the presence of,
attracting, or otherwise supporting local
entrepreneurs or businesses — whether innovators,
“Mom-and-pop” stores and restaurants, or other
desirable businesses that might not otherwise be
able to locate in the area

- City may partner with non-profits, businesses, and
other organizations to create incubator programs
for green tech/complimentary businesses to NSF

+ Reduce/eliminate SUP requirements and/or
provide other streamlined permitting for specific
uses (Discussed categories include big box retail
in Clermont and uses in mixed use buildings that
would ordinarily require a separate SUP. Uses
would have to meet certain standards regarding
noise, odors, garbage and debris, and other
impacts normally covered by SUPs to ensure
that neighborhood impacts are minimized. For
development projects, the guidelines would cover

design, landscaping, size/SF range, parking, etc.
Among the goals, uses reviewed during the DSUP
process would not need to come back through
the SUP process.)

6.5 NEXT STEPS AND ACTION ITEMS

In order to achieve the vision for Eisenhower West,
a number of action items have been identified to
begin implementation:

« Detailed Air Modeling Analysis Near Van Dorn
Metrorail Station

« Infrastructure and Funding Plan (Including the
Landmark/Van Dorn Corridor Plan Area)

« Curb/ROW to 20-30% design

+ Multimodal bridge alignment in consultation
with impacted property owners

« Farrington Connector alignment

« Geometric review of other planned streets

« Widening of Van Dorn Street bridge analysis

+ Sewer upgrades

« Design guidelines

+ Developer Contribution Study and detailed
phasing analysis

- Establish a task force to guide completion
of the Infrastructure and Funding Plan and
provide guidance on implementation of these
two plans

Analysis with Norfolk Southern on crossings

Backlick Run Restoration Master Plan
Combined Heat Study

Reclaimed Water Study

Recreation Center/School Site Analysis

« Options for potential co-location of affordable
housing or a mixed-income assisted living
facility

« Eisenhower West Open Space Fund and related
contribution formulas
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