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CITY OF ALEXANDRIA
VIRGINIA

February 9, 1962

Honorable Mayor and Members
Alexandria City Council
Alexandria, Virginia

Gentlemen:

The City Planning Commission presents herewith, for the infor-
mation of the City Council, a copy of the "Generalized Land Use
and Ma jor Thoroughfare Plan' with supporting text and maps which
the City Planning Commission feels represents a forward step in
the planning of the City, and includes a reasonable estimate of
the desires expressed by the Alexandria citizens for the future
physical development of the City,

The City Planning Commission presented its proposals to the
public by advertisement in the Alexandria Gazette on November 15,
1961, by mailing to all Civic Organizations, and held three public
hearings on November 27, 29, and 30, 1961.

The City Planning Commission in its final consideration has
endeavored to satisfy requests for changes resulting from the
public hearings to as great a degree as the City Planning Commis-
sion felt such changes were justified.

Resumes of the three public hearings and all written com-
munications as well as the Commission's resolutions of each
problem raised appear in the text.

The City Planning Commission considered several alternatives
as to location of the Central Business District, as presented by
the Staff, but determined that in the final analyses the location
contained in the Plan would be best suited to future development.

The City Planning Commission looks forward to discussing
the Plan with the City Council, February 20, 1962,

Very truly yours,

N

oy C. Bragg, Vice-Chairman
Alexandria City Planning
Commission
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October 20, 1961

Honorable Mayor and Members
Alexandria City Council
Alexandria, Virginia

Gentlemen:

The Alexandria City Planning Commission has under consid-
eration a "Tentative Generalized Land Use Map and Traffic Flow
Plan™ for the City of Alexandria, and wishes to discuss the
elements of the plan at a work session with the City Council.

Following such a work session, and after incorporating any
changes deemed advisable by the City Council, the Planning
Commission will publish the map and prepare for public hearings.
It is proposed that three separate public hearings be held,
which will be devoted successively to Planning Districts I, II1,
and III,

On the basis of information gained from public hearings
and other sources, a Generalized Land Use Plan will be adopted
by the City Planning Commission, and recommended to the City
Council for its consideration. A tentative Major Thoroughfare
Plan will accompany the land use plan because of its close
relationship to future land use patterns. The Major Thorough-
fare Plan will be recommended separately to the City Council.

Copies of the Preliminary Map and statistical information
prepared by the Department of City Planning are transmitted
herewith for your examination.

This tentative proposal is based on the following basic
considerations and objectives:

1. Improvement of Alexandria's Central Business District
to its fullest potential, allowing it to take its
place in the Washington Metropolitan Area as a dominant
trading center.

2. Revitalization and protection of other shopping areas
in Alexandria where they serve their markets effectively,
and the addition of new shopping centers where they are
needed and where they can serve their markets conveniently.




3. Promotion and restoration of places with historical
significance as well as other places of regional
significance throughout the City.

4. Encouragement of industrial expansion, where it will
not adversely affect residential properties.

5. Elimination of blight wherever it exists, encouraging
private renewal when possible and public urban renewal
when necessary.

6. Elimination of mixtures of incompatible uses.

7. Provision of adequate parks and open space convenient
to the population.

8. Recognition of existing land use patterns and invest-
ments,

9. Discouragement of through traffic and industrial traffic
in single-family areas.

10. The location of highest residential densities along
ma jor transportation routes.

11. The devotion of all land to its highest and best use
in keeping with the rights of private property and
our democratic processes,

Please note that the accompanying maps and statistical data
are preliminary and not intended for release.

Ve

uly yours,

B

verett C. WeiXzell, Chairman
City Planning/Qommission

ECW/fsk/dd
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INTRODUCTION

The Generalized Land Use Plan is a long range proposal for
the proper arrangement of future development within the City of
Alexandria. The close relationship of major streets to the Land
Use Plan required joint consideration of the Major Thoroughfare
Plan,

The Land Use and Major Thoroughfare Plans are part of the
Comprehensive Plan. Also to be included in the fullfillment of the
Comprehensive Plan is a Community Facilities Plan which will pro-
vide for a suitable arrangement and distribution of parks, play-
grounds, and public utilities, and a Public Improvements Program
which will identify and recommend priorities for future public
improvements needed to meet objectives e¢stablished in the Plans.

The Land Use and Major Thoroughfare Plan are effectuated
by the various tools established in the City Code. These con-
sist of the master zoning map, zoning regulations, subdivision
regulations, taxation, condemnation power, a site plan ordinance,
and the approval of specific projects for accomplishment of the
total community improvement program, such as urban renewal, port
development, etc.

The Land Use Plan has the word "Generalized™ within its
title for the following two reasons:

1. The varieties of land use are divided iqtp six major

catagories, therefore, some variations of uses are

included in each catagory.
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The lines of transition from one use to another do not
always follow property lines. Details of this nature
should be thoroughly examined when such properties are

considered for rezonings.

The Land Use Plan provides for expanding the six catagories

of land use, from what presently exists, in the following manner:

1.

2e

3e

4.

Se

Single Family - In quiet areas of the City away from

major routes of transportatione.

Multi-Pamily - Mostly along Shirley Memorial Highway, and

west and south of King Street west of Washington Street
in Planning District One where shopping and major routes
of transportation are in close proximity.

Commercial - Mostly along Shirley Memorial Highway at

the intersections of Seminary Road and Duke Street where
medium to high population densities are in close proxi-
mity and where best service can be obtained from major
routes of transportation and a redevelopment of the
Downtown Central Business District.

Industry - Mostly in the southwest section of the City
where service can be made available from a variety of
transportation systems and where residential properties
will not be seriously affected.

Public & Semi-Public Open Space - Mostly the expansion of

Port Ward Park, the location of a part site on the north

side of Duke Street adjacent to the Water Company, and

"the addition of two neighborhood parks west of Shirley
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Memorial Highway where population densities will be greatly

increased.

6. Institutional - The location of two grade school sites

west of Shirley Highway where population densities will

be greatly increased., The grade school locations and two
neighborhood parks proposed for this area should be developed
in park - school units, not separately.

Each of the above uses of land has its proper place and re-
lationship to other uses and for a well planned City the predeter-
mined relationships should be maintained within reasonable bounds.

The purpose of future land use plan is to establish the bounds
of this pre-determined relationship. A future land use plan is not
a magical solution to all problems which arise. The adoption of

such a plan has little or no value without a commitment to follow

the general blue-print thereby established and, if and when neces-
sary, to change the plan rather than deviate from it.

g It is possible in comparing Alexandria with neighboring or
other jurisdictions to arrive at erroneous conclusions as to the
relative values of, for instance, proportions of single family
dwellings as compared to multi-family dwelling units. A strict

statistical comparison is not always a fair means of judgment.

Centain individual characteristics of a city or community are its
own individual peculiarities which do not show up in straight
statistical comparison.

Because one jurisdiction is able and willing to support a hous-

ing unit distribution indicating 60% multi-family development and
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40% single family development, is not in itself any reason for pre-
determining that Alexandria should be willing and able to establish
the same distribution. The individual character of the community
itself deserves as much or more weight than comparati#é statistics,

The Tentative Generalized Land Use Plan recognizes the existing
land use structure and is based on sound objectives, up to date
critera, and major policies recommended by the National Capital
Planning Commission and National Capital Regional Planning Council
for the future growth of the metropolitan area as a whole.

The Land Use Plan is not a proposed zoning map. It is a guide
for the general development of the City of Alexandria for the next
20 years. It represents a target to which local actions can be

directed.

‘BASIC ASSUMPTIONS

The Land Use Plan for Alexandria is developed in recognition
of the City's place within the Washington Metropolitan Area. It
is intended to carry out the policies promoted in the *Year 2000
Corridor Plan® for the Metropolitan Area which emphasizes highest
population densities along major routes of transportation leading
to and from Washington, D. C.

The Land Use Plan is also based on the following assumptions:

1. That no major change occurs regarding the basic economic

structure of the Washington Metropolitan Area.

2. That the demand for apartment living will continue during

the forthcoming years.

3. That the City of Washington and County of Arlington will
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continue policies of limiting their populations to what
presently exists within their limits.

4, That a population increase will continue in Fairfax County,
south of Alexandria and east of Shirley nghway, thereby
1ncreas1ng the traffic flow on Alexandrla's streets, lead=-

ing to and from Washington, D. C.

OBJECTIVES

The Tentative Generalized Land Use Plan is based on the follow-
ing objectives designed to promote any advantages which the City of
Alexandria have within the Metropolitan Area. These advantages
can be equally beneficial to both the City and its neighbors, The
objectives are also designed to create a more attractive City, pro=-
vide its residents with community facilities at less cost, and
broaden the City's tax base. These objectives are very much a
part of the Land Use Plan and should be restudied as 0fteh as the
Land Use and Major Thoroughfare Plans are reviewed. |

The tentative proposals are based on the following basic con-
ditions and objectives:

l. Improvement of Alexandria's Central Business District to
its fullest potential, allowing it to take its place in
the Washington Metropolitan Area as a dominent trading
center,

2. Revitalization and protection of other shopping areas in
Alexandria where they serve their markets effectively, and
the addition of new shopping centers where they are needed

and where they can serve their markets convéniently.
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3.

4.

Se

6.

7a

8.

9.

10.

11.

12,

Promotion and restoration of places with historical signi-
ficance throughout the City.

Encouragement of industrial expansion, where it will not
adversely affect residential properties.

Elimination of blight wherever it exists, encouraging
private renewal when possible and public urban renewal
when necessary.

Elimination of mixtures of incompatible uses,

Provision of adequate parks and open space convenient to
the population.

Recognition ofﬁexisting land use patterns and investments
Qﬁeré possible, -

Discouragement of through traffic and industrial traffic
in single family areas.

The location of highest residential densities along major
transportation routes and near major $hopping areas.
Encouragement of Rapid Transit as a means to relieve con-
gestion along major arteries.

Encouragement of a clean Potomac River to provide additional

recreational advantages.

EVOLUT ION OF THE PLANS

Early in 1961 a long overdue land use plan reached the thres-

hold of serious consideration by the Planning Commission. The

Commission delegated the Planning Department the responsibility of

preparing this plan for their review in coordination with a re-

study of the Major Thoroughfare Plan, adopted in 1956,
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The Tentative Generalized Land Use and Major Thoroughfare
Plans were released November 6, 1961, and published in the Alex-
andria Gazette, November 15, 1961, along with an announcement of
Public Hearings on these plans, scheduled for November 27, 29 and
30, 1961. Each hearing was restricted to a specific planning
district beginning with Planning District Three on November 27 and
ending With Planning District One on November 30.

The Planning Commission reviewed each comment delivered at the
Public Hearings and all written communications received by the Com-
mission and Staff at work session on the evenings of January 10
and 16, 1962,

The Planning Commission and City Council will jointly review
the Tentative Generalized Land Use and Major Thoroughfare Plans

February 20, 1962.
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PUBLIC HEARINGS & WRITTEN CCMMUNICATION RESUMES AND RESOLUTIONS

During the Plaxning Commissionls work sessicn conducted January 10
& 16, 1962, a number of amendments were irdhided based on public reactions to
the Tentative Generalized Land Use and Major Thoroughfare Plans,

The following is a resume! of all public hearing and written commun-—
ication statements accompanied by ”1anning Comission resolutions, Most of
the statements sre headed by a number in parenthesis, All statements follow-
ing such numbers corre&ouqd to the same numbered sections on the Plargwhich
accompany the full minutes of Hearings and copiles of written communications,

Statements which led
asterisks (%), (#)Desigrabes statenen

PLANNING DISTRICT THREE

(GENFRAL REACTION)

Mr, Donald VMela, spesking forStrawberry Hill Citizens Associati

The general attitude of our people is approval, We qu
the radical increase for multi-family development, We noticed
est proportion of home owners are single-~family.

tion, however,
the great-

Mr. Montague, spesking for Strawberry Hill Citizens Association:
I second the comments by Mr, Mela and urge the Plans's adoption., If
exceptions to the plan become the rule, the plan will becof little use,

Mr, Corbs, of Brookville-Seminary Valley Citizens Associations
It seems to me that we have planned too much commercial when con-
sidering the amount of commercial already existing within theCity and nearby,

Mr, Holland:

T I am concerned about
Mexandria, Theke are infinite
tapped by Alexandria, I would
more commercial, and certainly

emgrks sbout the extent of commercial land in
types of commercial uses which have only been
consider holding the policy of zone transition
not putting industry next to high-rise apartments,

r

Mr, M, W, Belcher, president of DQ nary Hill Citizens Association:
I would like to recommen hat town wuses be excluded from the single-
family classification in Plannzng Dlutrlvt 73

Mr, Omer Hirst, speaking forCommonwealth Capital Corporation:
Parking should be considered in relation to futurs mass btransit
facilities,

I wish to commend the Comm a guvide, I will later

point out what I feel are inconsiste

> 3 [:i.
J O;
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o
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(RECREATION AND SCHOOLS)

Mr, Montague, speaking for Strawberry Hill Citizens Associations

We noted in looking over Planning District #3, as it applies to
Strawberry Hill, there is an insufficient amount of land for recreation. The
generally accepted standard of one acre park land per 10C pupulation is only
met halfway .,

Mr. Combs, of Brookville-Seminary Valley Citizens Associationt
It seems to me that plans should consider another elementary school
in our ares,

Mr, Sando, of Brookville-Seminary Valley Citizens Association
I hope the impact of high-rise apartments on the school system is
considered, More park land should be considered for Alexandria,

Mr, Benovichs

I am interested in children and feel we do not have enough park
land for thelr benefit, It costs money now, bubt it may prevent the spend-
ing of more money for a larger police force, These parks should be more
accessible and within walking distance of the children.

(STREETS - GENERAL)

Mr., Combs, of Brookville-Seminary Valley Citizens Associations
It seems to me as one of the faults of the plan is that more
roads going directly into Washington have not been planned,

* (1)

Mr, Thorpe Richards, representing two gentlemen who own land on Beauregard
Street:

The proposed buffer strip of open space which divides the in-
dustry from single family north of Seminary Road and west of North Beau-
regard Street is wasteful and not reasonable, The area does not consist
of a flood plain, I suggest that another type of buffer be proposed such
as limiting the industrial development and running multi-family up to this
use,

Planning Commission Resolutiont The use of narrow park strips as buffers
is not a practical solution for protecting residential properties from
neighboring industry. The park buffer near the City Limit line between
Seminary Road and King Street as well as all similar buffers were deleted
from the Plan,

* (2)

Mr. Boothe, speaking for Mr. Mark Winkler:

Please direct attention to 215 acres of land owned by Mr, Winkler
lying South of Seminary Road, West of Shirley Highwsy, North of Holmes Run,
and east of Beauregard Street, In 1952 when this land was annexed, Mr,
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Winkler took Alexandria's side because he felt planning would best be done
by the City. He has given the City the sites for the Ramsey School ad
Holmes Run Parkway, About 150 acres of the 215 acres are zoned for commer-—
cial and the remainder for apartments, He wishes the existing zoning to
remain and also that the 35 acres of this land not be shown for park land,
We feel that the possibility of commercial development is greater now than
it ever was, as aresult of the increasing amount of apartment development
in the immediate vicinity, Since 1952 the taxes of Mr, Winkler's property
have increased 600%.

Mr, G. U, Richard, speaking for Mrs, CatharindWinkler:

I agree with certain comments made by Mr., Boothe, The Winkler
family has had meny opportunities to make a gquick buck by developing land
not in the best interest of the City., Instead the Winkler Family has chosen
to rely on the fairness of City officials in order that their land can be
developed to the highest and best use, I think the fair thing would be to
let that land remain commercial and R-A as it is at the present time, I
can assure you that in a short time that land will be developed in a way
the Community and City will be proud of,

Mr, Edward M, Smith, representing Mr., B, M. Smith:

We are very much opposed to the rezoning of landNorth and West of
Beauregard Street largely in R-A zoning to single-family use, Mr. Smith
could have sold his property many times in past years; however, he chose
to hold it and try to develon it to the hest interssts of the Community,
Mr, Smith supported annexation, In 195l this property was zoned on both
sides of Beauregard to apartment land except for a small strip of single
family, He dedicated a 12-acre site for school purposes and deeded 7 acres
for Beauregard Street, I believe that single-~family zoning is incompatible
with bordering lands and that it would be to the best interest of the City
if it remained R-A, Plans have already been formilated for the areals de-
velopment, I hurbly request your consideration,

Mr, James West, Lincolnia Hills:

We wish to express our personal approval regarding planning of
the area west of Shirley Highway and South of Seminary Road, The extension
of North Chambliss Street and Taney Avenue is also favorably accepted as a
means to betbter serve our properties,

Mr., Thorpe Richards, representing two gentlemen who own land on Beauregard
Street:

When you have a major shopping center it should be surrounded with
igh-density uses to generate a need for stores. I suggest that another re=-
view is necessary concerning property west of Beauregard and change it to
office or multi~family use,

lanning Commission Resolution: The Commission agreed to expand the proposed
commercial to a justifiable size between North Beauregard and Shirley Highway
and South of Seminary in a Southwesterly direction to the point where the
land rapidly changes elevation,

The Commission also agreed to allow apartment develooment West of
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Beauregard Street and South of Seminary Road, also to the point where the land
rapidly changes elevation and to where the proposed commercial ends on the
#pposite side of Beauregard Street, Beyond these points the Commission re-
affirmed the Plan as originally proposed on the basis that single=family West
of Beauregard Street will be buffered from proposed multi-family East of
Beauregard Street, and the single-family area will not receive the full

noise of Beauregard Street traffic as a result of the higher land elevation
above Beaursgard Street,

The Commission further agreed to allow multi-family development
West of Beauregard and North of Seminary Road. The rear boundary of this multi=—
family area is intended to be a projection of the rear boundary of the Hermit-—
age Methodist Home, running between the home and the previously proposed multi-
family area,

(3)

Mr, Cowlesy speaking for his family only:

I feel the plan is very good, I have lived for 27 years at 30th
and King, The land immediately east of us is presently zoned and has been
zoned residential single~family for the past 30 years. I wish to see this
land use zoning retained,

Planning Commission Resolutiont The property South of King Street in the
vicinity of 30th Street has developed with single~family dwellings. In

total, however, it represents only a minute fragment of all property in the
proposed apartment complex directly served by Shirley Highway., To propose
this area for single~family development would be contrary to the criteria out-
lined in the text, It is anticipated that when the existing single family de-
velopment outlimes its usefulness, multi-family construction will constitute a
natural replacement,

* (L)

Mr, R, L, Ruffner, resident on Braddock Road:

I object strenuously to my property on Braddock Road being planned
as parke It is presently zoned R-8 and I wish that zoning to remain so that
I can develop single~family houses in the future,

Planning Commisssion Resolution: The Commission agreed to cancel the proposal
to expand Fort Ward Park in reference to statements made by Mr, Ruffner, and
since money is not available to purchase this property., The Commission further
recommended that existing parks be facilitated with proper equipment and addi-
tional neighborhood parks and playgrounds be acquired and equipped prior to any
efforts to obtain park land of this regional magnitude,

*(5)

My M. Wy Bélchery prédident of thelSeminary Hill Association:

) I wasiadvided whis morning of a'proposal by Mr. Kedny as stated in a
Tetter cof Wovember 27, 01961, regarding a charge in classification in the East
quadrant of Seminary Road and Shirley Highway, Most of us feel we have too many
apartments already. The Planning Commission unanimously denied a zoning change
for apartments for that area last January, stating that the property is suitably
‘zoned for R-8 single~family development, Our association hopes that this matter
will be given reconsideration,

#Mrs, R. F, 8, Stare, LLL3 Seminary'Roédi N
A more comprehensive evaluation of existing & foreseeable impacts
should be made in my area, , -] - Draft, February, 1962,
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Planning Commission Resolutiont After the plans were released and published

in the Alexandria Gazette, the Department submitted an alternative plan for

the property East of Shirley Highway between Seminary and Braddock Roads,

The alternative proposal was intended to provide a community shopping center
adjacent to Shirley Highway, backed up with multi-family development, to support
the proposed shopping center, and also provide a suitable buffer between the
center and existing single-family in that area, The alternative proposal was
based on the property's close relationship to the intersection of Shirley High-
way and Seminary Road, providing very good access to Washington, D, C, and
shopping facilities,

The Commission agreed to provide a narrow strip of multi-family
along Shirley Highway to be bounded on the East by the projected Kenmore Avenue.
They declined the proposal for commercial in that area, since a regional shopp-
ing center is proposed in the vicinity.

#(6)

Mr, Albert Bryanh, Jr, 120 South Fairfax Street:

Regarding the land (11 acres) owned by Albert Bryan, Trustee for
doctors, adjacent to the new hospital on Seminary Road: 1, Whether the
"Land Use Plan", if adopted, will preclude later consideration of special
district for professional offices or some similar legislation? 2, Whether
any consideration has been given to a "Medical " or "Special" district near
the new hospital for future land Use?

Planning Commission Resolutiont The Commission agreed to reaffirm the pro-
posal for single-family in the vicinity of the New Alexandria Hospital on
Seminary Road, Office development might be accepted ih that area if oriented
directly to the Hospital and if strict standards are applied to such develop-
ment which will not adversdy affect neighboring single-family development,

#(7)

Mr, Charles Beatley, 1875 Maury Lane:

Clarification of the precise extent of multi-family....exact loca-
tion of the line that divides this section from single~family area along the
West side of Pegram Street from Hammond High School to Polk Street,

Planning Commission Resolution: The Tentative Generalized Land Use Plan does
not show property lines and in a generalized guide to future local action,

The Plan can be interpreted as proposing single family development for prop-
erty fronting on the West side of North PegramStreet near the Hammond High
School, and multi-family at the rear, The transition line is not as definable
near Polk Avenue., Future zoning changes would clearly define such lines along
existing property lines,

*¢ (8)

##-Ronald F. and Ruth H, Lewis, 6412 Duke Street:
Re West quadrant at Duke Street and Shirley Highway proposed for
industry: We wish to approve your plan showing proposed industry. We are
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opposed to any lesser use than that permitted by the existing C-2 zoning,

Mr, Omer Hirst, speaking for Commonwealth Capital Corporationt
he proposed industrial use in Southwest gquadrant at Shirley High-
wzy and Duke Street is out of character and should remain commercial,

Planning Commission Resolution: In a recent conversation with officials in
Fairfax County, the Department learned that there is no set plan for the area
West of the Southwest quadrant of Shirley Highway and Duke Street, The zoning
along Duke Street in the County is commercial, In view of the comments made
at the Public Hearing and the letter received regarding the quadrant and in
view of the conversation with Fairfax County Officials, the Commission agreed
t0 propose the area for commercial development,

* (9)

Mr, Omer Hirst, speaking for Commonwealth Capital Corporation:

he existing commercial zone on the South side of Duke Street
running Eastward from Shirley Highway should be classified C-2 rather than
apartment, Taxes have increased 20 times on these 12 acres since the County
last had it.

Planning Commission Resolutiont The Commission agreed to increase the proposed
commercial South of Duke Street, West of Lincolnia Road, in an effort to en=
courage the development of a small convenience goods center to serve the pro-
posed neighboring multi-family area, The amendment changes the property North

of the South boundary, Key Mtel Bast of Shirley Highway, and West of LincolniaRd,
from proposed residential to commercial, This expanded commercial 1s not in-
tended to contain future uses which will conflict with the development of a

large regional shopping center North of Duke Street,

*g (10)

Mr, D, R, Nimmer, Skelton Parcel, northeast corner of Lincolnia and Edsall Roads:

1 subscribe to the plan as proposed, It is unreasonable to have &
lesser zone when existing industrial development has already taken place, See
letter for further details,

Mr, Seymour Friedman, representing Mr. Carl W. Freeman, owner of 70 acre tract
South of Duke Stpeet, West of Reynolds Street, norbth ofEdsall Road and East of
Shirley Highway and Lincolnia Road:

The property is presently zoned R-C except for approximately 8 acres
in its northwest corner fronting on Duke Street which is zoned commercial, The
commercial area was designed to provide convenient shopping facilities for the
overall apartment development plan, The zoning was granted for that purpose and
we feel the Land Use Plan should indicate this use, The 70~acre tract is intended
to become the site of a luxury high-rise apartment to serve the proposed required
shopping center to the North; however, the extensive industrially planned land
to the East andSouth can adversely affect such development, We have already ex=-
perienced serious difficulty in securing permanent mortgage financing because of
the continued proposals and applications seeking industrial zoning of land ad-
joining our property. Because of the obnoxXious aspects assdciated with: industry

and the heavy traffic which would inevitsbly traverse our property, we strongly
urge that no industrial development be permitted north of Edsall Road.
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Planning Commissioh Resolution: The Commission agreed to reaffirm the area pro-
posed for industry,., Industrial development in this area would be served by Duke
and Picket Streets and Edsall Avenue and the proposed Wheeler Avenue and Van Dorn
Street, In addition, rail service could be provided by the Southern and Richmond,
Fredericksburg and Potomac Railroads, Topography conditions will protect resi=-
dential from industrial development,

In an effort to protect existing residential development along Stevenson
Avenue, the property lying within Shirley Highway and Lincolnia Road and North of
the North property line of the school property, and South of the proposed commer-—
cial is proposed for single family development, The area South of proposed single
family is proposed for multi-family development, including the area of the school
site, The Commission agreed that any proposal to expand the industry to the North
would seriously jeopardize the possibility of any future residential neighborhood
of reasonsble size in that area,

(11)

Mr, Sando, of Brookville-Seminary Valley Citizens Associationt

I would like to see the buffer strip widened between the industrial North of
Duke Street and single-family to the North, I would like even more to see all that
area proposed park land which is presently proposed industrial.

Mr, Omer Hirst, speaking for Commonwealth Capital Corporations

The proposed industry North of Duke Street is a mistake and is better used
for park and research and development, I am prepared to pay high taxes to get
parks and I feel that the Commission should reconsider the establishment of per-—
formance standards and an R-I zone,

Mr, Holland: What is going on the narrow strip of proposed industrial land on
Duke Street near Holmes Run will cause the hazard of flooding Duke Street, This
zoning should be seriously restudied,

Planning Commission Resolutiont Holmes Run provides an adequate buffer between
industry and single family and there is no reasonable alternative use other than
industry for the area north of Duke Street and west of Holmes Run. The Commiss—
ion, therefore, reaffirmed the Plan for industrial development in this area,

#*(12)

# Mr, Budwesky, appearing for the Shirley-DukeCorporation:

3 We would like you to reconsider your proposed use just south of the Shirley-
Duke Shopping Center on the grounds that it is presently zoned commercial, de-
veloped with two filling stations and it is unrealistic to provide residential on
an existing and proposed major thoroughfare such as Duke Sbreet from the Union
Station to the City limits, The Corporation has already spent a large amount of
money for the development of the tract south of the existing shopping center,

#Mrs, Elizabeth M, Hayden, L);36 Venable Avenue:

) Regarding the tract south of the Shirley Duke Shopping Center proposed for
single family: The residents of my neighborhood feel that commercial as proposed
by Shirley-Duke Corporation in that area would cause a bad traffic situation.
Would it be unreasonable to request that the area between the Sunoco Station and
the first residence on the west side of South Jordan remain residential as is
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proposed on the map,

Planning Commission Resolutiont The Commission agreed to replace the originally
proposed single family classification across from theShirley Duke Shopping Center
south of Duke Street from Holmes Run to Jordan Street with proposed cormercial,
The area is intended to contain commercial uses other than those normally found
in a neighborhood shopping center, The Commission proposed the area to the rear
of the commercial for multi-family development, The proposed multi~family area
is intended as a buffer between the proposed commercial and single family,

* (13)

Mr, Vernon Cockrell:

We own 12 acres of land on the south side of Duke Street bordered by
Wheeler Avenue, You are showing that as single-family and right now it is zoned
commercial, We wish the present zoning to remain,

Planning Commission Resolution: The Commission felt that the heavy traffic on
Duke Street and the industrial traffic anticipated on Wheeler Avenue, at its
intersection with Duke Street, would not be conducive to single family develop-
ment, The property lying within the acute angle of these two streets was pro-
posed for multi~family as the best alternative,

(1L)

Mr. Preston Caruthers, representing lli acres of property on the northwest corner
of Seminary Road and ohirley Highway:

The proposed access road west of armdparalleling Shirley Highway should
not be constructed for several reasons, 1 will confer with the Planning Department
on this matter,

Planning Commission Resolution: The originally proposed collector immediately
west of and paralleling Shirley Highway was deleted., The Commission agreed that
this collector is not needed since it is anticipated that the State will improve
interchanges along Shirley Highway and since additional lanes can be developed
within the existing Shirley Right-of-Way, Also, Beauregard Street, when fully
developed, will adequately serve the area adjoining and west of Shirley Highway,

* (15)

Mr, Montague, speaking for Strawberry Hill Citizens Associations

We note that it is the intent of the Major Thoroughfare Plan to direct
traffic away from the neighborhood streets., We feel in some areas this plan can
be improved, We note that Taney Avenue is proposed as a collector road by com~
pleting it east of Shirley Duke Apartments, We feel that portions of the road
are not wide enough nor is there sufficient room to widen it in theQuaker Park
and Dalecrest areas, The proposed connection to Quaker Lane would overcome this,
however,

Planning Commission Resolutiont  Seminary Road and Duke Street are regarded as
two radial arterials, A major collector between and parallel to these arterials
is advisable west of Jordan Street, where distance between the arterials is
sufficiently great. The section of the originally proposed collector between
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Jordan Street and Quakehr Lane including the connection to Duke Street in Quaker
Park was deleted from the Plan, It was the feeling of the Commission that the
deleted section could have developed arterial characteristics; thereby dividing -
neighborhood units in that vicinity,

(16)

Mr, M, W, Belchert

Regarding the matter of Fort Williams Parkway which is shown on the
Major Thoroughfare Plan as continuing north along St, Stephens Road and terminat-
ing at Seminary Road, if this could become an expressway, it would subdivide our
area, We ask that it not be allowed,

Planning Commission Resolution: Fort William Parkway is not intended as an
arterial and should be developed as part of the parkway system, '.

(17)

Mr, Holland:

Wheeler Avenue, as proposed, appearsto be a costly project, It would
be advisable to realign Wheeler Avenue to extend into Fairfax County with an exist~
ing underpass at the Richmond, Fredericksburg and Potomac Railroad, rather than
across to Duke Street as presently proposed, The existing terrain makes the
present plan prohibitive,

Planning Commission Resolution: At presenty most of the industrially proposed
area south of Duke Street is without adequate street service, Wheeler Avenue
is intended to serve the largest amount of industrial property and should not
be deleted from the study unless the proposal is proved impractical,

PLANNING DISTRICT TWO

(GENERAL REACTION)

Mr, Charles H, Harbaugh, Sr., president: 6f Del Ray Citizens Association, goes on
record, with the support of the association members, in favoring the following:

1. Circulatiom of traffic around residential areag.

2., Making commercial more accessible,

3. Improving industry.

L. Protecting quietness of single-family areas.

Se Making all land areas more stable,

6. Transforming business district into normal + rading center,
7o Restoring historical buildings.

8. Eliminating blight,

9. Eliminating incompatible uses.

Mr, Charles H, Harbauch, Sr., speaking on behalf of the majority of members of

——m—

the Del Ray Citizens Association andother interested individuals, stated that it
was their wish thatt

1, Certain areas formerly residential but now commercial and industrial
be permitted to remain residential,

2. Certain area now zoned R 2-5 be rezoned to R-5,

3e All property on Mt, Vernon Avenue precently zoned commercial be permitted
to remain commercial,
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e Against high-rise apartment use on Mt. Vernon Avenue,
Mrs, Beverly Bieler, speaking for herselft

T would like to say that I think this land use plan is a very good job based
on sound principles, Problem of Mt, Vernon Avenue can be worked out.

Mr, Sydney Roger, speaking for himselfs
I want %o see nmore commercial on Duke Street.

Mr, E, W, Walter, speaking for himself:
T question the validity of the statistics used in the text of the Land Use
Plan,

Mr, Roy Carter, representing himselft
What happens to land when land now presently $3.00 sq. ft. drops to $0.60
a 8q. 7

Mr, Ben Malice, property owner, speaking for himself:
Merchants should not be penalized when it becomes apparent progress is
moving down Mt. Vernon Avenue from Arlandria, Opposes new zoning,

Mr. Richard McKay, speaking for himselft

If high~rise apartments are built, will parking be provided and will rec-
reation areas be provided for children living in these apartments, If my home
burned down in this proposed apartment area, could I build a single~family

dwelling on the lot?

(RECREATION AND SCHOOLS)
Mr, W, Scott, speaking for himself:
Del Ray has the finest recreation center in Alexandria,
(18)
Mr. Armistesd Booth, representing the owner of Hechinger Hardware property:

We wanted to know the effect the proposed multi-family land use would
have on ‘this property.

Planning Commission Resolutiont The Commission reaffirmed the proposals for
multi-family to replace the Hechinger Hardware property on the northside of
Duke Street near Belvoir Street at such time that the structure becomes obsolete
and no longer useful for a desirable commercial establishment, However, it dis:
not contemplated that zoning would be changed during the life of the existing
buildi Nng e

(19)

Mr, Robert S, Whitestone, property owner on north side of Duke Street:

I desire clarification of the category called "Semi-public, Public, and Open
Space", I wish to know whether or not the Alexandria Water Company would be in
confyrmity to the proposed land use and what effect would the recommendation of
the Planning Department have on future requests for zoning changes?
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Mr,. Sydney Rogers, representing himselfs
The area designated as park adjacent to the Alexandria Water Company was too
expensive for the City to acquire,

Planning Commission Resolutiont The Commission reaffirmed the proposal for park
development on the north side of Duke Street adjacent to the Water Company, They
strongly recommended that this property be acquired at the earliest possible
monment,

4 (20)

# Mr, Bill Devers, property owner, spéaking for himselfs:
The Plan both blesses and curses us. I desire to have the portion of land,
113 East Monroe Avenue return to its present commercial gzoning,

#Mr, William L. Devers, 2710 Sycamore Street:

, I wish to register an objection to the down-zoning of property located at
L13 East Monroe Avenue, (south side of Monroe Avenue), between Leslie and Dewitt
Avenues, I am part dwner of this property and executor of the Estate of Celesta
H. Duncan, who owned the remaining portion of this property., (See letter for
additional information,)

Planning Commission Resolutiont In an effort to discourage pockets of commercial
development along Monroe Avenue, the Commission chose to propose the area along
the south side of Monroe Avenue west of Leslie Avenue for apartment development
rather than commercial, as requested by Mr, Devers, and rather than industrial

as originally proposed, November 6th, 1961,

* (21)

Mr, John P, Strauss, representing 90 odd persons on Mit. Vernon Avenue and one
large property owner in the vicinity:

We are concerned with four blocks mapped that can be rezoned through land
use planning, We would like an explanation as to why the four blocks were de-—
signated for multi-family use and what would happen if they were non~conforming
uses,

Mr, James A, Manning, realtor and property owner on Mt, Vernon Avenuet
I feel that the changeover from commercial to multi-family ‘is not feasible
due to property values,

Mrs, Crone, operator of Dime Store on Mt, Vernon Avenue:
Opposing taking area between Bellefonte Avenue andDel Ray Avenue for apart~
ments, Wants the commercial area retained,

Mr, E, M, Johnson, speaking for himself,

Mr, E. J. B, Gulewicz, representing the Voters and Taxpayers League.,
Mr, Ben Malice, property owner, representing himself,

Mr, Bill Bailey, property owner representing himself,

Mr, E, A, Walker, Jr., speaking for himself,

Mr, M, H, Barry, speaking for himself,

Mrs, M,‘Wood, speaking for herself,

Mr, W, F, Carter, representing himself,

All concur with Mrs. Crone,
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Planning Commission Resolutiont After a lengthy discussion, the Commission pro-
posed the entire stretch along Mt. Vernon Avenue from Nelson Avenue to one-half
block north of Hume Street for commercial development as presently zoned, The
great amount of opposition was the determining factor in this discussion,

B 20

Messrs, George C, Freeman and D, D, Squires, Squires and Company,
%18 North Washington Street:

We are the owners of property on Glebe Road and Clifford Avenue, We would
1like to see the balance of our tract which runs up to Montrose Street, included
in the new industrial area, We hope that the Zoning Board, Planning Commission,
as well as Council will see fit to make the move as indicated on the intended
Tentative Generalized Land Use Plan, (See letter for additional information,)

Planning Commission Resolution: The Commission reaffirmed the proposal to encour~
age industrial development east of Montrose Avenue from Swann Avenue to just
north of Clifford Avenud,

-23 -

Mr, Armistead Booth, representing owners of Presidential Gardens:
He requested that the frontage on Mt, Vernon Avenue between Russell Road
and Four Mile Run be placed in a commercial land use,

Planning Commission Resolution: The Commission reaffirmed the proposal for apart-
ment development along the west side of Mt. Vernon Avenue between Russell Road and
Four Mile Run, considering the fact that future commercial development should be
encouraged along the east side of Mt, Vernon Avenue where existing commercial is
far more prevelant and commercial development along one side of a major thorough-
fare can provide a better unified and convenient neighborhood shopping center,

-2l -

Mr, Armistead Booth, representing owners of Presidential Gardens:
He requested that the island of single~family land use along Charles and
Elbert Avenues be placed in an apartment use.

Planning Commission Résolutiont The Commission reaffirmed the plans regarding the
proposed single family development along Charles and Elbert Avenues between Court-
land Avenue and Glebe Road, considering that this will protect the existing single
family development in this area.

- 28 -

Mrs, Beverly Bieler, representing herselft:
I would like to see the industrial area on the north side of the W.&0,D, Rail-~
road to the west of V.E,P.C.0, building to be mre attractive.

Planning Commission Resolution: Since a change in Land Use was not recommended
regarding the land west of V,E.P.C.0, north of the W.&0.D. Railroad, the item
remains as proposed in the land use map for industrial use,

- 12 - Draft - February 1962,




(26)

Mr, John G. Borton, speaking for the Rosemont Citizens Association:

The basic consideration and objective #9 of the letter of November 8, 1961,
"Discouragement of through traffic and industrial traffic in single-family areas",
as it applies to the Rosemont area and pertaining to Commonwealth Avenue —- I re-—
quest that said type traffic be prohibited from usingCommonwealth Avenue, I
question the extension of Cameron Street as it might open up Commonwealth Avenue,
and defeat objective #9.

Planning Commission Resolutiont The Commission reaffirmed its position regarding
the extension of Cameroh Street with connections to Commonwealth Avenue, King and
Duke Streets, The effect on Commonwealth Avenue would be negligible since traffic
moving north along Telegraph Road would not have convenient access to Commonwealth
as a result of the plamed one-way traffic system on Cameron and Prince Streets,

(27)

Mr, Dan O!'Flarrety, representing himself:

In keeping with Rosemont's views, I think that I would like to be recorded as
favoring the extension of the proposed Potomac Freeway along the east side of the
railroad headed south in keeping with relieving traffic on Russell Road and
Commonwealth Avenue,

Planning Commission Resolutiont The Commission strongly recommended that the
extension of the proposed Potomac Freeway, from its present termination at U.S.
Highway Number One, south along the R.,F,& P, Railroad to Fairfax County be con-
sidered further,

PLANNING DISTRICT ONE

R (GENERAL REACTION)

! Mr, Teitelbaum, President of Northeast Citizens Association:

' Regarding the proposed rail transit, we feel that better service should be
provided for our neighborhood, A better walking relationship should be proposed
to all neighborhood conveniences. Included in the walking relationship should be
lighting and improved walkways,

Mr, E. C, Woods, resident on South St, Asaph Streett
Keep commercial, industrial, high-rise apartment buildings and traffic out
of 01d Town.

# M, Walter B, Schilling, Acting Director, National Capital Regional Planning
Councilse

' A riverfront expressway was recommended in our Mass Transportation Survey.,
Alexandria plans have previously shown this proposed expressway until the publi~
cation of the "Tentative Generalized Land Use and Major Thoroughfare Plan",

We would be interested in knowing the information on which this change was
based and what provision would be made to handle that traffic on existing streets,

#Mr, Denis H, Cahill, Associate Member, American Institute of Planmners:

u It is with regret that I note on the published plan that the waterfront high~
way which has been under discussion since 1932 has been relocated along Union
Street,

Union Street, being only 50' wide and having bufldings constructed up to the
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property line, will not, in my opinion, accommodate therecognized traffic which
wishes to get from employment centers in Washington, D, C. through Alexandria to
points south, ' ’ -

# Mr, Leonard S, Brown, Member, Alexandria City Democratic Committee,

127 South West Streett

I am interested and have been interested for the past 15 years in the reali-
zation of medium-cost housing forAlexandria's medium-income citigzens, particular-
ly those of color, I am hoping that the "Tentative Generalized Land Use Plan"
provides for adequate zoning and areas where this housing could be located in our
City limits. I urge that special consideration be fiven to this existing housing
shortage in the finalizing of the Plan, if such has not been the case all along,

(28)

Mr, John R, Willett, counsel for Cummins Investment, Inc,:

I would like you gentlemen to give consideration to labeling Lot 501 in the
block bounded by Union, Jefferson, Lee and Franklin Streets as Industrial, My
client anticipates constructing warehouses not in excess of 20 feet, if given
proper zoning, The area across Union Street is industrial, The parcel is served
by an active rail spur and the property is not sulted for single-family dwell-
ings. My client has paid the City and State 1/2 million dollars in any given
year, If my client cannot get sufficient warehouse space here, he will have to
utilize shipping in Baltimore. Shipping activity would be infrequent and con=
ducted at night., As an alternative, my client would like to build 8-story co-op
apartments,

Holly Hulfish, 200 Duke Street: g
I would like to go on record as being opposed to Mr Willett's proposal for
more warehouses, We have far too many there already, I am sure Old Town residents

feel the same way.

Mr, Thorpe Richards:

When Interarmco wanted some curb cuts to extend Union Street to warehouses,
the plea was made that traffic came in by rail or truck. There was no mention of
shipping at all, The proposed port development is mainly in the north end of
town., I hope the Commission will keep that in mind regarding their considera-
tion on this matier,

Planning Commission Resolution: The Commission reaffirmed the proposed single-
family use for lot 501 in the block bounded by Union, Jefferson, Lee and Frank-
1lin Streets,

The Commission did not wish to increase any industrial development in 01d
Town, nor to introduce high rise apartments development there., In the light of
gocd planning, industrial expansion along the Potomas River should be restrictsd
north of King Strest and high-rise spartments development near the Central
Business District and west of Washington Street,
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(29)
Mr, Teitelbaum, President of Northeast Citizens Associationt
Bashford and Slaters Lane should cross George Washington Memorial Parkway,
Map is in error,

Planning Commission Resolution: The Commission requested that Bashford and Slat-
as Lane be shown correctly on the "Plan",

The City map, which was the base map used in delineating the individusl land
use areas, was reproduced for distribution before plans were formulated for the
application of service roads in the Abingdon Apartment Area, This has been
corrected on the "Tentative Generalized Land Use Map", dated January 16, 1962,

(30)

Mr, Teitelbaum, President of Northeast Citizens Associationt

Industrial use north of Abingdon Apartments would be detrimental to apartments
and it would be difficult to ask National Capital Park Authority to develop the
park east of Washington Memorial Boulevard while developing obnoxious uses west of
the boulevard, This will be the best location in theCity for future apartment de-
velopment with view over park, good access to Washington and Arlington, For reas-
ons of this good access and to discourage industry, I would like south of Slaters
Lane to become apartment as well as on the east side of Powhatan, If the neigh-
borhood is going to survive, I ask the help of the Commission rather than plann~-
ing industry all around it.

 For reasons of this good access and to discourage industry, I would suggest
other uses south of Slaters Lane, East of Powhatan between Bernard and Bashford,
I would suggest commercial rather than industry, The area does need more
commercial,

Planninge Commission Resolutiont The Commission reaffirmed the plan for industry
west of Washington Memorial Parkway near the Abingdon Apartments and also the
planned industry along the south side of Slaters Lane and the east side of Pow=
hatan Street between Bashford Avenue and Bernard Street,

The industry in this area is compatible to the Potomac Yard land use and
will not be injurious to any residential landuse west of Washington Memorial Park-
way and east of the Potomac Yard, If proper restrictions are imposed on indust-
rial properties adjacent to the Abingdon Apartments and residential properties
south of Slaters Lane, these residential uses will not be seriously affected,

(31)

Mr, Teitelbaum, President of Northeast Citizens Association: ,

We 'fesl that: it is'advisable to redevelop the awee hetfided by Third Street,
the River, Cameron and Lee Streets and ons block webt rom Queen Street north of
Third Streets:.

This area is principally blighted and could become desirable apartment
quarters as well as suitable port and park development, Present industrial uses
are not contributing sufficiently to the tax base and harm residential develop-
ment to the west, I suggest urban renewal as the method of redevelopment.

Mr, E, C, Woods, resident of South St., Asaph Street:
Mr, Teitelbaum's suggestion regarding high-rise apartments makes good sense,
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Planning Commission Resolutiony The Commission reaffirmed the plan for industry
along the Potomac River and alsc the area bounded by Third, Cameron, and Fairfax
Streets, excluding one block bhounded by Queen, lLee, Cameron andFairfax Streets,

The Potomac River is part of the world-wide transportation system for newse
print, sulfur and other goods shipped by water, Port locations are necessary for
these industries,

The river front, north of King Street affords the most suitable location for
such industrial land use within the City of Alexandria,

% (32)

Jack Donovan, representing Donovan properties near First, Powhatan, and
Columbus Streets:

I am reguesting that this property be made commercial for myself and because
neighbors want commercial,

Planning Commission Resolution: The commission agreed that the Donovan properties
near First, Powhatan and Columbus Streets, should be changed from proposed single
family to proposed commercial since the neighborhood desires this as commercial
and because single family development of this property acréss from the proposed
commercial is not practical,

CENTRAL BUSINESS DISTRICT

* (33)

Mr, Hugh Witt, 913 Cameron Street, also speaking for Dr, and Mrs,., John Ide, 917
Cameron Street:

T would like to restrict the area in which I am addressing comments to the
commercigl area bounded by Duke, Queen, Henry, and Washington Streets, We feel
that there are between 35 to 60 good residences in this area which should not be
removed for off-street commercial parking, Gad historic housing should be re-
tained in Alexandria. It is recognized that parking is of major importance in
the Central Business District planning; therefore, why not redevelop the Central
Business District but at a location near the railrcad?

Corrine Reardons

My sister and I own property on Prince Street ndar the theater, I do not
think large apartments in that area are an incentive to private dwelling im-
provement, I wish to support Mr, Witt,

Mr, R, N, Wilson, 912 Cameron Streets
I want to endorse Mr, Witt's suggestions,

Mr. Thorpe Richards,01d Town Civic Association: :

1 agree with Mr, Witt., The way the Central Business District study now is
proposed puts all of the commercial along King Street from Royal Street west to
Patrick Street, A lot of the members feel this really is not the right plann--
ing for the commercializationof this area of Alexandria, We have several rea-—
sons why not .

1. All main feeders from the western end of the City arrive at the
west end of King Street,

2. Possibility of mass rapid transit in that area along the R.JF.& P,
Railroad.

3¢ Commuter parking immediabely adjacent,
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ie New business district would no% in a competitive position with
specialty shops catering to the tourist trade,
. Main traffic sould not enter 014 Toun Area,

R. Gulewicz, President of Voters and Taxpayers League:
d like to say that the League is in full concurrence with Messrs.
Witt and Richards,

Somecne from audiencet
I would 1like to go on record as concurring with Mr, Thorpe Richards, It

is very sensible,

Mr, Meyers:
I concur with the viewpoint of Mr .Richards,

Captain B, X, Van Sw8aringent

I think the record sheuld show that any destruction of a restorsd area is a
estruction of a residential area that on a per front foot basis or a square foot
azis is actually bringing in more money to the City than 7 other residential
ez, What Mr, Richards proposes makes good sense,
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Mr, C, B, Fritche, resident 5 miles sonth of 18,

I represent five families who would like i
close to the Alexandria Central Business Distr possi
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#The Retall Merchants Association Alexandria, Inc., Board of Directors:
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Gadsby Urban Renewal Project and urged that: The City's arterial system, present
and proposed, indicate that the area west of Washington Street would be more
practical and more advantageous for the center of our mercantile district and the
srea east of Washington Street, where 90% of theCity's historic shrines are
located, is a logical area for restoration and for construction of commercial and
residential buildings patterned after existing Colonial architecture and in keep-
ing with the 01d Alexandria atmosphere, and is an intelligent and practical lo-
cation for business and mercantile establishments catering to the tourist trade,

# Alexandria Diamond Cab Co,, Inc,., 815 King Street, Room 515t
We recommend studies regarding transportation movements in the Central
Business District and the 014 Town and their staging during demolition and re-
construction, The taxi-cab stand on the 100 block of South Pitt Street has been
an excellent business "pick-up" location for nearly 20 years,

Planning Commission Resolution: The Commission reaffirmed its position regarding
the Central Business District with an amendment changing the area bounded by King,
West and Prince Street and Reineker's Lane from proposed industry to proposed
multi-family use, The amendment was made in an effort to provide a more attract-
ive west-King Street and to provide a more unified and larger apartment area to
support the Central core area,

The Commission also amended the area bounded by Prince, Henry, Duke and West
Streets from proposed industry to proposed commercial, This area is intended for
office development to provide further support for the central core area,

The Commission further amended the two blocks bounded by Queen, Columbus,
Cameron and Patrick Streets and the two blocks bounded by Prince, Columbus, Duke
and Patrick Streets to be entirely proposed for office development, replacing
proposed multi-family,

#%(3L)

Mr, Harry Kay, 7608 Georgia Avenue, N.W., Washington 12, D.C,:

On behalf of the owners of Lot 500 at the intersection of Second Street
and Memorial Boulevard, we wish to go on record as opposing the change in zoning
from commercial to multi-family use, as set out in the "Tentative Generalized
Land Use Plan",

Planning Cormmission Resolutiont The Commission agreed to change Lot #500 at the
northeast corner of Second Street and Memorial Boulevard from proposed multi-
family to proposed commercial,

The Commission considered this location along Washington Street suitable
for commercial use, oriented to the automobile, This area will be afforded the
opportunity for the first time to have adequate access from Washington Street
as a result of the planned service road.

# (33)

Mr. J. A. Anderson, Vice President and Division Manager, Safeway Stores, Inc,.:

As we understand the Planning Commission proposal, the property which we
now occupys 805 Franklin Street, would become zoned for multi-family use, if
the present commercial use where to be discontinued, We feel it is the comp-
any's ihterest to oppose the change,
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Flanning Commission Resolution: The Commission agreed that the Safeway property
at 805 Franklin Street should remain as proposed multi-family.,

The Commission considered the Safeway Store location a detail within a
large area proposed for apartment development, The property should be replaced
by apartment development in the long-range plan and further commercial develop=
ment of this nature should take place along Washington Street, where it can be
a part of a more unified shopping center,

#(36)

Messrs, H. H, Cooper, Rooper, Buchanan, Fugund, Appleton, and Mrs, Appleton
and Dr, Kings

We note that the "Plan" envisages zoning for multi-family on the 700 block
of Wolfe Street east of Washington Street, The block is not a slum and should
be preserved single-~family., There are six houses on the south side of the block
in question, five of these are in an advanced state of restoration; and among them
are well-preserved examples of earliest architecture,

It would help us and our friends if we could receive some assurance that
even in its tentative stage the Plan intends to restrict the gouth side of the
700 block of Wolfe Street to single-family,

Planning Commission Resolutiont The Commission reaffirmed the proposed multi-
family along the 700 block of Wolfe Street as indicated on the "Plan" of
November 6, 1961,

These old restored homes along the south side of the 700 block of Wolfe
Street represent a small portion of the blighted section, proposed for apartment
development south of Duke Street,
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THE PLAN
GENERAL DESCRIPTION

The City of Alexandria is composed of 9,990 acres (15 square
miles) of gently rolling piedmont. 1Its boundaries are the
Potomac River,Fairfax and Arlington Counties.

When first chartered in 1749, the boundaries of Alexandria in-
cluded the land roughly bounded by the Potomac River, Duke, Royal
and Pendleton Streets. Additional land was obtained as a result
of a series of annexations, the last of which took place as re=-
cently as 1952.

The City's bopulation expansion was first attributed to its
strategic location with respect to water transportation and re-
lated commercial development along the water front. Later, how-
ever, the location of the Nation's Capital here provided for
Alexandria's expansion at a faster pace. ™A Look at our City,
September, 1956 displayed a map of Washington and vicinity des-
éﬁi%iag the employment centers for Alexandria. The map on the
following page(Illustration 1) is similar but brought up to
date using 1960 population figures, As depicted on the map,
Washington, D. C. employs a good portion of the Alexandria
working force and indicates the Capital!s influence over Alex=
andria. The previous map expressed very similar figures.

Much of the growth of Alexandria has occurred in recent post

war years, This growth can be expected to continue because of the

City's close lpcation to Washington, D. C. which only recently has

become virtually saturated with building development.

The *Year 2000 Plan, 1961" for the Washington Metropolitan
Area explains as one of its recommended policies, '""No increase
in population within the District of Columbia,.*
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I1llustration I

Montgomery County
5130

Prince Geo. County

Washington, D. C.

Arlington County

Nationa1¢
Airport

EMPLOYMENT CENTERS
Fairfax County 0 FOR
ALEXANDRIANS

Total Employed 40,132
(ipcluding military)

T

0 Total Employed Working
Outside of Region 881

,

0 Department of City Planning

Alexandria, Va,
2208 A} .
Ft. Belvo / January, 1961
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This policy statement, if effectuated, would indicate that future
growth is slated for Alexandria at a rapid rate. It is the pur -
pose of the Plan for Alexandria to guide such growth in a way
which will enhance existing property values rather than detract
from them, and also broaden its tax base.

If the City were allowed to develop under the limits of
the Tentative Plan, the population of Alexandria could be ex-

pected to reach an approximate maximum level of 165,000 persons.

See Table 1 below for further details on potential population.
It must be pointed out, however, that the maximum population
level could reach as high as 210,000 if residential units con-

tinue to be permitted in commercial districts.

TABLE 1

Proposed
Poptential Population

Classification Planning Planning Planning Total
Dwelling Units District District District Dwelling
Per Acre One Two Three Units
g Dwelling Dwelling Dwelling
Units Units Units
High rise 50-100 5,810 13,340 19,150
Apartments 25 2,817 6,625 18,016 27,458
Single
Family 10 1,607 319 595 24521
Single :
Family 4 8,000 4,916 12,916
10,234 14,944 36,867 62,045
TOTAL
POPULATION 24,447 49,410 91,510 165,367

These figures were obtained from the following expressions:

Single-family (detached) = 4 families per acre.
Single-family (attached) = 10 families per acre.
Multi-family (medium density) = 25 families per acre.
Multi-family (high density) = 55 families per acre to 100.
One-family = 3.3 persons (1.7, high density).
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The present population of Alexandria is 94,926 persons. This
represents a January, 1962, estimate expanded from the Aﬁril,
1960 U, S. Census.

Alexandria presently has approximately 2566 acres of vacant
land and of this total Planning District Number One contains
287.0 acres, Planning District Number Two contains 306 acres;
and Planning District Three contains 1973 acres respectively.
The City has 25.7 per cent in undeveloped land. In the proposed
land use plan this vacant land has been projected to.its appropri-
ate or natural use, depending upon existing or expected conditions
or trends.

Generally the future land use plan follows the trend of ex-
isting land uses. New areas for schools and parks are shown in
a general location to bring about more convenient services.

The total area of the land use classifications have been

increased over presently existing uses as follows:

Single-family + 20.5%
Multi-family +104.4%
Commercial + 74.0%
Industry + 79.2%
Public & Semi-public Open Space + 31.3%
Institutional + 13.6%
Streets + 5.2%

In this report each planning district was studied separ-
ately with the most desirable and best suited land use for the
City as a whole being the ultimate goal.

The following Table 2 represents a comparison of existing
to proposed land uses. A similar table describing the Planning

Districts individually will follow their respective discussions,
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TABLE 2

GENERALIZED LAND USE INVENTORY
EXISTING & PROPOSED
THE CITY OF ALEXANDRIA TOTAL
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED
Area In Area In

LAND USE Acres % of Total Acres % of Total
Single-Family;
including rooming,
boarding, & sub-
divided row houses 2,882.80 28.86 3,453.66 34,58
Total Multi-Family 659.50 6.60 1,350.16 13,51

High density (20.00) {480.87)

Medium density  (639.50) (859.29)
Commercial 224.05 2.23 407,34 4.08
Industrial 1,029.60 10.16 1,844.65 18.47
Public & Semi-

\ Public, Open

; Space & Recrea-
tional Areas 595.75 6.20 782.21 7.83
Institutional;
including public
& private schools
but excluding
churches 476.70 4.70 541.70 5.42
Street Rights~-
of -Way 1,436.90 14.39 1,511.28 15.13
Water 119.00 1.19 98.00 .98
Vacant Land 2,564.70 25.67 - -
TOTAL 9,989.00 100.00 9,989.00 100,00
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PLANNING DISTRICT NUMBER ONE
General Description

Planning District Number One, containing the original City
of Alexandria, has developed more demSely than the newer sec-
tions of Alexandria, Planning Districts Two and Three. Its
boundaries are roughly the Potomac River on the east, Fairfax
County on the south, the Richmond, Fredericksburg & Potomac
Railroad on the west, and Arlington County on the north.

Planning District One contains a great majority of the
City's blight, some of which will be treated with public urban
renewal under the meﬁhods prescribed in the "Gadsby Plan'., An-
other section located generally south of King Street and east of
Washington Street is experiencing urban renewal, through private
initiative,

Proposals

The Plan for Planning District One contains the following
three fundamental principles: (1) separation of incompatible
land uses, (2) location of the Central Business District in
closest proximity to ma jor routés of transportation, and (3)
separation of traffic by origin and destination.

Industrial activity is localized mainly along the waterfront
and the Richmond, Fredericksburg, & Potomac Railroad. The ex-
pansion indicated on the map from 561 acres to 834 acres takes
place almost entirely south of Duke Street in the weétern sec-
tion of the Planning District. Industry remains on the plan
méiniy'as it is at the present time. All induStrialkaréés were
examined in relation to transportation and their effect on
neighboring residential areas,

The Central Business District is regarded as the most prom-

inent shopping area in the entire City. 1Its proposed future lo-
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cation is where highest economic activity is presently taking
place. Adoption of the Gadsby Project predetermines the loca-
tion of a portion of the Central Business District. The proposed
delineation of the Central Business District is not merely an es-
timation of what is felt to be an area large enough to retain
enough commercial activity to meet the demand of the market area,
but also a delineation based on a realistic judgment of the best
way to take advantage of main routes of transportation during the
foliowing ten to twenty years. These arterials, the additional
2,000 off-street proposed parking spaces, adjacent proposed office
development, high-rise apartment proposals, and better use of the
cultural surroundings will add greatly to the Central Business Dis-
trict's drawing power.

Single-family contained in the Planning District is chiefly
of town house nature. This type of housing should be encouraged
east of Washington Street as it sets the character of historic
Alexandria.

Multi-family housing is proposed near the Central Business
District west of Washington Street where advantages of a dense
population can be obtained by the major shopping area.

Open space in Planning District One is far below accepted
standards. In order to provide the amount of park land necessary
to meet accepted standards, it would be necessary to raze existing
buildings at convenient locations. While considering this method
prohibitive at this time, neighborhood studies might lead to al-
ternative solutions.

Ma jor thoroughfares existing in Planning District One are
indicated on the map as a solid black line, These are presently
greatly congested. The proposed additional thoroughfares are
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suggested for future development. A temporary solution is necessary
immediately, however, which would necessitate elimination of a
great majority of intersections of streets. This closing of

streets should protect residential neighborhoods as well.
Major Land Use Changes

Most of the major changes proposed for Planning District
One are located in the western sections of the Planning Dis-
trict, This is where mixed land use is most frequent and
blight most apparent. Beginning with the north and working
south, each area involved in proposed major changes are briefly
discussed below,

Along the east side of Powhatan Street roughly between
Bernard Street and Bashford Lane, it is proposed that provision
be made for industry to replace existing mixed usage. Another
change for the same neighborhood concerns the mixture of in-
dustry and\sinéle family along the south side of Slaters Lane.
It is propose’ that industry be allowed along this strip.
Together these changes would more clearly mark the line of
transition along which open space should be provided to pro-
tect the residential properties within,

Along both sides of Columbus Street north and south of
its intersection with Madison Street, it is proposed that
the existing single family be redeveloped in new multi-
family usage. This type of land use could survive better,
given the ewisting surroundings of public housing and com-
merciale.

- The existing sub-standard single-family develoﬁment imme~ -

diately south of Parker Gray High School lying within West, Payne
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and north of Pendleton Streets, is proposed for apartment de-
velopment,

The area immediately west and across West Street is re-
commended for industrial activities. Because of its location
ad jacent to the Richmond, Fredericksburg & Potomac Railroad and
the existence of some industry, it might prove unsatisfactory
for future housing. |

Parker Gray High School is in need of expansion. Such ex-
pansion might well include the block bounded by First, Fayette,
Montgomery and Payne Streets as first priority since some deteri-
orating industrial development would be removed and the school
site would attain a more functional shape for the service needed.

The impact of Route One by creating one-way movements on
Patrick and Henry Streets caused a necessity to study this in re-
lation to future land use between these two streets. The con-
clusions on this matter thus far indicate that industrial develop-
ment would more appropriately replace the existing sub-standard
single-family development. This type of industrial development
might logically be oriented to the automobile and of an auto
sales and service nature. The area between the one-way streets
south of Wythe and north of Queen Streets has been proposed for
such future redevelopment. The area south of Queen Street to
Duke Street is proposed for parking to serve the Central Business
District. This parking would replace substandard single-family
usage to the same extent as would industrial to the north. This
redevelopment might logically be coordinated with the Number One
highway improvements.

South of Cameron Street from Harvard to Henry Streets and
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south of King Street from Daingerfield Road to Henry Streets is
proposed for high rise apartment development. This high rise
apartment development would replace substandard commercial and
residential uses and would provide for a sustaining market for
the Central Business District immediately east.

In an effort to provide the previously mentioned proposed
high rise apartment area with additional convenience shopping
and shopper parking, the properties fronting on the west side
of Harvard Street lying between Cameron and King Streets are
recommended for future expansion of the existing shopping area
to the west. If the area was encouraged to remain in town
house development, it would be incompatible after the neigh-
boring properties were developed as prescribed by the plan.

Another change proposed in this vicinity lies in the area
south of Duke Street along the Southern Railroad yards, and the
area bounded by Duke, West, Prince, and Reinekers Lane. This
area is presently composed of mixed commercial, industrial and
to a greaf extent substandard single-family development. The
area is proposed for industrial development, much of which could
be used for warehousing to serve the Central Business District.

The Central Business District, excluding that portion 1ly-
ing within the Gadsby Urban Renewal area, is proposed for com-
plete redevelopment which would include additional parking
facilities. The expansion of parking would replace single-
family development ringing retail structures within Cameron
and Prince Streets. The commercial areas north of Cameron
and south of Prince Streets are slated for office development.
Another proposed office area is located within Prince, Henry,
Duke, and West Streets. The office employees and persons

- 11 - January, 1962 - Draft




visiting the offices would add greatly to the retail market.
Also slated for office development are the areas along Washing-
ton Street north and south of the shopping area.

The strips of commercial proposed along King Street from
Fairfax Street east to the Potomac River, would replace existing
mixed usage. This commercial should be of an office and retail
specialty nature. In this way the areas would serve to comple-
ment the Central Business District rather than detract from the
same.

The area south of Duke Street between Quaker Lane, the Rich-
mond, Fredericksburg & Potomac Railroad is proposed for industrial
expansion replacing the existing mixture of substandard commercial
and residential uses. This entire area is more adaptable to in-
dustrial attention as a result of the services that could be ob-
tained from Duke Street and the Railroad, and its proximity to
the Capital Beltway.

The "L'" shaped apartment area proposed immediately east of
Jefferson School will replace mixed land usage, most of which is
substandard single family. The remaining area south of Pendle-
ton Street is recommended for single-family development with re-
tainment of the existing neighborhood shopping area along the
west side of Henry Street between Princess and Queen.

The area designated public along the east boundary of the
Richmond, Fredericksburg & Potomac Railroad between Duke and
King Streets replaces industrial and commercial usage. Much of
the area is presently vacant. This property is strategically
located near the Union Station, which is tentatively slated as

a stop for commuter service between Washington, D. C. and Jef-
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ferson Manor, Fairfax County. The public area could be utilized
most appropriately as public parking, providing an additional
market for the Central Business District.

The general area bounded by the Central Business District,
Washington Street and proposed business properties bordering
Washington Street, Church Street, and Patrick Street is proposed
for apartment development. The area immediately west bounded
by Wolfe, Patrick, Franklin, and Henry Streets is also proposed
for apartment development. Beyond encouraging the replacement
of much existing substandard mixed usage, these areas would
expand the shopping market of the Central Business District in

the immediate vicinity.
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TABLE 3

GENERALIZED LAND USE INVENTORY
EXISTING & PROPOSED
PLANNING DISTRICT NUMBER ONE
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED

Area In Area In
LAND USE Acres % of Total _ Acres % of Total
Single-Family;
including room-
ing, boarding,
& subdivided row
houses 253.00 11.40 160,50 7.21
Total Multi-Family 95,00 4.27 176.79 7.95

High density (20.00) (64.08)

Medium density  (75.00) (112.71)
Commercial 108.65 4.90 119.64 5.38
Industrial 561.00 25.20 827.64 37.20
Public & Semi-

Public, Open
Space & Recrea-
tional Areas 265.35 11.80 307.43 13.82
Institutional;

; including public

4 & private schools
but excluding
churches 109,00 4,92 110.00 4,94
Street Rights-
Water 119.00 5.35 98.00 4.40
Vacant Land 286,00 12.85 - --
TOTAL 2,225,.00 100,00 2,225.00 100,00
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using records of the Planning Department indicated that the
Planning District accounts for 5,883 apartment units, exceeding
the number of existing apartment units located in either Plan-
ning District One or Three. The remaining portion of Planning
District Two developed during the pre-war period. The single-~
family area is almost completely auto dependant, and with a few
street closings, a great majority of its neighborhoods could be
free of through traffic,

This type of urban sprawl is in character with post war
development, but according to many sources cannot be continued
in the Washington Metropolitan Area without seriously affecting
efficiency in transportation. "The Year 2000 Plan" for the
Washington Metropolitan Area, prepared by the National Capital
Regional Planning Council, dated 1961, explains that if urban
sprawl is permitted to continue in the region, the countryside
would be suburbanized without open space from Washington, D. C,.
to Manassas, Virginia.

In 1950 the population of Planning District Two was 36,016.
The 1960 U. S. Census accounted for 45,333 persons, and during
the same time interval the number of dwelling units increased
from 11,116 to 13,738,

At the present time ten per cent of the residential land
is in multi-family construction.

The slow but steady growth cannot continue much longer as
a result of the gradual disappearance of vacant land. Builders

and renters can be strongly assured of sale and rental.
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Proposals

The proposals for Planning District Two are consistent with
its trend of development., Industry remains along Jefferson Davis
Highway but it should not be allowed to expand in areas presently
containing good housing. Future industrial expansion should be
encouraged, for the most part, in the southwestern sections of
the City where industrial activities can be conducted without
injury to residences and where the best possible utilization can
be made of required transportation networks. Industrial activities
should be restricted to only those areas, and only those uses
which will least detract from the neighborhood residential area,
Under these restricted conditions, industry cam provide a suitable
buffer between the Potomac Yards and residential areas,

High density residential development is encouraged to remain
along the northern boundary of the district. Much of the com-
mercial area along Mt. Vernon Avenue is recognized as future
shopping, but should be reorganized for better convenience. The
remaining single-family suburbia is preserved. In an effort to
protect the residential area from traffic, street closings, among
other methods, will be thoroughly explored.

Ma jor Land Use Changes Planning District Two

Major proposed changes in Planning District Two occur entirely
in its northern and eastern sections. These proposed changes are
discussed below individually in clockwise fashion, beginning with
those in the northwest and ending with those in the southeast.

The first major land use change occurs on the north side of

Glebe Road west of its intersection with Florence Drive. The
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property containing VEPCO, presently used industrially as a
field service yard, controls to a great extent the land use in
the immediate area. This is also true of the maintenance yard
and buildings of Parkfairfax, west of Glebe Road. The change
would encourage a more orderly development of the area and per-
haps impede future commercial blight which could result from
commercial use of the location. Existing zoning establishes
the area for industry, but zoning controls do not prevent the
intrusion of commercial uses.

The small area along the west side of Mt. Vernon Avenue be-
tween Four Mile Road and Four Mile Run, containing three commer-
cial facilities, two of which include gasoline service stations
and the other a supermarket, is proposed for future apartment
development. It would be preferable to expand shopping on the
east side of Mt. Vernon Avenue where extensive development has
already taken place. In this case, shopper traffic would not
be moving across a major thoroughfare. It can be noticed, how-
ever, that shopping is existing without proposed change further
south on each side of Mt. Vernon Avenue and on each side of
Glebe Road. These particular situations can be remedied by
street realignment mneasures rather than land use changes.

The area south of Cora Kelly School, bounded on the other
two sides by Mt. Vernon and Commonwealth Avenues, is proposed
for apartment development replacing single-family. This area
shows some signs of decay and because of its close proximity to

Mt. Vernon and Commonwealth Avenues and the proposed 0Old Dominion
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Thoroughfare, would provide a suitable area for apartment struc-

tures.

The area just to the east of the afore mentioned apartment
use proposal, is also proposed for similar treatment. Part of
this block bounded by Reed, Commonwealth and Wilson Avenues is
developed with apartment usage. The remaining portion is in
semi-blighted single-family and commercial. For the same reasons
as mentioned in the previous paragraph, this block is proposed
for additional apartment development.

The strip along the west side of Jefferson Davis Highway,
extending from just north of Reed Avenue southward to Calvert
Avenue, containing for the most part commercial usage, is pro-
posed for industrial development. Some of this strip is used
industrially at the present time. In addition it is recommended
that the area bounded by Montrose Avenue, the rear property lines
north of Clifford Avenue, Jefferson Davis Highway, and the rear
properties south of Raymond Avenue be encouraged to redevelop
industrially, replacing the existing substandard single-family.
The industrial expansion should be restricted to only those uses
which will not be detrimental to the remaining good single-
family outside the recommended industrial expansion area.

Industry is a suitable use for Jefferson Davis Highway
rather than any other use as a result of the truck and com-
mercial traffic utilization.

Another change is proposed on the south side of Monroe

Avenue just west of Leslie Avenue. In this area, three single-

- 19 - October 1961 -~ Draft




family dwellings exist, one of which is substandard. It is
proposed that apartment development be encouraged along Mon-
roe Avenue from Leslie Avenue westward to a point just south
of the Y.M.C.A. Apartment development would be in harmony
with the Y.M,C.A. and also would not interfere to any great
extent with property values to the rear. The property to

the rear is presently completely developed with town house
units.

The area with frontage along Commonwealth Avenue between
Mason and Monroe Avenues immediately across the street from
a small neighborhood shopping center, is proposed for change
from single-family to apartment usage. This would provide
a buffer between the commercial and single-family uses and
also provide a logical expansion for existing apartment de-
velopment in the immediate vicinity.

The area bounded by Adams Avenue, Mt. Vernon Avenue,
Braddock Road, and Ramsey Street, is suggested as a future
apartment area. This use would replace an existing service
station and drive-in restaurant near the intersection of Mt.
Vernon Avenue and Braddock Road, and single-family usage in
the remainder of the area. Apartment development in the area
would be compatible to the major traffic pattern, George

Washington High School, and neighborhood trends of develop-

ment.
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TABLE 4

GENERALIZED LAND USE INVENTORY
EXISTING & PROPOSED
PLANNING DISTRICT NUMBER TWO
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED
Area In Area In

LAND USE Acres % of Total Acres % of Total
Single-Family;
including room-
ing, boarding,

& subdivided row
houses 1,905.80 56.70 2,037.23 60.61
Total Multi-Family 200,00 5.95 265.33 7.89

High density ( -=) ( -=)

Medium density  (200.00) (265.33)
Commercial 59.70 1.77 94,069 2.82
Industrial 49,60 1.48 64.14 1.91
Public & Semi-

Public, Open

Space & Recrea-

tional Areas 131.80 3.92 192.01 5.71

Institutional; '

including public

& private schools

but excluding

churches 134.70 4.03 134.70 4.01

Street Rights-

of -Way 572.90 17.05 572.90 17.05

Vacant Land 306.50 9.12 -- -

TOTAL 3,361.00 100.00 3,361.00 100,00
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PLANNING DISTRICT TWO-A
(Census Tract 8)

General Description

Plannipg District Two-A bounded by Duke Street, Quaker
Lane and King Street has previously received attention by the
Planning Depattment and Planning Commission. The plan for this
area was approved by the Planning Commgssion during its regular
meeting of July 6, 1961, and amended during a work session Octo-
ber 17, 1961.

Adopted Prdpééai;'IﬁéiuéiﬁgdAmeadments
The fpliowing is a summary of the basic concepts indicated in
the plan.

The present make up and potential future use of this entire
area, should be controlled for residential land use with such
incidential uses as go with the residential land use. The major
changes incorporated herein, compared with the existing zoning,
include a high school site on King Street, north of Chinquapin
Village, an incorporation of a portion of Chinquapin Village in
that high school site, and the further use of the balance as
general park and recreational area, The Taylor Run Parkway
would bé continued to this point and connect down to Duke Street,
Additional park area is shown as an extension of the George
Washington National Memorial land westward to a ling at the rear
lot lines of the present residential development on Hilton Streef
and Upland Place. On Duke Street the construction or the recon-
struction of the interchange will eliminate better than half of
the present commercial ground and there is no point continuing
commercial useage in this strip ﬁrgcess on Duke Street, The

Street will be a heavy traffic carrier and therefore would not
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reasonably warrant its future use for single-family development.
It is therefore shown as apartments and would anticipate that
this apartment classification be of a low density. It is re-
commended that apartment usage west of Taylor Run Parkway be
continued with the exception of the properties fronting on
the west side of Taylor Run Parkway West which have already
developed single family. Apartments are also shown at the
intersection of King Street and Quaker Lane, with a small por-
tion of existing commercial usage retained.

For practical purposes Planning District Two-A is a part
of Planning District Two. The statistical material presented

in Planning District Two, therefore, includes Two-A,

¥
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PLANNING DISTRICT NUMBER THREE




PLANNING DISTRICT NUMBER THREE
General Description

Planning District Number Three, annexed in 1952, contains
4,403 acres within the boundaries of Quaker Lane on the east,
Fairfax County on the south and west and Arlington County on
the north,

Its main routes of transportation compose an interior ir-
regularly shaped trapezoid including Shirley Memorial Highway,
King Street, Quaker Lane and Duke Street in its perimefer.
Within this trapezium all routes of transportation distribute
traffic to interior points of distination., The exception, of
course, is Seminary Road which runs through the center of the
trapezium linking the Planning District with Fairfax County, the

trapezium and Planning District Twoe.
Proposals

Industry is developing south of Duke Street. Recognizing
the advantages of this localized development, the area%s good
access to necessary industrial transportation, and its rather
remote position from the resf of the City, additional industry
desiring to locate or expand in Alexandria is strongly recommended
for this area. The plan provides for better than doubling the
existing area presently used industrially in Planning District
Three south of Duke Street.

It is recognized that another route for industrial traffic
will be necessary to open up portions of this area presently
landlocked. The Wheeler Avenue proposed extension would pro-
vide the required service and furnish effective access to South

Van Dorn Street and the Capital Beltwaye.
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As a result of the large amount of vacant land contained in
Planning District Three, the Planning District has not experienced
the full impact of commercial development. Strip commercial has
not developed to the extent as in the remaining Planning Districts.
The opportunity is therefore here to nip such growth in the bud.
At the present time Brad-Lee and Shirley Duke Shopping Centers
are serving the Planning District effectively. The plan provides
for two additional shopping centers both of regional significance,
having access to Shirley Memorial Highway.

Multi-family development prefers to locate along major
routes of transportation. This development has, occurred in Plan-
ning District Three, for the most part along the perimeter of
the irregular trapezoid mentioned earlier. By so choosing this
area, single-family has been protected from large volumes of
traffic, It is the intention of the Plan to continue this trend
and to provide the heaviest densities along Shirley Memorial
Highway where plans for extensive widening are already adopted
and mass transportation already proposed. This extensive apart-
ment area has been divided into neighborhood units served by

shopping facilities, parks and schools.

Ma jor Land Use Changes
Beginning with the northern most part of the Planning Dis-
trict and going south, the major land use changes include the
following.
In an effort to provide opportunities for improved neigh-

borhood shopping for the northern part of the Planning District,
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roughly bounded by Seminary Road and Shirley Memorial Highway,
the existing commercial along King Street north of North Beaure-
gard Street is proposed for expansion replacing scattered single-
family development on the northeastern side of King Street with
retail shopping facilities., These facilities, in addition to
serving the northernm part of the Planming District, would serve
the section of Arlington County inm the immediate vicinity.

The area bounded by North Beauregard Street, King Street,
Shirley Memorial Highway and Holmes Run is mostly vacant and
proposed for apartment development., This apartment development
forming two neighborhoods would replace some few scattered single-
family residences and two commercial sites. These éreas would
be served by the shopping facilities mentioned in the previous
paragraph and centrally located parks would be either purchased
by the City or more appropriately dedicated by the property
developers. The existing school land located on North Beauregard
Street should be facilitated with school buildings at an appro-
priate time during this area's development.

The commercial area on the north side of Seminary Road
would serve the adjacent apartment development.

The existing Fort Ward Park is recommended for site expan-
sion in an effort to create a city wide park of a size which could
provide a multiplicity of recreational activities in addition to
pleasant areas for relaxation. The proposed site would replace.
some few single-family residences in its eastern portion.

The areas located immediately adjacent to both northeast

cloverisaves of the Duke Street - Shirley Highway interchange,
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are proposed for land use changes. The triangle section bounded
by Lincolnia Road, the Cloverleaf, and North Beauregard Street,
is presently mixed single-family and commercial. It is proposed
that the commercial be expanded replacing the single-family in
an effort to serve the neighborhood and make better utilization
of the existing interchange.

The remaining section bounded by the western City Limits,
Shirley Memorial Highway and Duke Street, is also proposed for
commercial development which would replace some single-family
residential. This commercial development would harmonize with
the Fairfax development immediately to the west.

The southern part of Planning District Three is beginning
to develop industrially. It is proposed that the industrial
area be expanded westward to Reynolds Street north of Edsall
Road and to the western City Limits south of this point. This
expansion would replace some older existing single-family along
Reynolds Street and Edsall Road. The remaining pocket south of
Duke Street and bounded by this industrial expansion.is proposed
for apartment development, but excluding the property in the
vicinity on Stevenson Avenue. The large apartment area would
provide the proposed regional shopping facility immediately
to the north with a built-in market.

The small area north of Duke Street proposed for industrial
activities is intended to harmonize with the area south. Holmes
Run then becomes a buffer protecting residences to the north.
This industrial development would replace the existing single-

family and commercial usage fronting on Duke Street.
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TABLE 5

GENERALIZED LAND USE INVENTORY
EXISTING: & PROPOSED
PLANNING DISTRICT NUMBER THREE
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED
Area In Area In
LAND USE Acres % of Total Acres % of Total

Single-~Family;
including rooming,
boarding, & sub-
divided row houses 724.00 16.44 1,255.93 28.53
Total Multi-Family 364.50 8.28 908.04 20.62

High density ( --) (340.25)

Medium density  (364.50) (577.79;
Commercial 55.70 1.26 193.01 4,39
Industrial 419.00 9.51 952.87 21.64
Public & Sémi-
Public, Open
Space & Recrea- g
tional Areas 198.60 4.50 282.77 - 6.42 4
Institutional;
including public
& private schools
but excluding
churches 233.00 5.30 297.00 6.74
Street Rights-
of -Way 436.00 9,92 513.38 11.66

Vacant Land

TOTAL

1,972.20 44.79 - -

4,403.00 100.00 4,403,00 100.00
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CRITERIA USED IN DETERMINING THE
"TENTATIVE LAND USE PLAN™
FOR ALEXANDRIA, VIRGINIA
General
1. Modern planning theory.

Planning theory has been continually changing in the
United States. During the 19th Century, cities began to
experience the common pains attributed to rapid population
growth. The need for planning was recognized, but the first

planning attempts were, for the most part, narrow, expressing

only street planting, artistic lamp posts, and other forms

of civic art.

Later, substantial progress was made in planning for
streets, parks, civic centers, and other features of the
city. Before the early 1920's, however, each function of the
city was planned independently by separate local departments.

It later became recognized that this procedure was waste-
ful and inefficient unless these departments worked together
so each could know what the others were doing, and unless
they followed an agreed upon general plan.

As much as possible, the "Tentative Plan' for Alexandria
is comprehensive in scope, recognizing the existing highway
system, park system, residences, businesses, industries,
water supply and sewer systems, and their relation one to the
other.

Comprehensive planning advanced further when recognition

was given to the city's surroundings. Since World War II,
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as more states adopted legisliature empowering cities to enter
into arrangements with other local govermments, many metro-
politan agencies were organized across the country.

The "Tentative Plan™ takes advantage of published mat-
erials by the National Capital Regional Planning Council, as
well as published materials by Fairfax and Arlington Counties,
and Washington, D. C.

The City of Alexandria should guide its development to fit
into the region, and the advantages Alexandria has over its
neighbors should be fully recognized and utilized for its owna
benefit and the benefit of the region. Among these advantages
might well be featured the Potomac River, close proximity to
Washington, D. C.,, the Capital Beltway, Shirley Memorial High-
way, theRichmoad, Fredericksbuyrg, & Potomac Railroad, and
historic Alexandria as well as being the arterial route between
Washington, D, C. and hi@%@rig Mount Vernon and points south,
2. Reasons for the City's existence, its particular location
and its continuing development.

The City of Alexandria which started its life as a "Central
City" has, down through the years by the process of economic
evolution, reached a state at the present time where it assumes
many of the aspects of a "Satellite City" of the greater growth
represented by the Washington Metropolitan Area,

It still maintains, however, characteristics of an individ-
ual city as a result of its strategic location as a transpor-

tationcenter. It also contains many elements for the attraction
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of tourists as one of the oldest cities in the United States
with much historical significance. Neither the transportation
aspect nor the tourist attractionkhave been developed to their
highest potential. .

Although Alexandria first existed for reasons of trade,
its growth is attributed chiefly to employment opportunities
in Washington, D. C. and the industry, and business which
developed as a result of the Governmental Center., The "Tenta-
tive Plan' points out that much of the Alexandria working
force is employed in Washington, D. C. Latest Washington
policy recommends growth of employment concentration in the
city, but with two-thirds of 2all new Federal employment being
located elsewhere in thekRegieﬂa
3. Traditional public ideas of compatibility.

Although complete awareness of public ideas cannot be
realized until public discussions are conducted, it has been
anticipated that the citizens wish the City to grow im an
organized, well balanced fashion, but without mixture of uses
as presently exists in the western section of Planning District
One. They have alsc expressed their wishes to preserve the
character of the eastern half of Plamning District One, with
its old rehabilitated structures which have historic significance
and beauty of architectural design. It is also anticipated
that they are aware of blighted areas and the need to do some-
thing about them. It is further anticipated that they are
primarily interested in a city in which it is pleasant to live,

easy to travel to and from work, and coavenient to do business.

- 3 - September 1961 - Draft



4, Existing laand use patterm and trends.

The existing land use pattern was stromgly recognized in
determining the pattern in the "Tentative Pl#n"° Even with
uncontrolled growth there are economic forces which mold é
City sometimes surprisingly harmoniously. Major lamd use
changes were not recommended where economic forces have;
already prescribed an efficient use of land, Where mixture
has occurred, an estimate was made regarding the land use
trend in the area as well as a2 check on factors meationed
previously and those following.

5. Compatibility of surroundings.

Where intrusions of incompatible uses have occurred, changes
were recommended to (correspoad such properties to the general
area,

6. Suitability of terrain for building improvements.

Planning District Number One contains 119 acres of water
within its boundaries. Although it is easily possible to fill
21 acres near Route One, the area would remain low and highly
subject to flooding. It is recognized that private develop-
ment of this property is not likely, and, siwmce the City is in
need of opern space, this property is recommended as a future
green space rather than swamp as it is today.

7. Vehicle service related to properties.
Frequently pointed out im the texts submitted with compre-

hensive plans is the land use structure’s relation to tranmspor-

tation, Some uses such as commercial, industrial and densly
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populated apartment are enhanced when located adjacent to
ma jor arteries. Single-family, on the other hand, is often
adversely affected when fronting on major highways. It has
been necessary, therefore, to fully understand the existing
and expected thoroughfare system before determining the
future land use pattern,
8. Stability of area.

When an area is found to be declining, it is necessary
to determine the reason for its decline and then apply a
method designed to halt such decliine. When simple methods
are not applicable, land use changes or urban renewal might

be the solution.

B. Residential (Single-family)

1. Existing and potential protection of area from traffic.
Z Traffic frequently invades the privacy of single-family
neighborhoods, especially when major arteries are congested
and adjacent streets can be easily used as altermatives. This
situation has occurred in Planning District One and, to some
extent, in Planning District Two, for the most part, where
the grid system prevails. Recognizing that this intrusion
of traffic is one important element which causes blight, a
solution must be found which can change the traffic pattern,
or the area should be slated for a use which can be complimented
by the existing traffic pattern,
2. Capability of areas to attain desirable residential densities
to support schools, shopping and park facilities (3,500 to
5,000 persons).
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Where a small area of only a few blocks has developed
residentially and there is no opportunity for the area to
expand to a proper size to sustain necessary services, the
area should be encouraged to change land-use-wise unless
the services can be conveniently shared with a neighboring

residential area,

Residential (Multi-family).

1. Convenience of transportation.

2. Nearness of existing and proposed neighborhood facilities.
The more densely populated areas of the community should

be close to neighborhood services and major routes of trans-

portation in order to protect the quietness of single-family

areas, The incorrect relationship is recognized when persons

residing in areas of high density must travel through adjacent

‘single-family areas in order to reach major arteries or neigh-

borhood services,

Shopping
1. Type of service rendered by the shopping facility.
Shopping centers serve a particular trade area depending
on the amount and vériety of busiaéss establishments located
within the center.
Regional shopping centers generally serve at least 25,000
families and contain a department store as its principal ten-
ant. The largest regional centers often dﬁplicate the central

business district.
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Community shopping centers include a variety store as its
principal tenant and serves at least 10,000 families.

The neighborhood shopping unit contains a supermarket as
its principal tenant and usually includes a drug store and
local convenience stores. Such a center can be supported by
5,000 families.

2. Adjacent major routes of transportation.

Shopping centers cannot profitably exist without having
access to their properties. When stores front immediately on
ma jor arteries, however, the heavy volumes of high speed
traffic can be detrimental. It becomes necessary to apply
special treatment to many of the shopping centers in the City
to accomplish good access and convenient pedestrian shopping.
It is preferable for shopping to be located on a frontage or
parallel service road. Adjacent public transportation is
necessary to the livelihood of the Central Business District

and assists neighborhood shopping facilities.

3. Adequacy of site to serve existinmg and potential popula-

tion.
If a shopping area has no opportunity to expand to meet

demands, an alternative site of adequate size might be recom-

mended for future shopping. Also, shopping is proven more

succegssful when all the elements of the center can be located
as one unit rather than spread throughout the area it is serv-

ing.
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4, Capacity of site to serve population conveniently.

Location of a shopping facility should be éentrally with
respect to the population it is serving. The central location
is not always geographically, but rather, centrally with respect
to time distance.

5. Amount of competition,

When competition between centers is already at a high
degree no additional shopping has been recommended, and where
it is apparent that many of the previous points have not been
satisfied, the shopping center of least productivity might

have been recommended for alternative redevelopment.

Industry

1. Accessibility to major routes and multiplicity of types
of transportation to receive and dispatch materials.

2. Accessibility to public transportation to provide auxilary
transportation for the working force.

3. Location's convenience to working force.

4, Adequacy of water supply and waste disposal.

5. Desirability of geographic conditions includimg topo-
.graphy, soil base, etc.

6. Opportunity for site expansion.

7. Multiplicity of site choice to attract industry.

8. Areas selected should not be injurious to the residential
population.

9. Access to power lines.
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Public Open Space
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3
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6o
Te

Generally accepted standards = 1 acre per 100 persons.
Site acquisition coste.

Accessibility of site to the people who will use ite.
Potentiality of site for future expansion to meet the
needs of the growing population.

Capacity of existing facilitiess

Preservation of historic areas,

Classification of use such as immediate, neighborhood,

community, city wide or regional.
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INTRODUCTION

A comprehensive thoroughfare system is the blood upon which
nourish the physical, economic and social structure of a region,.
Generally, a highway network is considered one of the essential
forces influencing the land use pattern; therefore, it is important
that the principal highways be planned well in advance of community
deé610§meﬁt, so as to unite the various activities giving function
to the physical, social and economic unit, It is also necessary
in some cases to supplement a highway plan with a workable transit
plan.

No segment of urban life escapes the penalties of traffic con-
gestion., For the average citizen, this means higher cost to operate
the family car and higher prices for all types of consumer goods;
not to mention daily inconvenience and vexation., For the merchant
it means obstructed access to his establishment, loss of trade and
overall increased costs of operating his business. To the in-
dustrialist hampered production schedules and inflated charges in
reaching markets result. For the property owner, it means loss in
realty values; for the municipal official, abnormal decentralization,
urban blight, and slump in tax structure.

To these losses, running into billions of dollars annually,
must be added the appalling cost of accidents and the loss of life
and limb.

Improvement of the street plan, physically and operationally,
is therefore not an answer in itself. It must be revised in terms
of basic objectives; reduction of the economic wastes due to traf-

fic delays and accidents; restoration of healthful circulation in
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the community; revival of business in run-down central area;
establishment of a sound balance between City and other coroneni-
of 2 metropolitan area,

Purpose and Scope

The purpose of this Major Thoroughfare Plan and Report is to
provide a workable plan to satisfy future thoroughfare require-
ments of the City as a component of the Washington Metropolitan
area.

In following the 1953 plan, improvements have been made and
rights-of-way acquired to keep pace with the rapid development of
the City. More must be done., The proposed plan is a plan de-
signed to be integrated with State, Federal and adjacent local

highway systems, so that present-day traffic will be served ade-

1

aurtely and future traffic needs satisifed. For practical purposes
t - i i ¥

the year 1980 is considered to be about as far in the future as

highway needs can be anticipated.
; The "Pentative 2lan' dis dintended to direct traffic over roads
away from neighborhood streets when its destinstion is clscwhere,
The "slan' iz intended to relieve congestion and provide uninter-
rupted movements of traffic on major arteries serving Alexandria
and its environs,
When the '""Plan'' is completed we should have a network of streets

and transit facilities which will meet the future demands, and which

will secure a safer, faster, and more pleasant way of travel for all

concerned,

A model outline for transportation planning should contain
techniques designed to guide the development of highway, transit

and terminal improvements in a manner which will (1) afford the

-2 - February, 1962 - Draft




public the best possible transportation serve at the least possible
cost; and (2) aid in accomplishing desirable goals of urban re-
newal and sound surburban growth.

Fundamentals

In reaching the ultimate goals in the plan, the following basic
fundamentals of urban transportation planning have been studied and
will be studied in more detail.

A, Obtaining the transportation facts.

1. Street use.

2. Origin - destination and land use.
3. dxisting traffic service.
4, Existing transit service.

5. Physical street system.
6. Financial records.
B, Defining the problem.
1, Review of existing conditions.
2. Projecting future travel.
3. Adopting standards.
4. Determining present and future deficiencies.
Analysis.
1., Trends in motor vehicle registration and use.
2. Trends in population by area.
3. Trends in land use.
4, Travel patterns of automobiles, trucks, taxicabs
and buses.
5. Travel patterns of persons.
6. Trends in modes of transportation.

7. Trends in shopping habits.
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8. Trends in transit operations and use.
9, Trends in supply and demand of curb and off-street
parking.

10. Analysis of existing traffic facilities to include types
of facilities (local streets, major thoroughfares, ex-
pressways, and freeways), roadway widths, intersection
design, traffic capacities, and methods of eliminating
conflicting movements whenever possible.

Principles

1. The routing of traffic in the City should be carefully related to

patterns of neighborhood development.

2. "Through traffic" tends to be a most insistent problem. Although
the movement of this traffic is important it should not over-
shadow the needs of the City itself - with respect to internal

movement.

3. The fact that the early construction of a much-needed traffic
; route may be financially impossible or impractical offers no
) excuse for delaying adequate planning for the route that will:
a. Serve as a guide for such improvement.
b. Enable the location of such a route to be taken into con-
sideration in the planning of other related thoroughfares,
c. Serve as a regulatory measure assuring that the development
of private land will conform to, or not conflict with, the
route as planned.
4. Construction of a major regional traffic route with direct
frontage thereon, represents the use of public funds to produce
a facility that by its own nature tends to defeat its own pur -

pose.,
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5, The best interest of the City requires the provision of a
sys tem of traffic routes and a Rapid Transit System that will
enable the most efficient performance of the traffic function
arising from the nature of the City and region as a group of
closely knit neighborhoods with considerable differentiation in
economic function within the among various sections of the
region., A system such as ours should provide for a safe and

; convenient flow of traffic that will produce economic and social

d interchange among the neighborhoods of the City.

Objectives

1. Circulation of through and commuter traffic around residential
areas rather than within residential areas.
a., Closing of intersecting residential streets where feasible
along major arteries.

b. Redesigning of intersecting residential streets to further

discourage through movement of traffic and to reduce the V
speed of vehicles. ;
2. Securing the accessibility to and from commercial areas.

a. Provide a network of streets and transit facilities which
complement Alexandria's outlying shopping areas and popu-
lation.

" b. Provide for circulation in and around the central business
| area for all types of trip purposes.

c. Separation of conflicts where possible.

1. Vehicle to vehicle,
2. Pedestrian to vehicle,

d. Easy and convenient access to and from business and parking
areas.
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e. Easy and convenient access to and from home and work and
to the central retail area.
3. Securing the accessibility and mobility of industrial land use.
a. Easy access to trucking routes and through highways.
b. Railroad access with side track connections.
c. Available access to residential areas for use by employees.
4, Park and open space accessibility.
a. City wide parks should be accessible to all age groups.
(1) Near transit lines and major routes of travel.
b. Neighborhood parks should be readily accessible, primarily

to the residences of the particular neighborhood.

CONCLUSION

The City of Alexandria is vitally in need of means to accomodate
the existing traffic flow and the tremendous impact of future traffic
volumes.

Even with the forecoming improvements on Shirley Highway and U.S.
Highway #1 within the City, the expected volume will be too large to
cope with efficiently. Mass Rapid Transit should be incorporated
into a total Traffic Flow Plan.

There should be, within Planning District Number One, a system of
high speed thoroughfares to accommodate the commuter traffic, and
afford a system to easy, uncongested circulation in the Central Busi-
ness District.

It is quite evident that the residential area within the congeste
traffic corridors are taking the brunt of the over-capacity volumes.

A remedy must be found to eliminate this situation,

A better solution to the circulation of traffic within and around

the Central Business District must be obtained to facilitate accessgi-
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FOPULATION TN THOUSANDS

VEHICLE REGISTRATION

ALEXANDRIA, VIRGINIA
1955 - 1980
(Estimate)

120 7

115

110

105

PERSONS PER VEHICLE

100

95

90
/'
85 /
fggs 1550 1565 1570 1575 1550

NOTE: Vehicle Registration is as follows -
1955 - 27,1003 1960 = 32,000; 1965 - 35,000;
1970 - 42,0003 1975 - 48,700; 1980 - 57,000

Plate 1




bility and attractiveness of the area,

Additional studies are needed *to apply the down-to-carth medicine of cors

ing the ailment of too much traffic volume and its present deteriorati
]

on both fraffic movement and land use,

CAPACITIES OF HIGHWAYS AND RCADS

Basic Capacity is the maximum number of passenger cars that can pass a given

on a lane or roadway during one hour under the most ideal roadway and traffic

conditions that can be attained,

Practical Capacity is the maxinvum number of

5

on a roadway or in a designated lane during

being so great as to cause unreasonable delsy, hazard, or res

driver's freedom to maneuver under prevailing roadway and traf

Possible Capacity represents the maximum volume attainable under

saturation,

A free-flowing freeway has the of all arterial highways,

Volumes up to 2,000 vehicles per lane per hour !

divided highways used by passenger cars only,
under ideal conditions,

On an at-grade expressw

sufficiently low so that rco
is uninterrupted and design capacity of 1,000 to 1,200 pas senger wvehicles per
hour can be achieved,

Where pedestrian and vehicular cross and turning traffic is high enough to

require signals, lane capacities are generally 500 to 750 vehicles per hour

(D

Truck traffic decreases street capacities 1 further, On level ®rrain, cne

truck is equivalent to two passenger on rolling terrain, the
& & 3

to passenger vehicles is as high as

PR N S B, R O S 1
actical ¢ apacity is the

considered acceptéeble for operating conditions, Under favorable conditions on
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City streets where cross traffic is minor, with parking prohibited on multi-lans

roads, lane capacities up to 1,000 vehicles per hour in

o
W
0
0
®
o

09
o
=
a
8
w
=
i

v be

realized for traffic at gbout 30 miles per hour, TFor the more usual conditions

lane capacity is about B00 vehicles per hour, Special intersection design and
added turning lanes can improve inbtersection capacity.
TRAFFIC PROBLEMS EXPECTED I THE NEXT TEN-TWENTY YEARS

As Alexandria grew along with the Washington Metropolitan Area, the City
found itself in the predicament of providing access through the City for the ine-
creasing volumes of traffic desiring to reach suburban areas to the South in Fair-
fax County,and their work in Washington, D, C, Presently, Alexandria provides ve-
hicle traffic ways for approximately 125,000 automobile trips daily. Planning
District #1 alone carries a total of 66,000 vehicles daily in the North-South
pattern, Alexandria has not and can never expect to accommodate this volume
efficiently, let zlone what is expected volume-wise in the future, with the
present system of streets,

Recent estimates made by the State Highwsy Deparitment and the Virginia Bcon-
omic Development Commission, indicate that the nation's population may increase
19% during the coming decade and Virginia will receive approximately 1 million

ional 850,000 automobiles, This means one

o

additional persons by 1970 and an addi
additional car for every two on the road today, A great deal of Virginia's pop-

o5y

ulation and related suto expansion will occur in ite northern region where tralflic
-1

congestion is already in a critical stage.

We must recognize the dynamics of land use and the movement of people and

goods in, around, and among the different uses, We must al

that transportation is one of the major planning problems which cuts across

-

political boundaries, In this particular area, especially, its solution cannot

03]

be achieved by a single political
[=s]
By the year 1980 we can expect 100,000 vehiculer trips within a 24 hour
o 3 b
period in Planning District #1, OF this total we can expect a peak hour volume

of 9,000 vehicles in the direction of heavier movement, This figure constitutes
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Plate 2
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PROPOSED ARTERIAL & COLLECTOR TRAFFIC FIOW PATTERN
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attractive high density residential uses in surrounding areas,

Urban transportation needs will require that highways be augmented by public
transit, including rapid transit, Further studies of individual neighborhoods
will be required to determine the most desirable treatment of vehicular circula-—
tion.

There is no stable traffic pattern in District #1 because of the desire on
the part of the motorist to avoid the congestion during peak hours on Washington
Street and U, S. Route #1., This causes an overflow of traffic into the parallel
streets in the area, This is one of the major disadvantages of the "Grid System."
The situation described above, creates further congestion on all streets and
intersections, lowers property values in residential areas, and is hazardous

not only for motorists but pedestrians as well,

CAPITAL BELTWAY

No complete study has been made to date, by any jurisdiction in the Metrow-
politan Area of Northern Virginia, in determining the effect of the Beltway on
our existing street system in Planning Distriét Number One,

It is our opinion, however, that the Beltway will not greatly relieve the
situation as it now exists on Alexandria's streets in Planning District #l., We
do forsee north bound, east bound and west bound traffic, desiring to by-pass
the metropolitan area, using this exit, Also those people to the south of
Alexandria who are employed in Maryland will be using this road as a by-pass,
We also visualize an increase in tourist volume and market volume by utilizing
the "Beltway" as a means of entrance to Alexandria, thereby increasing volume
on our streets in Planning District #1,

The primary purpose of the Capital Beltway is to provide a by-pass around
Washington for through traffic. As most of the area through which the Beltway

will pass is fairly well developed, it is thought that the main benefit to the
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area which it serves will be in improved traffic circulation. BEvery main
thoroughfare passing through the downtown area of Washingbon will be re-
lieved of considerable out-of~town traffic,

The Beltway is designed for high-speed traffic and has full control
access with grade separated interchanges,

It should be re-emphasized here that the future impact of the Beltway
on the economy and street system of Alexandria is not fully known, and that
only assumptions can be made, It is our assumption that the Beltway will
add to the traffic congestion and the economy of Alexandriaz, If this is the
case, Alexandria shall be in need of additional circulation within the city to

preserve existing residential areas and to complement the central retail area,
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STANDARDS FOR STREET FACTLITIES AND SERVICE

The criteria used to appraise service and guide design are based upon the

following premises.

1. To develop efficient street transportation, to serve effectively
various land uses in Alexandria, and to insure logical community
development, it is desirable to establish a network of streets divided
into systems, each system serving either movement and/or access to a
varying but distinctively different degree,

2. In order that the basic service of e ach system may be maintained and im-
proved, the purpose of each sireet system must govern the selection of
the structural features, the visible dimension of streets, and the use
of any control devices or measures,

3¢ Terminal facilities are an integral part of street transportation, and
must be considered in providing satisfactory service,

Following this criteria just mentioned, the streets of Alexandria have been

placed in a system as found below,

Major Primary System

Freeway - Anepressway, beltway or by-pass having full or partial control of
access with grade separated interchanges and having the only function of
carrying high speed through traffic, with a minimum right-or-way of 200 feet,

Arterial - A primary street or highway connecting areas of principal traffic
generation and important rural or urban highways entering theCity and used
primarily for through traffic on a continuous route, having a minimum
right-of-way of 100 feet,

Parkway - An arterial highway for non-commercial traffic with full or partial
control of access, andlocated within a park or a ribbon of parklike develop-

ment, Rights-of-way widths shall be such as deemed necessarv bv the City Planm=
g v oy 3

ing Commission,
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Secondary System

Collector -~ A& feeder, distributor or secondary street which serves the internal
traffic movements, draining traffic off local streets and loading this traff-
ic to arterial or local generators, Collectors shall have a minimim right-
of-way of 80 feet,

Iocal - Mindr streets with the function of providing access to properties abutting
the public right-of-way in a residential area, Rights-of-way shall have a
minimum width of 60 feet.

Service Road - A frontage road or roadway contiguous to and generally paralleling
a freeway, arterial, parkway or collector street so designed as to intercept,
collect and distribute traffic desiring to cross, enter or leave such a facil-
ity and to furnish access to property which otherwise would be isolated,
Widths of such roads shall be determined by the appropriate city official,

CRITERIA FOR ESTABLISHING SYSTEM

The principal factors considered in designating Alexandria's streets into
appropriate systems are the travel desires of automobiles, trucks, and transit
users; the needs of adjacent land development; the network pattern of existing
sﬁgeets; and existing land use,

) The establishment of Alexandria's classification of streets has been based
on the location of traffic generators, the amount and location of through traffic
movement and the access needs of abutting property, In evaluating these factors,
consideration was given to present and future traffic requirements, and land use
plans of the area,

To provide greatest efficiency and service, some streets have been given pref-
erence to movement, others to access, and some serve both of these essential needs,
The collection of Alexandria's local traffic, and the distribution of its

through traffic within the City's neighborhoods, as well as access service to

abutting property has been provided for in the collector system, which inter-
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access streets,

To provide satisfactory service for long trips, and to relieve existing
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ilities of excessive traffic volume; high speeds and sreater capacity are
necessary than can be obtained on major sarterial streets with frequent inter-
sections at grade, This usually requires facilities with full control of access,
An expressway system will efficiently handle dense volumes of long~trip through

or arterial streets of excessive traffic, and

i -

The present as well as the future use of land areas played an important role

in the determination of Alexandria's proposed routing of expressway or freeway
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The major arterial system, together with an expressway or freeway system,
where nescessary, must serve as the principal network for through traffic flow,
Continuity or routes is most important--otherwise, through traffic movement g
will be retarded. Washington Street is a good example of this broken continuity,
-

A properly designated and developed major arterial system should help to define

residential neighborhoods, industrial sites and commercisl, and to minimize con-—

flicts with school and park developments to insure that collesctor and local strests
o

b

serve their primary purpose, arterial strests should not be more than a mile apart,

No parking permitted on arterial system, Curb returns at intersections increased
to ease flow of traffic,

and collector streets serving
(&3

traffic between major ariterial and local streebs. The collector system also
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should include those streets used principally to provide for through tr.ffic
N A 4 £ g

movenents within a local area, and for access to abutting property.

%

There must be some continuity in the pattern of this facility, They should
connect efficiently adjacent neighborhood areas and should be spaced at approx-
imately halfemile intervals, Curb returns at intersections increased to ease
flow of traffic.

They must accommodate local through traffic movements, and intercomnnect local
streets with the major arterial street system, Parking one side only where pave-
ment widths permit.

Local Street System

This system includes all streets used primarily for direct access to residen=
tial, commercial, industrial, or other abutting property,

Continuity of this street system in residential areas is not important, It
should provide easy access to abutting property and connect with collector streets,
All through traffic movement should be discouraged on local streets, Parking one
or both sides dependent upon street widths.

Additignal studies within residential areas are needed to define problems and

recommend corrective measures,
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MAJOR PRIMARY

Bxpressway Type

la
2.
3.
Le

Arterial

Shirley Highway
Capital Beltway
W. and 0. D, Right-~of-Way.

FPotomac Freeway

Type

1.
2,
3.
L

11,
12,
13.
1.
15,
16,

17,

Washington Street

Duke Street (West of Washington Street)

Prince Street (West of Royal Street)

Cameron Street (West of Roval Street)

Royal Street (Between Cameron and Prince Streets),
U. S. Highway #1 (Patrick & Henry Streets).
Pendleton Street (West of Washington Street).

U. 8. Highway #1 (Jefferson Davis Highway)
Braddock Road (East of Quaker Lane)

Mount Vernon Avenue

Commonwealth Avenue

King Street (West of Union Station)

Commerce Avenue (Between Duke and Prince Streets)
Seminary Road

Quaker Lane

Van Dorn Street

Beauregard Street




MAJOR COLLECTOR

Industrial Collector

l. Union Street

2. Lee Street (north of Pendleton Street)

3. Pendleton Street (east of Washington Street)
L, Montgomery Street

5. Franklin Street

6. Wheeler Avenue

T« South Pickett Street

8. Mill Road

Residential Collectors

1. Duke Street (east of Washington St.)
2. West Street north
3. Powhatan Street
L. Glebe Road
S5« Windsor Avenue
6., Monroe
7+ Walnut Street
8¢ Dartmouth Road
9e Tale Drive
10, High Street
11, Summit Avenue
12, Oakcrest Drive
13, Valley Drive
1l;, Dominion Boulevard

15, North Early Street

- 18 -




6.
18,

19.

Menokin Drive

North Jordan Street

Braddock Road (west of King Street)

North Pickett Street

Taney Avenue (west of North Jordan Street)
Dawes Avenue (north of Seminary Road)
North Chambliss Street

South Jordan Street

Commercial Collectors

Le

Ep]

‘e

3e

8t, Asaph Strest
Colunmbus Street

West Street (south of Cameron Street)




MASS TRANSIT

What is good transportation? By tl!is we mean efficient mass transportation
with reasonable price, reasonable comfort, and reasonable speed or time f actor,

Consider five people entering a city in one bus or train car. Obviously we
would call this a poor transportation system, This situation is duplicated, how-
ever, when five people drive into a city at peak hours in five different autos,

Compared to mass transit, and mass rail transit, the private automobile is a
less economical, but a more convenient and pleasant form of transportation for the
commuter. We know that despite large subsidies, mass transit finds it difficult to
compete with the privaté automobile for the suburban commuter, It also seems clear
that any sound long-range solution of the problem will depend upon cooperative
planning of public and private transportation.

Mass rapid rail transit can move more people per unit than any other means of
transportation, It can offer a desirable substitute to auto transportation since
existing streets are becoming overcrowded and will become increasingly congested
in the future, Rail transit is not as flexible as other modesj however, since
the vehicles must follow the rail designed to carry them, buses and autos can
choose alternative routes as long as another public street is available,

The pattern of land use is therefore an important determinant in the success
or failure of a massrapid rail transit facility. Rail transit should locate along
medium to high residential population densities where most auto traffic would
ordinarily originate, and along points of destination, such as mgjor shipping
centers, major office locations and concentrated industrial areas,

On Plate 6 is a sketch denoting mass transit stations located on the Richmond
& Fredericksburg Railroad, as was recommended in the mass transportation survey
prepared by the National Capital Regional Planning Council and National Capital
Planning Commission, Steps should be %aken by the city to cndorse this plan as

has been done by Arlington and Fairfax Counties.
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The Richmond, Fredericksburg and Potomac Railroad, between Washington, D.C.
and Jefferson Manor, has been chosen for such a rapid transit rail facility since
the existing right-of-way and rail lines can greatly reduce initial costs of
operation,

The potential growth of Fairfax County, just south of Alexandria to 132,000
persons over the ensuing twenty year period; the proposed high rise residential
development along west King Street, Planning District one, and the Central Business
District should add greatly to the possibility of the facility's profitable operatic

The plan locates three stations within the existing city limits and two add-
itional stations to the south in Fairfax County., These stations are: Reed Avenue,
Monroe Street Station, King Street Station, Cameron Run Station and Jefferson Manor.
These stations are strategically located to serve the City of Alexandria and the
southern Metropolitan area,

Of the three terminals within the City, the King Street terminal will be one
of the greatest importance as far as the central city area is concerned, Not only
will it be serving commuters but it will serve to entice the suburban shopper to
the Central Business District, This terminal will be generally located between
the proposed circulating arterial of Prince and Cameron Streets, this would pro=
vide for easy access by a shuttle bus or taxi to the retail sales area,

Mass transit should be considered thoroughly in reaching a decision on the
future land use concept and traffic plan, It should be incorporated into this
plan knowing that the only answer to the traffic muddle is a co-ordinated system

of transportation,

RECOMMENDATIONS

It is recommended, in the light of good Planning:
1. That Washington Street be modified to accommodate six lanes of traffic, three
lanes in each direction for the entire length of said street within the city

limits,
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Cameron Street between Washington and Columbus
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Streets be eliminated and the extension of Cameron Street under the R, F, &
P, Railrcad be studied as to its feasibility, in order that a better mircula—
tion in the central 2ity area be abtained,

That a connection between Parkway and U, 5, Highway

#1 be studied in conjuncti

ing from a similar County *to U. S, Highway #1 at
Street.,
That the when the

cility

serving

direct roube toc Dulles Airport,

frontage

movemnent

That the improve at Duke Street be

been approved by the

been completed,

That the City of Alexandria go on az fzvoring a

sit line in Planning District Number Ons

the R, F. & P, Railroad.
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13,

15.

16,

17.

18,

That Quaker Lane be widened to the standards as set forth in this report to
better serve the City of Alexandria as an Arterial Traffic way.

That King Street be widened to the standards as set forth in the report, be=-
tween Sunset Drive and Park Road with further study given to improving the
remaining portions of narrow width, A study should be made to determine the
most feasible application to the complex intersection of King Street,
Braddock Road and Quaker Lane,

That communication with the appropriate state agency be made to determine
whether the extension of Braddock Road over Shirley Highway may be incor-
porated into the plans for the improvement of Shirley Highway,

That a study be made to determine whether Taney Avenue or Holmes Run Parkway
is the most desirable route to extend over or under Shirley Highway., A4&n
east-west collector route is most desirable in this area, to provide access
to the city proper for those citizens residing west of Shirley Highway, The
distance between Duke Street and Seminary Road is too great to facilitate
good circulation of traffic movement in this area of proposed high density
residential land use,

That Mount Vernon Avenue be modified to accommodate four lanes of traffic to
meet the increasing volumes on this North-South commercial route,

That the standards set forth as to right-of-way requirements for each type
of traffic way be incorporated into the City Code to replace the existing
requirements .,

That steps be taken to encourage the elimination of all on=-street parking

on arterials routes,

That an origin and destination study be made for the City of Alexandria to
obtain valuable needed information not now available and kept up.

That the feasibility of a Transportation Plan be studied for the City of

Alexandria,.
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19 That the <raffic flow concept as delineated on the tentative Major Thorough-

fare Plan and the standards as set forth in the accompanying report be adopted.
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ALEXANDRIA'S EXISTING PUBLIC STREETS

CENSUS
TRACT _MILES LINEAR FEET SQUARE FEET ACREAGE
1. 10.6 55,968 2,798,100 6L.3
2. 7.5 39,600 1,980,000 L5.5
3, 10,0 52,800 2,610,000 60,6
e 5.0 26,100 1,320,000 30,3
5. L.l 21,618 1,082,100 2l .8
6. 7.7 110,656 2,032,800 16,7
Te 8.3 43,820 2,191,200 50,3
8, 1.6 77,088 3,851,100 88.5
9, 16,2 85,536 ), 276,800 98,2
10, 5.3 27,98l 15399,200 32,1
11, 11.2 59,136 2,956,800 67,9
12, 2. 65,472 3,273,600 75.2
13, 10,7 56,1196 2,821,800 61,9
1, 10,5 55,410 2,772,000 63.6
15, 10.5 55,L40 2,772,000 63.6
16, 7e3 38,5hh 1,927,200 Lh.2
17. 6.9 36,132 1,821,600 1.8
18, 11,5 60,720 3,036,000 69.7
19. 7.8 1i1,18) 2,059,200 L7.3
20, 11,0 58,080 2,901,000 66,7
189,1 998,18 19,922,100 1,146,2

Plate 7
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DEVIATIONS FROM THE 1953 MAJOR THOROUGHFARE PLAN
CITY OF ALEXANDRIA, VIRGINIA

The delineation of routes shown on the Tentative Traffic Flow Plan do not
constitute the exact location, Only an engineering survey can verify the proper
josation, The Traffic Flow Plan can be and should be amended from time to tine
to meet new studies and concepts for the growth of the City,

1, Taney Avenue is extended over or under Shirley Highway westward to
North Chambliss Street,

2+ Dawes Avenue between Seminary Road and King Street has been placed in
the collector system,

3. The extension of Fillmore Avenue to 30th Street has been deleted as a
collector,

i« Parkway located between North Chambliss Street and Shirley Highway has
been deleted, pending further study of Taney Avenue,

5+ Van Dorn Street has been deleted from the primary system north of Duke
Street but remains as an arterial traffic way south of Duke Street extending to
southern city limits,

6. A new route west of Telegraph Road between Duke Street and Capital Belt-
way is proposed as a collector to serve the landlocked industrial land in that area,

76 Mill Road and the extension thereof to the land-locked industrial land
between Duke Street and Capital Beltway is placed in the collector system, with a
comection to Duke Street at Holmes Run,

8+ A route to be known as Wheeler Avenue south of Duke Street to the city
limite running parallel with the city limits has been placed in the collector
system to serve the land-locked industrial land in the area,

9 Gordon Street between Duke Street and Wheeler Avenue is placed in the
collector system, but only until such time that Wheeler Avenue is completed with

its proposed comnection with Duke Street,
P
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10, The extension of North Howard between Braddock Road and Shirley Highway
is deleted,

11. It is proposed that Braddock Road be extended over or under Shirley High-
way to comnect to a proposed service road and to Beauregard Street in a manner
which will enchance the area's development,

12. An extension of Kenwood Avenue between Braddock Road and King Street is
proposed as collector,

13. Parkway between Key Drive and Janney's Lane has been deleted,

1li. Aspen Street has been deleted from the collector system,

15, High Street has been placed in the collector systen,

16, Hume Street is deleted as a collector.

17. Glebe Road has been deleted from the primary system and placed in the
collector system, Glebe Road shall lose its character as a primary route in the
event of the construction of the W, & 0. D. route as arterial, It would better
serve ag a collector facility in this effect,

18, Cameron Mills Road has been deleted as 2 collector,

19. A mass rail transit line is shown following the existing railroad line
north and south in Planning District #1 terminating at Union Station,

20, Powhatan Street in conjunction with the new routes will become a collector
between Highway #1 and Washington Street,

21, An additional freeway-type route paralleling George Washington Memorial
Parkway, beginning at the north city limits and extending south to U. S, Highway
#1, is proposed with connections at the proposed W, & O, D, Railroad route and
the George Washington Memorial Parkway, This route would be the first stage for
a high~speed freeway through the City south to Fairfax County.

22, The W, & 0, D, Railroad right-of-way has been designated as a primary
route through the City beginning at the George Washington Memorial Parkway., This

route will be of the freeway or expressway type designed to afford to vehicles s
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cross=country route between Dulles Airport and Washington National Airport areas,

23. Dangerfield Hoad between Duke and Prince Streets is deleted from the
primary system to coincide with the plans for the central business district.

2lis Union Street has been placed in the collector system and extended north
along the W, & O, D, Railroad to afford access for waterfront traffic to Highway
#1 and points west via a proposed freeway. This would prevent industrial water—
front traffic from penetrating residential areas, both historical and otherwise,
Waterfront fraffic would be allowed access to points west only on Pendleton, Monte
gomery and Franklin, This would necessitate the widening of Union Street and the
improvement of Washington Street to six lanes, Only then, could Royal Street be
eliminated as a collector,

25, Prince and Cameron Streets have been deleted from the collector system
and placed in the primary system between Royal Street and the railroad, Royal
Street between Prince and Cameron shall remain in the primary system, This desig-
nation of the above-~mentioned streets are based on plans for the central business
districte The routing around the central business district affords the best cir=-
culation at this time, The extension of Camercon Street reguires a new underpass
at the railroad to intdrsect with Commonwealth Avenue at Sunset Drive.

26, King Street is deleted from the primary system and placed in the collector
system between Washington Street and Dangerfield Road and between Royal and Union
Streets, King Street between Washington Street and Royal Street is deleted entirely
from the primary system in order to parallel the plans of Gadsby and the proposed
central business district. Future studies for the central business district will
bear this out, Cameron and Prince Streets are more adaptable than King Street for
moving traffic, in an effort to feed the central business parking and proposed off-
street parking areas satisfactorily. Large volumes of traffic on King Street will
interfere with pedestrian shoppers,

2T Columbus and St. Asaph Streets remain as collectors but should be
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studied further as to their deletion as collectors when the plan for the
central business district is studied,

28. Pendleton, Duke, Franklin and Montgomery Streets are proposed
for collectors east of Washington Street, The primary service of these
streets is to provide for collection of vehicles and the distribution
thereof to Washington Street, Highway #1, and arterials leading west,
Montgomery and Franklin Streets have been proposed as collectors for
the entire length with the exception of Franklin Street which shall
terminate at Highway #1 as a collector,

29, Royal Street has been removed from the primary system in order
to maintain the historical residential area, which it presently divides,
Royal Street south of Pendleton Street by its environmental character is
a residential street, High volumes of traffic can only depreciate the
neighborhoods and cause a loss of property values, The serene character
and safety of a residential area are lost when heavy volumes of traffic
are allowed to penetrate it,

30. The proposed water front highway has been deleted from the
Tentative Major Thoroughfare Plan because it would greatly interfere with

the development of Alexandria's port facilities,

* These collectors were eliminated on the Tentative Traffic Flow Map
in order that a more compact neighborhood area could be maintained,

Further studies will provide for minor collector streets,
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BASTC STATISTICS OF THE

CITY OF ALEXANDRTIA VIRGINTIA

POPULATION«Q@;@G AREAo&aaoseeegaeéaa

179093&.09 29?48 Original to0Whoeo 50 acres or 5093 B0 e mia

1800000@09 49971 1749 - 1853 *oao ?5@ 8Cres or 102 SQ¢ mia

18100‘0.6‘ 7,227 1853 e lQISchee ?5@ aCres or 1’2 sq@ méa

1820000000 8,218 1915 = 1930.00es 1,699 acres or 2.6 sq. mia

18300@on¢o 8 241 1830 = 1%5230eae 5§§@5 arres or 801 STs miﬁ

1840@0Q09¢ 8:459 1952 e 7 sovose @$Q@S acres or 15&6 S o mi§

1850c0c00e 8,734 * During this period the City of Alexandria

iggg‘oagoeigiggg grew in area by several small annexations,
LR R AN - 9

188040000¢13,659

Toog.s1ooiidla8 STREETS AND BLOCKSeessoas

1900..000014,528 DOWN TOWN STREET N BLOCKS

1910cs000015,329 The streets Union and Lee are 50 feet wide;

192000000e18,060 Washington and PFranklin are 100 feet wide;

1930ce006024,149 all other grid pattern streets are 66 feet,

104O¢eeeo&33 523

19500@060061 787 The leCkS are 3533 EW? ﬁ%rth and S@ﬁth and

1251°'°°°’62 600: 246 10v, east and west in the grid pattern
195200000474,500 except for the blocks between Union and Lee

}2g2°'°'°°ggvgggz which are 300 feet sast and west,
F scocen
1055, . 0...83,000%
10560000e084,310 GENERAL PROPERTY EVALUATION BY CENSUS TRAQ$¢
1957 c0e00e85,570% o F . . Y@
1058 879090* Census Vaiu§¢;& Owner Ment§i§ ﬁq;%
1059°°°'°'809500* Tract Occupied of Rental Units
) 106000020091,023  lesaes $ 8,436,600 $ 51,360
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AGE GROUP - ALEXANDRIA PERCENT WASH. METRO- PERCENT
(5 Yr. Steps) (In Each Group) (Of Pop.) POLITAN AREA (Of Pop.)

Under 5 Yrs. 11,325 12.443 235,173 11.749
5 to 9 Yrs. 8,439 9.271 207,767 10.379
10 to 14 7,524 8.266 175,735 8.778
15 to 19 5,870 6.449 133,805 6.684
20 to 24 7,928 8,710 139,119 6.949
25 to 29 7,484 8.222 139,223 6.955
30 to 34 6,466 7.104 150,219 7.504
35 to 39 7,202 7.912 165,662 8.275
40 to 44 6,635 7.289 148,630 7.424
45 to 49 5,863 6.441 128,566 6.422
50 to 54 5,027 5.523 106,706 5.330
55 to 59 3,713 4,079 82,287 4,110
60 to 64 2,697 2.963 64,302 3,212
65 and over 4,850 5,328 124,703 6,229
TOTAL 91,023 100,000 2,001,897 100,000
AGE GROUP  RICHMOND METRO- PERCENT ARLINGTON - PERCENT
(5 Yr, Steps) POLITAN AREA (Of Pop.) (In Fach Group) (Of Pop.)
Under 5 Yrs. 44,485 10,889 15,658 9.583
5 to 9 Yrs. 40,443 9.900 . 12,815 7.843
10 to 14 35,849 8,776 13,427 8,217
15 to 19 27,488 6.729 11,469 7,019
20 to 24 25,759 6.306 13,966 8.547
25 to 29 27,323 6.689 12,571 7.693
30 to 34 30,134 7.377 10,911 6.677
35 to 39 31,863 7.800 12,888 7.887
40 to 44 28,450 6.965 13,761 8,422
45 to 49 26,468 6.479 12,838 7.857
50 to 54 22,503 5.509 10,634 6.508
55 to 59 | 19,234 4,709 7,464 4,568
60 to 64 15,012 3.675 5,430 3.323
65 and over 33,483 8.197 9,569 5.856

TOTAL 408,494 100,000 163,401 100,000




The 1960 U. S, Census revealed that the average age of Alex-
andrians was less than the national average, and less thaa the
average for the District of Columbia. It is the intent herein,
therefore, to compare individual age groups of Alexandria against
the same age groups for the Washington Metropolitan Area, and to
show percentage-wise the differences,

The flight to suburbia from the over crowded conditions in
Washington have probably been the major factors in the difference
shown in the 20 to 29 age group. This is the age group which is

most apt to make changes. The direct opposite is shown im the

6C and older groups which are more apt to be settlied and are not
subject to change.
This shift is probably very recent. The increase in the

number of children which would result from a parent age group

B increase (the 20 to 29 group) is evident only in the last five
; years. According to the above figures, this was not true five %o
nine years ago.

This generally conincides with a slight boom in the construc-
tion of residential units which began arocund 1958, and with a
noticable growth in available jobs in the Northern Virginia Area
since the middle of 1959,

A comparison of the percentages of persons within various
age groups in Arlington County, Virginia and in Richmond, Virginia,
according to the 1960 U. S. Census Report.

In comparing Alexandria with Arlington, we find that there

are less children under ten years of age, and slightly less in
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the 20 to 29 (or parental group). This would indicate that the
flight to suburbia is not as strong in Arlington now as it is
in Alexandria. However9 the Arlington figures are higher in
the 40 to 59 groups. This would indicate that Arlimgton was
the target of these flights some twenty to thirty years ago.
The smaller percentage of children under ten would indicate that
the growth of Arlington County will probably not be able to
keep pace with future growth im Alexandria (percentage wise),
This has already been noted in the fact that Alexandria'’s
present growth rate is over three percent per year while
Arlington County showing only about two and a half percent
population increase per vear,

The Richmond figures (which includes the Richmond Metro-
politan Area) compare closely to the Washington Metropolitan
Area figures. If figures were available on individual outlying
suburbs, a more representative analysis could be made. It can
be assumed with a reasonable degree of accuracy, that Alexandria'’s
relafionships to the Washington Metropolitan Area is generally
the same as any strong, growing area withinm any large metropolitan
area,

Since these figures were compiled by the U. S, Census Bureau,
a noticable upturn has occurred inm population inm Alexandria. This
has been accomplished by an increase in the building of apartment
units in the western section of the City. The percentages of
vacancy in the City as shown om a separate report, show anm astound-

ing stability im the ability of property to be sold or rented,

-2 - ’ September 1961




Apparently, the demand for homes or apartments in Alexandria by
persons living in the Washington Area is sufficiently great to

allow developers to build without fear of loss. These factors,

if confinued for the next forty years, should give Alexandria

its full potential population of about 220,000 by the year 2000,
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FIVE YEAR ANALYSIS OF HOUSING AND POPULATION IN PLANNING DISTRICT I

A Look At Our City, an economic base survey made under the direction of the
Planning Department in the Fall of 1956, is compared with the July 1, 1961
estimates expanded from the April, 1960 U, S. Census. It is the intent herein
to show comparative growth and decline during the ensuing five year period,

ITEM TRACT 1956 1961
Population by 7 2520 2525 + 5
Census Tracts 16 5090 5Lél + 374
17 1150 977 - 173
18 7060 61,02 - 658
19 3850 3213 - 637
20 8050 : 7869 - 181
Totals 27720 261,50 - 1270
Housing units by 7 77k 782 + 8
Census Tract 16 1270 1342 o+ 72
17 L6 Llo - 6
18 2239 2218 - 21
19 12116 1233 - 13
20 3157 3167 + 10
Totals 9132 . 9182 "+ 5O

Apartment units remain the same for all tractc except number 16 which increased
from 79 to 131 units, This is an increase of 52 apartment units in five years,

No., of % Vacancy 7 L6 5.9

L3 % 19 2.130 %

by Census Tract 16 L6 3.622 % 6l L.769 %
17 12 2,691 % 2l 5.455 %

18 111 4.958 % 117 5.275 %

19 8y 6,72 % 97 7.867 %

20 _ 173 5,480 % 129 4,073 %

Totals P 169 % 0 901
===;=====================================2l=====ée==2==========§2=======é£2===§====

High percentages on vacancy in Census Tract 19 is believed to be caused by the
inconvenience of living over (or immediately adjacent to) commercial stores,
Almost eight percent vacancy in the tract that makes up-the Central Business
District stands out in the above table, and is cause for Turther study.

~ While the population of Planning District One has decreased during the past five
years, the number of Dwelling Units has increased and the percentage of vacancy
has decreased, This denotes that the process of "Doubling-up" is lessening, and
naturally, the number of persons per unit has gone down, Our two Census Tracts
which have the most commercial land use, Tracts 18 and 19, both show a marked
decrease in population and a similar increase in vacancies, Tract 16, the
only tract which is mostly residential shows the only steady growth, and this
has stopped in the past year., Townhouse development accounts for Dwelling Unit
increases in Census Tract 20, but the population in this area continues to drop.







FIVE YEAR ANALYSIS OF HOUSING AND POPULATION IN PLANNING DISTRICT II

A Look At OQur City, an economic base survey made under the direction of the
Planning Department.in the Fall of 1956, is compared with. the July 1, 1961
estimates expanded from the April, 1960 U, S, Census, -It 46 the intent herein
to show comparative growth and decline during the ensuigggfiv@ year period,

ITEM , TRACT 1956 L1961 -
Population by 8 54140 6663 + 1223
Census Tracts , 9 5030 shes + 395
. 10 4750 4148 - 602
11 6170 : 6613 + Ll3
12 7610 8,98 + 888
13 3890 L1957 o+ 1067
1l 5000 5105 + 105
15 14330 4525 A4 195
Totals 142220 1;593) + 371
Housing Units by 8 1461 1851 + 390
Census Tracts 9 1388 1545 + 157
10 1711 1721 + 10
11 1983 2103 + 120
12 2333 2546 + 213
13 1186 1227 + L1
i 1535 1583 + U8
15 1295 , 1312 +. 17 .
Totals 12892 13888 + 996

Apartment units remained the same in tracts 10 and 15. Increases in the:éix
other tracts accounted for an additional 507 units, bringing the total apartment
units to l,L7h. This is more than any other Planning District in the City,

No. & % of Vacancy 8 L0 2,738 % 85  L.592 %

by Census Tract 9 20 1.l % 27 1,748 %
10 12 0,701 % 13 0,755 %

11 100 5,043 % 132 6,277 %

12 w1 6.0uh & 66 . 2,592 %

13 : L7 3,963 % 3L 2,771 &

I 18 1,173 % b9~ 3,095 %

15 30 2,317 % 30 2,287 %

Totals ’ hOB 3 &165% A36 .3 0139 %

Conclusions: A slow, but steady, growth in this planning district is appro aching
the point of saturation. Vast areas of unbroken residential uses
are slowly reaching into every undeveloped acre, Builders and
developers seeing the above constancy in percentages of vacancy can
construct new dwellings with strong assurance of sale or rental,

Note: The decline in population in Census Tract 10 is due to a.policy
change in the Parkfairfax Apartments which forbid small children
in certain sections of that development,







FIVE YEAR ANALYSIS OF HOUSING AND PﬁPULATION IN PLANNING DISTRICT III

A Look At Our City, an economic base survey made under the direction of the
Planning Department in the Fall of 1956, is compared with the July 1, 1961
estimates expanded from the April, 1960 U, S, Census. It is the intent herein
to show comparative growth and decline during the ensuing five year period,

A TTEM TRACT 1956 1961
Population by 1 1720 5008 ~ + 3288
Census Tracts 2 1750 2786 -+ 1036
' 3 1160 3748 _+ 2588
N 160 22 - 38
5 7210 - 6266 - 974
6 20),0 3767 + 1727
Totals 11,370 21997 + 7627
Housing Units by 1 530 1833 + 1303
Census Tracts 2 500 - 929 + 29
-3 308 778 + 170
Iy 106 105 - 1
5 2220 2151 - 69
6 sl7 , 1063 + 516
Totals h211 6859 _+ 26118

Apartment units remained the same in tracts L, 5, and 6. Increases in the other
three tracts accounted for an additional 1375 units, bringing the total apartment
units to L4089, The greatest growth was 1009 new units in census tract one,

No, & % of Vacancy 1 16 3,019 % 83 14528 %
by Census Tract 2 11 2,200 % 25 2691 %
' 3 59 19,156 %. 53 6,812 %

N 2 1.887 % 7 6.667 %

5 87 3.919 % 89 4,138 %

6 32 5,850 % ) 4,610 %

| Totals 207 .96 % gos" 461 %

Conclusions: Now only half developed, this area shows the fastest growth in the
City., A 62.883% increase in dwelling units in the past five years
has not increased the percentage of vacancy, In fact, the demand
for housing in this area has actually lowered the vacancy percentage.,

Notes It is believed that the present vacancy percentage should be
slightly lower than shown here, Several new apartment develop-
ments were just opening at the time these figures were taken,
and had not been rented to a normal compacity, ‘ ‘







BASIC

PopulatioNecesoe

17904 eees 2,748
180040ese 44971
18104ceee 74227
18204c0ee 8,218
18 30/.,,. [ 2 X 8,241
1840.‘.‘., 8’459
185040cee 8,734
1860,0640e12,652
1870'a0‘¢13'570
1880, 0000134659
1890.“"14’ 339
19004 000e14,528
19104e0e0l5,329
19204400018,060
19304000e24,149
1940,¢600433,523
1945 o..¢¢48,000+
19464600e50,000+
1947 00 e0653,000+
19484 000056,000+
19490¢o.¢59,000+
19500 000061,787
1951e000e62,600+
19520 00es74,500+
1053400e077,000+
195444 04481,000+
105544 00083,000+
19564 000844310
1957...,¢85,570+
19584 ¢ 0po87,000+
1959.....89,500*‘
1960 4e0e091,023
1061veeee03,788+
19620 00ee94,926+
19630 0e0s98,600°
196440044101,7800
,19650¢00105,0700
197000¢¢124,600°
1975..0q137,000°
19804 ¢0.148,000¢
20004 ¢¢4165,0000

+ Estimates
O© Projections

STUDY - POPULATTION

The records of the United States Bureau of the
Census date back to the year 1790, The results
of this decennial count is shown at the left for
each tenth year from 1790 to and including 1960,
An additional count was made by the City of Alex-
andria for a study made in 1956, This accounts
for the nineteen actual population counts that
have been made in Alexandria since its beginning.

Beginning in 1945, the Department of City Planning
has kept annual estimates of the population. These
estimates are adjusted with each census, and are
perpetuated for current use by the City officials
and City Departments., For the most part, these
estimates are projected from records of the Building
Inspector®s Department as to new construction
completed,

In an attempt to establish a basis for future plans,
the population is projected into the future as far
as the year 2000, By knowing the growth rate at

the present, the maximum population the City can
accommodate and the rate of increase in construct=-
ion; it is possible to arrive at these annual
generalized figures through the year 1975, A fur-
ther projection is likewise made for 1980 and the
year 2000,

Both the need for new construction and new con=-
struction are now at an all time highe. The per=-
centage of increase is rising each year (increase
of the increase), and it is believed that this
trend will continue until about 1985 when the area
for further development will deminish to the point
of scarcity. This will probably force property
values up greatly,.

The maximum population of the City under the pre=-
sent plan is approximately 165,000.

NOTE: U. Se. Census figures are as of April.of
each year, 1950 Ccity Census shows an Autumn
count, and estimates are given as of January 1st
of each year.
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INTRODUCTION

The General1zed Land Use Plan is a long range proposal for
the proper arrangement of future development within the City of
Alexandria. The close relationship of major streets to the Land
Use Plan required joint consideration of the Major Thoroughfare
Plan, . , ‘

The Land Use and Majof Thoroughfare Plans are part of the
Comprehensive Plan. Also to be included in the fullfillment of the
Comprehensive Plan is a Community Pacilities Plan which will pro-
vide for a suitable arrangement and distribution of parks, play-
grounds, and public utilities, and a Public Improvements Program
which will identify and recommend priorities for future public
improvements needed to meet objectives &stablished in the Plans.

The Land Use and Major Thoroughfare Plan afe effectiated
by the various tools established in the City Code. These con-
sist of the master zoning map, zoning regulationms, subdivision
regulations, taxation, condemnation power, a site plan ordinaﬁcé,
and the approval of specific projects for accomplishment of the
total comﬁunity improvement program, such as urban renewal, port
development, etce.

The Land Use Plan has the word "Generalized"™ within its
title for the following two reasons:

1. The varieties of land use are divided info six major

catagories, therefore, some variations of uses are

included in each catagory.
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2. The lines of transition from one use to another do not
 31ways follow property lines. Details of this nature
should be thoroughly examined when such prdperties are
cohsidered for rezonings.
The Land Use Plan provides for expanding the six catagories
of land usey; from what presently exists, in tbé following manner:

1, Single FPamily - In quiet areas of the City away from

major routes of transportation.

2. Multi-Family - Mostly along Shirley Memorial Highway, and

west and south of King Street west of Washington Street
in Planning District One where shépping and major routes
of transportation are in close proximity,

3., Commercial - Mostly along Shirley Memorial Highway at

the intersections of Seminary Road and Duke Street where
medium to high pcpulation densities are in close proxi-
mity and where best service can be obtained from major
routes of transportation and a redevelopment of the
Downtown Central Business District.

4, 1Industry - Mostly in the southwest section of the City
where service can be made available from a variety of
transpsrtatien systems -and where residential properties
will not be seriously-affected.

5, Public & Semi=Public Open Space - Mostly the expansion of

Fort Ward Park, the location of a part site on the north
side of Duke Street adjacent to the Water Company, and

‘the addition of two neighborhood parks west of Shirley
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Memorial Highway where population densities will be greatly

increased,

6o Institﬁtional - The location of two grade échoolfsites
7 vwest of“ShirleyyHighway where population densities will
be greatly increased. The grade school locations and two
neighborhood parks proposed for this area should be‘develspéﬂ
in park - school units, not separately.

Each of the above uses of land has its proper piace and re-
lationship to other uses and for a well planned City the predeter-
mined relationships should be maintained within reasonable bounds.

The phrpcse of future land use plan is to establish the bounds
of this pre-determined relationship. A future land use plan is not
a magical solution to all problems which arise, The adoption of
such a plan has little or no value without a commitment to follow
the general blue-print thereby established and, if and'when neces-
sary, to change the plan rather than deviate from it.

It is possible in comparing Alexandria with neighboring Qt
other jurisdictions to argive at erroneous conclusions as to the
relative values of, for instance, proportions of single family
dwellings as éompared to multi?family dwelling units. A strict
statistical comparison is not always a fair means of judgment.

Centain individual characteristics of a city or community are its

own individual peculiarities which do not show up in straight
statistical comparison.
Because one jurisdiction is able and willing to support a hous-

ing unit distribution indicating 60% multi-family development and
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VQO% 51ng1s family development, is nat in 1tse1f any reason for pre-
;determ1n1ng that Alexandria should be w:llzng and able to establish
the same dlStIlbﬁtiﬂﬂ; The 1nd1v1dua1 character of the cammunlty

'1tse1f deserves as . much or more wezght than comparat1ve statzstics.{y’

The. Tentat1ve Generalzzed Land Use Plan recsgnizes the exzstzng -

'land use structure and is based on sound nbgect:ves, up ta date
critera, and majax polzcxes recommended by the Nat1ona1 Capital
Plann1ng Cemm1ss:9n and Natzcnal Capztal Reg10na1 Plannzng Counc11
for therfuture'growth of the metropolitan area as a whole, |

The Land Use Plén is not a proposed zcning map., It is a guide
for the geaeral development of the C1ty of Alexandr1a for the next
20 yearse It represents a target to which lacal actions can be

directed.

BASIC ASSUMPTIONS

The Land Use Flan for Alexandria is developed in recognltzon
~5? the,city*s place within the Washington Metropulitan'Area.f It
is ihténded;ta,carry out the policies promoted in fhe "Year 20G0
Corridor Plan“,fsr’the'Metropalitan Aréa which .emphasizes highest
?opulatiﬁa densities along major routes of transportation leading
to and from Washington, D. C. |

The Land Use Plan is also based on the following-assumptipns: .

1. That no major change occurs regardingfgﬁe~ba51cA§£§nﬁmic.
structure of the Washington Metropolitan Area.
2. That the demand for apartment living will continue during
| the forthcoming years.

3. That the City of Washington and County of Arlington will
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continue pblicies of limiting their populations to what
presently exists within their limits.

4. That a population increase will continue in Fairfax County,
south of Alexandria and east of Shirley nghway, thereby
1ncr3351ng the trafflc flow on Alexandr1a s streets, lead-

ing to and from Washington, D. C.

OBJECTIVES

Jv'The Tentative Generalized Land Use Plan is based on the‘follow»
‘ihg'objectivés’designed‘to promote any advantages which the City of
Alexandria have within the Metropolitan Area. These advantages
can be equally beneficial to both the City and its neighbors. The
objectives are also designed to create a more attractive City, pro-
vide its residents with community facilities at less cost, and
broaden the City's tax base. These objectives are very much a
part of the Land Use Plan and should be restudied as of ten as the
‘Land Use andkMajor Thorougﬁfare Plans are reviewed,

The tentative proposals are based on the following basic con-

» E e

ditions and objectives:
1. Improvement of Alexandria's Central Business District to

its fullest potential, allowing it to take its place in
the Washington Mﬂtrcpalitan.Are@ as a dominent trading
center. | |

2. Revitalization and protection of othér shopping areas in
Alexandria where they serve their markets effectively, and
the addition of new shopping centers where they are needed

and where they can serve their markets conveniently,
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3, Promotion and restoration of places with historical signi-
ficance throughout the Citye.

4, Encouragement of industrial expansion,‘where it will not
adversely affect residentiaf properties.,

5, Elimination of blight wherever it exists, encouraging
private renewal when possible and public urban renewal
when necessarye.

6. Elimination of mixtures of incompatible uses.

7. Provision of adequate parks and open space convenient to
the population. |

8. Recognition of’éxisting land use patterns and investments
where possible.

9. Discouragement of through traffic and industrial traffic
in single family areas.

10, The location of highest residential densities along major
transportation routes and near major Shoéping areas,

11. Encouragement of Rapid Transit as a means to reliéve‘conw
gestion along maj&r arteries.

12, Encouragement of a clean Potomac River to provide additiomnal

recreational advantages,

EVOLUT ION OF THE PLANS

-~ Barly in 1961 a long overdue land use plan reachéd the thres-
hold of serious consideration by the Planning Commission. The
Commission delegated the Planning Department the responsibility of
preﬁariﬁg this plan for their review in coordination with a re=

study of the Major Thoroughfare Plan, adopted in 1956,
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The Tentative Generalized Land Use and Major Thoroughfare
Plans were released November 6, 1961, and published in the Alex-
andria Gazetteg November 15, 1961, along with an announcement of
‘Public Hearings on these plans, scheduled for November 27, 29 and
30, 1961¢f Each hearing was restricted to a specific planning
district beginning with Planning District Three on November 27 and
ending with Planning Distric¢t One on November 30.

The Planning Commission reviewed each comment delivered at the
Eﬁblia«ﬂgarings and all written communications received by the Com-
mission and Staff at work session on the evenings of January 10
and 16, 1962. | -

The Planning Commission and City Council ‘jointly reviewed
the Tentative Generalized Land Use and Major Thoroughfare Plans

February 20, and Merch 20, 1942,

~
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THE PLAN
GENERAL DESCRIPTION

The City of Alexandria is composed of ©,990 acres (15 square
miles) of gently rolling piedmont. Its boundaries are the
Potomac Riveyg,Fairfax and Arlington Counties,.

When first chartered in 1749, the boundaries of Alexandria ir-
cluded the land roughly bounded by the Potomac River, Duke, Royal
and Pendleton Streets., Additional land was obtained as a result
of a series of annexations, the last of which took place as re~-
cently as 1952.

The City's population expansion was first attributed to its
strategic location with respect to water transportation and re-
lated commercial development along the water front. Later, how=-
ever, the location of the Nation's Capital here provided for
Alexandria's expansion at a faster pace. ™A Look at our City,
September, 1956t displayed a map of Washington and vicinity des-
cribing the employment centers for Alexandria. The map on the
following page(Illustration 1) is similar but brought up to
date using 1960 population figures. As depicted on the map,
Washington, De. C. employs a good portion of the Alexandria
working force and indicates the Capital's influence over Alex-
andria. The previous map expressed very similar figures,

Much of the growth of Alexandria has occurred in recent post

war years., This growth can be expected to continue because of the
City's close lpcation to Washington, D. C. which only recently has
become virtually saturated with building development.

The "Year 2000 Plan, 1961 for the Washington Metropolitan
Area explains as one of its recommended policies, *No increase
in population within the District of Columbia,.'
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Illustration I

Montgomery County
513<i§

ST ' . Prince Geo. County

Pentagon| 3289 }

/&

Na%ia&alé%ﬁé;
Airport ™ ;

§§124

}  EMPLOYMENT CENTERS
FOR
ALEXANDRIANS

Fairfax County

Total Employed 40,132
(ipcluding military)

~" ] Total Employed Working
" OQutside of Reagion 881

Department of City Planning
Alexandria, Va.

(;;)22@8
Ft. Belvo

January, 1961
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This policy statement, if effectuated, would indicate that future
growth is slated for Alexandria at a rapid rate. It is the pur-
pose of the Plan for Alexandria to guide such growth in a way
which will enhance existing property values rather than detract
from them, and also broaden its tax base.

If the City were allowed to develop under the limits of
the Tentative Plan, the populatiom of Alexandria éould be ex-
pected to reach an approximate maximum level of 165,000 persoas.
See Table 1 below for further details om potemtial populatiom.
It must be pointed out, however, that the maximum populatiom
level could reach as high as 210,000 if residential units con-

tinue to be permitted in commercial districts.

TABLE 1
Proposed
Potential Population
Classification Planning Planning Planaing Total
Dwelling Units District District District Dwelling
Per Acre One Two Three Units
Dwelling Dwelling Dwelling
Units Units Units
High rise 50-100 5,810 13,340 19,150
Apartments 25 2,817 6,625 18,016 27,458
Single A
Family 10 1,607 319 595 2,521
ingle ~
Family 4 8,000 4,916 12,916
10,234 14,944 36,867 65"32'3“‘"‘", T
TOTAL
POPULATION 24,447 49.410 91,510 165,367

These figures were obtained from the following expressions:

Single-family (detached) = 4 families per acre.
Single-family (attached) = 10 families per acre.
Multi-family (m@dium density) = 25 families per acre.
‘Multi-family (high density) = 55 families per acre to 100,
One-family = 3.3 persons (1.7, high density). :
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The present population of Alexandria is 94,926 persons. This
represents a January, 1962, estimate expanded from the April,
1960 U. S. Census.

Alexandria presently has approximately 2566 acres of vacant
land and of this total Planning District Number One contains
287.0 acres, Planning District Number Two contains 306 acres;
and Planning District Three contains 1973 acres respectively.
The City has 25.7 per cent in undeveloped land. In the proposed
land use plan this vacant land has been projected to .its appropri-
ate or natural use, depending upon existing or expected conditions
or trends.

Generally the future land use plan follows the trend of ex-
isting land uses. New areas for schools and parks afe shown in
a general location to bring about more convenient services.

The total area of the land use classifications have been

increased over presently existing uses as follows:

Single-family + 21.8%.
Multi-family + 97,9%
Commercial + 95.3%
Industry + 74.9%
Public & Semi-public Open Space + 31.3%
Institutional + 13.6%
Streets + 5.2%.

In this report each planning district was studied separ-
ately with the most desirable and best suited land use for the
City as a whole being the ultimate goal.

The following Table 2 represents a comparison of existing
to proposed land uses. A similar table describing the Planning

Districts individually will follow their respective discussions.
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TABLE 2

GENERALIZED LAND USE INVENTORY
~ EXISTING & PROPOSED
THE CITY OF ALEXANDRIA TOTAL
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED

Area In Area In

LAND USE Acres % of Total Acres % of Total
Single-Pamily;
including rooming,
boarding, & sub-
divided row houses 2,882,80 28.86 3,511. 76 35,160
Total Multi-Family 659.50 6.60 1.305.46 13.0

High density (20,00) €375w13)

Medium density (639.50) (930.33)
Commercial 224,05 2,23 L3774 4,38
Industrial 1,029,60 10.16 . 1,800.85 18.04
Public & Semi-

Public, Open L

Space & Recrea- a o

tional Areas 595.75 6.20 - . T82.21 7.83
Institutionals

ircluding public

& private schools

but excluding '

churches 476.70 4.70 541.70 5.42
Street Rights- ‘ ~
of -Way 1,436.90 14,39 1,511.28 15.13
Water 119.00 1.19 98.00 .98
vacant Land z’ 564070 25:67 hindhad o -
TOTAL 9,989.00 100.00 9,989.00 100,00
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PLANNING DISTRICT NUMBER ONE
General Description

Planning District Number One, containing the original City
of Alexandria, has developed more densely than the newer sec-
tions of Alexandria, Planning Districts Two and Three. 1Its
boundaries are roughly the Potomac River on the east, Fairfax
County on the south, the Richmond, Fredericksburg & Potomac
Railroad on the west, and Arlington County on the north.

Planning District One contains a great majority of the
City's blight, some of which will be treated with public urban
renewal under the mefhods prescribed in the "Gadsby Plan'". An-
other section located generally south of King Street and east of
Washington Street is experiencing urban renewal. through private
initiative,

Proposals

The Plan for Planning District One contains the following
three fundamental principles: (1) separation of incompatible
land uses, (2) locaticn of the Central Business District in
closest proximity to major routés of transportation, and (3)
separation of traffic by origin and destination.

| Industrial activity is localized mainly along the waterfront
and the Richmond, Fredericksburg, & Potomac Railroad. The ex-
pansion indicated on the map from 561 acres to 813 acres takes
place almost entirely south of Duke Street in the western sec-
tion of the Planning District. Industry remains on the plan
miiniy as it is at the present time., All industrial areas were
examined in relatiom to transportation and their effect on
neighboring residential areas.

The Central Business District is regarded as the most prom-

inent shopping area in the entire City. Its proposed future lo-
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cation is where highest economic activity is presently taking
place. Adoption of the Gadsby Project predetermines the loca-
tion of a portion of the Central Business District. The proposed
delineation of the Central Business District is not nerely'an es-
timation of what is felt to be an area large enough to retain
enough commercial activity to meet the demand of the market area,
but also a delineation based on a realistic judgment of the best
way to take advantage of main routes of transportation during the
following ten to twenty years. These arterials, the,additidnal
3,500 off-street proposed parking spaces, adjacent proposed office
development, high-rise apartmeni proposals, and.better use of the
cultural surroundings will add greatly to the Central Business Dis-
trict's drawing power.

Single-family contained in the Planning District is chiefly
of town house nature. This type of housing should be encouraged
east of Washington Street as it sets the character of historic
Alexandria.

Multi-family housing is proposed near the Central Business
District west of Washington Street where advantages of a dense
population can be obtained by the major shopping area.

Open space in Planning District One is far below accepted
standards. In order to provide the amount of park land necessary
to meet accepted standards, it would be necessary to raze exisfing
buildings it convenient locations. While considering this method
prohibitive at this time, neighborhood studies might lead to al-
ternative solutions. | ;

Ma jor thoroughfares existing in Planning District One are
indicated oﬁ the map as a solid black line. These are presently
greatly congested. The proposed additional thoroughfares are
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 suggested for future development. A temporary solution is mecessary
. imnediatel’x,'however9 which would necessitate elimination of a
great majority of intersections of streets. This closing of

streets should protect residential neighborhoods as well.

Major Land Use Changes

Most of the major changes proposedAfor P1anning District

One are located in the western sections of the Planning Dis-
“,tricf;f_fhis is where mixed land use is most frequent and
blight most aéparento Beginning with~the north and working |
south, each area involved in proposed major changes are briefiy
discussed below, | | v |
Along the eastkside of Powhatan Street roughly between
Bernard Street and Bashford Lane, it is proposed that previsiéﬁ
 be made for industry té replace existing mixed usage, Amother
change for the same neighborhood concerns the mixture of in-
dustry and'éingle family along the south side of Slaters Lane,
It is.praposed that industry be allowed alohg this strip. |
Together these chaﬁgea would more clearly mark the iine of
transition along which open space should be prbvided to pro=
tect the residential properties within. |
| Along both sides of Columbus Street north and south of

its intersection with Madison Street, it isvpropﬁsed that
the existing single fanil§ be redeveloped in new multi-
fanily usgge. This type of 1a;d use could survive better,
given the existing surroundings of public housing and com-
mercial,

- The existing sub-standard single-family deveigﬁmght imme~

diately south 6f Parker Gray High School lying within West, Payne
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and north of Peﬁdleto& Streets, is proposed for apartment de-
velopment.

The area immediately west and across West Street is re-
commended for industrial activities. Because of its location
ad jacent to the Richmond, Predericksburg & Potomac Railroad and
the existence of some industry, it might prove unsatisfactory
for future housing. |

Parker Gray High School is in need of expansion. Such ex-
pansion might well include the block bounded by.First, Fayette,
Montgomery and Payne Streets as first priority since some deteri-
orating industrial development would be removed and the school
site would attain a more functional skape for the service needed.

The impact of Route One by creating one-way movements on
Patrick and Henry Streets caused a necessity to study this in re-
lation to future land use between these two 3treetsek The con-
clusions on this matter thus far indicate that industrial develop-
ment would more appropriately replace the existing sub-standard
single-family development. This type of industrial development
might logically be oriented to the automobile and of an auto
sales and service nature. The area between the one-way streets
south of Madison and north of Queen Streets has been proposed for
such future redevelopment. The area south of Queen Street to

retall shopping and

Duke Street is proposed for/ parking to serve the Central Business:
District. The parking would replace substandard single-family
ugage to the game extent as would industéial to the north. This
- redevelopment might logically be coordinated with the Number One,
highway improvements.

South of Cameron Street from Harvard to West Streets and
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south of King Street from‘Daingerfield Road to West Street is
proposed for high rise apartment development. This high rise
apirtment'development would replace substandard commercial and
residential uses and would provide for a sustaining market for
the Central Business District immediately eaét,

In an effort to provide the previously mentioned proposed
high rise apartment area with additional coaveni?ncé shopping
and shopper parking, the properties fronting on the west sidéA

"of Harvard Street lying between Cameron and King Streets are
recommended for future expansion of the existing shopping area
to the west. If the area was encouraged to remain in town :
house development, it would be incompatible after the neigh-
boring properties were developed as prescribed by the plan.

Another change proposed in this vicinity lies in the area

This area iz proposed for industry
south of Duke Street along ‘the Southerm Railroad yards,/ and the
area bounded by Duke, West, Prince, and Reinekers Lane,

presently composed of mixed commercial, industria;~§nd
to a‘grea% extent substandard sinéle«family development.

is proposed for office Adevelopment,
be used for warehousing to serve the Central Business District.

The Central Business District, excluding that pﬁttioﬁ_lf«,
ing within the Gadsby Urban Renewal area, is proposed for com-
plete redevelopment which would include additional parking
facilities., The expansion of parking would replace single-
family’development ringing retail structures within Cameron
and Prince Streets. The commercial areas north of Cameron
and south of Prince Streets are slated for office development.

The office employees and persons
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“w

visitimﬁ the offices would add greatly to the retail market,
Also slated for office development are the areas along Washing-
ton Street north and south of the shopping area. |

The strips of commercial proposed along King Street from
Fairfax Street east to the Potomac River, would replace’existiag
mixed usage. This commercial should be of an office and retail
specialty nature, In this way the areas would serve to comple~
ment the Central Business District rather than detract from the
same,

The area south of Duke Street between Quaker Lane, the Rich-
mond, Fredericksburg & Potomac Railroad is proposed for industrial
expansion replacing the existing mixture of substandard commercial
and residential uses. This entire area is more adaptable to im-
dustrial attention as a result of the services that could be ob-
tained from Duke Street and the Railroad, and its proximity to
the Capital Belfway,

The L' shaped apartment area proposed ianediétely east of
Jefferson School will replace mixed land usage, most of whichk is
substandard single family. The remaining area south of Pendle-
ton Street is recommended for single-family development with re-
tainment of the existing neighborhood shopping area along the
west side of Henry Street between Princess and Queen.

The area designated public along the east boundary of the
Richmond, Fredericksburg & Potomac Railroad between Duke and

King Streets replaces industrial and commercial usage. Much of

the area is presently vacant. This property is strategically
located near the Union Station, which is tentatively slated as

a stop for commuter service between Washington, D. C. and Jef-
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ferson Mééorg Fairfax‘County, The public area could be utilized
‘hoét appropriately as public parking, pfoviding an additional
market fér the Central Business District. |

The general area bounded by the Central Business District,
Washington Street and proposed business properties bor&ering |
Washington Street, Church Street, and Patrick Street is proposed
bfer ipartmeﬁt deveiopment, The area immediately west bounded
by Wolfe, Patrick, Pranklin, and Henry Streets is also proposed
for épartment develdpmento Beyond eﬁcouraging the replacement
of much existing substandard mixed usagev these areas would
expand the shopping market of the Central Business District in

the immediate vicinity.
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TABLE 3

GENERALIZED LAND USE INVENTORY
EXISTING & PROPOSED
PLANNING DISTRICT NUMBER ONE
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED

, Area In Area In
\LAND USE Acres % of Total Acres % of Total
Simgle-Pamily;
including room-
ing, bearding,
& subdivided row
houses . 253.00 11.40 160,50 7.21
Total Multi-Family 95,00 4,27 164.59  T.95 _

High density (20,00) (51.88)

Medium density  (75.00) (112.71)
Commercial 108,65 4.90 146,04 5.38
Industrial 561.00 25.20 813.,4 37.20
Public & Semi-

Public, Open

Space & Recrea-

tional Areas 265.35 11.80 307.43 13.82
Institutionals;

including public

& private schools

but excluding

churches 109,00 4.92 110,00 4.94
Street Rights-

Gf“’wa‘? 428000 19@31 425000 19010
Water 119.00 5.35 - 98.00 4.40
Vacant Land 286,00 12.85 - -
TOTAL 2,225.00 100,00 2,225.00 100,00
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PLANNING DISTRICT NUMBER TWO

General Description

Planning District Number Two, consisting of 3,361 acres, is
bounded by the Richmond,Fredeéricksburg and Potomac Railroad track-
~age on the east, Duke Stteet on the south, Quaker Lane on the west
and Arlington County on the North,

The urban structure is framed by three major arteries (Jeffer-
son Davis Highway, Duke Street and Quaker Lane). It is reinforced
by six additiomal majof arteries running through the Planning Dis-
trict in an irregular pattern (Mt. Vernon Avenue, Commonwealth
Avenue, Glebe Road, Braddock Road, King Street and Janneys Lane).

The eastern section of the Planning District known as Del
Ray developed along with the Potomac Yards taking advantage
of the Yards employment opportunities. As a result of the con-
centration of population, the need for shopping was met by strip
shopping along Mt. Vernon Avenue, Jefferson Davis Highway and
the Potomac Yards provided suitable facilities for industrial and
commercial strip development and provided additional employment
opportunities for the immediate area, The remaining arteries
provided éﬁnvenient transportation routes connecting more recent
residential areas with shopping facilities to the southeast, east
of the Richmond, Fredericksburg and Potomac Railroad, as well as
with late Dutlyihg shopping centers and regional routes of trans-
portation.

As a result of the access given the northwest»section of
Planning District Two to Shirley Memorial Highway and the ade-
vantage of reasenably convenient shopping, the area became

characterized with apartment development. A recent estimate
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usimg records of the Planning Department indicated that the
yrlunniag District accounts for 5,883 apartment units, exceeding
the number of existimg apartment units located in either Plam-
ning District Ome or Three. The remaiming portion of Planming
District Two developed during the pre-war period. The single-
family area is almost completely auto dependant, and with a few
street closings, a great majority of its neighborhoods could be
free of through traffic.

This type of urban sprawl is iam character with post war
development, but according to many sources cannot be continued
in the Washington Metropolitan Area without seriously affegtiég
efficiency in transportation. "The Year 2000 Plan" for the
Washington Metropolitan Area, prepared by the Natiomal Capital
Regional Planning Council, dated 1961, explains that if urbasm
sprawl is permitted to continue in the region, the countfyside
would be suburbanized without open space from Washingtom, D. C,
to Manassas, Virginia. |

In 1950 the population of Plamning District Two was 36,016,
The 1960 U. S. Census accounted for 45,333 persons, and duriag
the same time interval the number of dwelling units increased
from 11,116 to 13,738,

At the present time tem per cent of the residemtial land
ig in muiti-family construction,

The slow but steady growth cannot contimue much longer as
a result of the gradual disappearance of vacant land. Builders

and renters can be strongly assured of sale and rental.
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| Proposals

The proposals for Plannimg District Two are consistent with
its tremd of devel@pmentoA Industry remains alomng Jeffersom Davis
Highway but it should mot be allowed to expand im areas presently
containing geed Rousing. Future industrial expamsiom should be
eacouraged, for the most part, im the southwestern sectioms of
the City where industrial activities cam be conducted withost
imjury to residences and wheie the best possible utilization can
be made of required transportation metworks. Industrial activities
should be restricted to only those areas, and only those uses
which will least detract from the meighborhood re#identialnarea,
Under these restricted conditioms, industry cam provide a suitable
buffer b@@wﬁéa{the Potomac Yards and residential areas.

High density residential development is encaurazed to remain
aiong the northern boundary of the district. Much of the com-
mercial area aioﬁg Mt. Vernon Avenue is recognized as future
shopping, but shouid be reorgaaize@ for better céaveuieacwa The
remaining simgle-family suburbia is preserved. Im am effort to
protect the residential area from traffic, siteeteclosimQQQ AMOBE
atigf uethodsd, will be thoroughly expi@éed, v

Major Land Use Changes Planning District Two

Ma jor proposed changes in Plammimg District Two occur emntirely
in its morthern and eastern sections. These proposed chamgea'are
discussed beiow individua11y in clockwise fashion, begianing with
those in the morthwest and esdimg with those in the southeast.

The fir&t‘najdr laﬁd‘use change occurs om the morth side 6f

Glebe Road west of its intersectiom with PFicrence DPrive., The
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property containing VEPCO, presently used industrially as a
field service yard, controls to a great extent the land use in
the immediate area. This is also true of the maintenance yard
and buildings of Parkfairfax, west of Glebe Roade‘ The change
would encourage a more orderly development of the area and per-
haps impede future commercial blight which could result from
commercial use ofkthe location. Existing zoning establishes
the area for industry, but zoning controls do not prevent the
intrusion of commercial uses.

The small area along the west side of Mt. Vernon Avenue be-
tween Four Mile Road and Four Mile Run, containing three commer-
cial facilities, two of which include gasoline service stations
and the other a supermarket, is proposed for future apartment
development. It would be preferable to expand shopping on the
east side of Mt. Vernon Avenue where extensive development has
already taken place. In this case, shopper traffic would not
be moving across a major thoroughfare, It can be noticed, how-
ever, that shopping is existing without proposed change further
south on each side of Mt. Vernon Avenue and on each side of
Glebe Road. These particular situations can be remedied by
street realignment mneasures rather than land use changes.

The area south of Cora Kelly Scheool, bounded on the other
two sides by Mt. Vernon and Commonwealth Avenues, is proposed
for apartment development replacing single-family. This area
shows some signs of decay and because of its close proximity to

Mt. Vernon and Commonwealth Avenues and the proposed Old Dominion
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Thoroughfare, would provide a suitable area for apartment struc-

tures,

The area just to the east of the afore mentioned apartment
use proposal, is also proposed for similar treatment. Part of
this block bounded by Reed, Commonwealth and Wilson Avenues is
developed with apartment usage. The remaining portion is in
semi-blighted single-family and commercial. For the same reasons
as mentioned in the previous paragraph, this block is proposed
for additional apartment development,

The strip along the west side of Jefferson Davis Highway,
extending from just north of Reed Avenue southward to Calvert
Avenue, containing for the most part commercial usage, is pro-
posed for industrial development. Some of this strip is used
industrially at the present time. 1In addition it is recommended
that the area bounded by Montrose Avenue, the rear property lines
north of Clifford Avenue, Jefferson Davis Highway, and the rear
properties south of Raymond Avenue be encouraged to redevelop
industrially, replacing the existing substandard single-family.
The industrial expansion should be restricted to only those uses
which will not be detrimental to the remaining good single-
family outside the recommended industrial expansion area.

Industry is a suitable use for Jefferson Davis Highway
rather than auny other use as a result of the truck and com-
mercial traffic utilization.

Another change is proposed on the south side of Monroe

Avenue just west of Leslie Avenue, In this area, three single=~
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family dwellings exist, one of which is substandard. It is
proposed that apartment development be encouraged along Mon-
roe Avenue from Leslie Avenue westward to a point just south
of the Y.M.C.A. Apartment development would be in harmony
with the Y.M.C.A. and also would not interfere toAany great
extent with property values to the rear. The property to

the rear is presently completely developed with town house
units,

The area with frontage along Commonwealth Avenue between
Mason and Monroe Avenues immediately across the street from
a small neighborhood shopping center, is proposed for change
from single-family to apartment usage. This wouid provide
a buffer between the commercial and single-family uses and
also provide a logical expansion for existing apartment de-
velopment in the immediate vicinity.

The area bounded by Adams Avenue, Mt. Vernon Avenue,
Braddock Road, and Ramsey Street, is suggested as a future
apartmcat area. This use would replace an existing service
station and drive-in restaurant near the intersection of Mt.
Vernon Avenue and Braddock Road, and single-family usage in
the remainder of the area. Apartment development in the area
would be compatible to the majdr traffic pattern, George
Washington High School, and neighborhood trends of develop-

ment.
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TABLE 4

GENERALIZED LAND USE INVENTORY
EXISTING & PROPOSED
PLANNING DISTRICT NUMBER TWO
ALEXANDRIA, VIRGINIA, 1962

EXISTING PROPOSED
Area In ‘ Area In

LAND USE Acres % of Total Acres % of Total
Single-Family;
including room-
ing, boarding,

& subdivided row
houses 1,905.80 56,70 2,029.73 60,61
Total Multi-Pamily 200,00 5.95 272.83 7.89

High density ( -=) ( -=)

Medium density  (200.00) (272.83)
Commercial 59,70 1.77 94,069 2.82
Industrial 49,60 1.48 64,14 1.91
Public & Sémi-

Public, Open

Space & Recrea-

tional Areas 131.80 3.92 192,01 5.71

Institutional;

including public

& private schools

but excluding

churches 134.70 4,03 134,70 4,01

Street Rights-

of -Way 572.90 17.05 572.90 17.05

Vacant Land 306,50 9.12 - -

TOTAL 3,361.00 100.00 3,361.00 100,00
- 22 - January, 1962 - Draft




_PLANNING DISTRICT NUMBER TWO




PLANNING DISTRICT TWO-A
{(Census Tract 8)

General Descriptién

Plannipg District Two-A bounded by Duke Street, Quaker
Lané and King Street has previously received attention by the
Planning Depatrtment and Planning Commission. The plan for this
ate;‘was;sgpraveé by the Planning Commgssion during its regular
neetingvnfkjuly 6, 1@619 and amended during a wofk session 0ctomv
ber 179 1961, | } |

Adopted Prdpé;éigbIn&iﬁaiggzémendmgnts

The fgli@wing is a summary of the basic cbncépfs indicated in
the plan. |

The present make up and potential future use of this entire
bareaé'Sh@ﬁld be controlled for residantial land use with such
incidential uses as go with the residential land use. The major
changes incorperated herein,'cgmpaigd ﬁith‘the:exiSting'inning,
include a high school site om King Street, ﬁorth éf Chinquapin
Village, an incerporation of a pertien!of Chinquapin Village in
thaf high SCBéai site, and the further use of the baiance as
‘general park and recreational area, The Tayler Ruanarkway'
would be centinued to this point and comnect down to DukeVStreete

Additiomal park area is shown as an extension of the George

. Washington National Memorial land westward to a ling at the rear

lot lines of the present residential development on Hilton Street
and Upland Place. On Duke Stréet:the.ccnstrﬁcticn or the recon=-
struction of the interchange will eliﬁinate better than half of
the prssént commercial ground and there is no point continuing
commercial useage in this strip ﬁrecess on Duke Street, The

Street will be a heavy traffic carrier and therefore would not
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reasonably warrant its future use for single-family development.
It is therefore shown as apartments and would anticipate that
this apartment classification be of a low density. It is re-
commended that apartment usage west of Taylor Run Parkway be
continued with the exception of the properties fronting on
the west side of Taylor Run Parkway West which have already
developed single family. Apartments are also shown at the
intersection of King Street and Quaker Lane, with a small por-
tion of existing commercial usage retained,

For practical purposes Planning District Two-A is a part
of Planning District Two. The statistical material presented

in Planning District Two, therefore, includes.- Two-A,

€
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PLANNING DISTRICT NUMBER THREE
General Description

Planning District Number Three, annexed in 1952, contains
4,403 acres within the boundaries of Quaker Lane on the east,
Pairfax County on the south and west and Arlington County on
the north,

Its main routes of transportation compose an interior ir=-
regularly shaped trapezoid including Shirley Memorial Highway,
King Street, Quaker Lane and Duke Street in its perimeiera
Within this trapezium all routes of transportation distribute
traffic to interior points of distination. The exception, of
course, is Seminary Road which runs through the center of the
trapezium linking the Planning District with Pairfax County, the

trapezium and Planning District Two.
Proposals

Industry is developing south of Duke Street, Recognizing
the advantages of this localized development, the area%s good
access to necessary industrial transportation, and its rather
remote position from the rest of the City, additional industry
desiring to locate or expand in Alexandria is strongly recommended
fer this area, The plan provides for better than doubling the
existing area presently used industrially in Planning District
Three south of Duke Street, |

It is recognized that another&reﬁte for industrial traffic
will be necessary to open up portions of this area presently
landlockeds The Wheeler Avenue proposed extension would proe
vide the required service and furnish effective access to South
Vaun Dorn Street and the Capital Beltwavye
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As afresult‘of the large amount of vacant land contained in
nPianning District Three, the Planning District has not expeiienced

the full impact of commercial development. Strip commeréial has
not developed to the extent as in the remaining Planning Districts.
The opportﬁnity is therefore here to nip such growth in the bud.
At thé‘present time Brad-Lee and Shirley Duke Shopping Centers
are serving the Planning District effectivelé. The plan provides
for two additional shopping centers both of regional significance,
having access to Shirley Memorial Highway.

Multi-family development prefers to locate along major
routes of transportation. This development has. occurred in Plan-
ning District Three, for the most part along the perimeter of
the irregﬁlar trapezoid mentioned earlier. By so choosing this
area, single-family has been protected from large volumes of
traffic; It is the intention of the Plan to continue this trend
and to provide the heaviest densities along Shirley Memorial
Highway where plans for extensive widening are already adopted
and mass transportation already proposed. This extensive apart-
ment area has been divided into neighborhood units served by

shopping facilities, parks and schools.

Ma jor Land Use Changes
Beginning with the northerm most part of the Pianning”DiSm
trict and going south, the major land use changes include the
following.
In an effort to provide opportunities for improved neigh-

borhood shopping for the northern part of the Planning District,
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roughly bouaded by Semimary Road amd Shirley Hemori;l;ﬁighwgy, 
the existing coangrciil.alouz Kimg Street mor$h 0f North Beaureé’
gard Streat is proposed for expansion réplncimg acdt@eted singile-
faiily'deveiopaent on ?he‘northeastérn side of King Street wi%hg;,
retail shopping facilities. 'Thesg QACilitiésp_iﬁ_addition to
serving the northern part Qf.thé‘Flanning Districfgwgbuid iérﬁék
the section of Arlington County im the iﬂnediafe #iéiai@y;,‘

The area bounded by North Beauregard Street, King Street,
 Shirley Memorial Highway and Holmes Run is mostly vacant and
proposed fer apartnen% Q@%@iopmeaﬁo This apartnemt deveigpne@%

m F \!

formimg two aeighbwrhaaﬁs WGuid repiaca some few scatﬁetaé @imgie» 1’

family residences and &wo coamercial &ites, These BRYERE. W@ﬁid
be servéd by the @@@pg@@m%facxiitxes mentioned in the pf@Vi@@g
paragraph and ae@txaliy located parks would be_eithér purckﬁsed
by the City or more appropriately dedicated by the propérty
developers. The exiétiﬁg school land located on North Beauregard
Street saculd be facilitsted with school bulidings at an appro= .
prxate time during this arﬁa’s development, ”
The commercial area on the north side of Semiaary Raad |
would serve“the adjqcen@ apartment development. '

The'existiagﬁﬁért Ward Park is recommended for site expam-

sion in an effort to create a city wide park of a size which could

provide a multipliéity of recreational activities in additionm to

pleasant areas for relaxatxono " The proposed site'wouid replace .
some few single-family regidences in its eaatern pertion.
TheAargas’lacat&d immediately adgacent to both northeast

;clé?eﬁkavég af»fhevnuke Street - Shiflei Highway interchange,
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are proposed for land use changes. The triangle section bounded
by Lincolnia Road, the Cloverleaf, and North Beauregard Street,
is presently mixed single-family and commercial, It is proposed
that the commercial be expanded replacing the single-family in
an effort to serve the neighborhood and make better utilization
of the existing interchange.

The remaining section bounded by the western City Limits,
Shirley Memorial Highway and Duke Street, is also proposed for
commercial development which would replace some single-family
residential. This commercial development would harmonize with
the Fairfax development immediately to the west.

The southern part of Planming District Three is beginning
to develop industrially. It is proposed that the industrial
area be expanded westward to Reynolds Street north of Edsall
Road and to the western City Limits south of this point. This
expansion would replace some older existing single-family along
Reynolds Street and Edsall Road. The remaining pocket south of
Duke Street and bounded by this industrial expansion is proposed
for apartment development, but excluding the property in the
vicinity on Stevenson Avenue. The large apartment area would
provide the proposed regional shopping facility immediately
to the north with a built-in market,

The small area north of Duke Street proposed for industrial
activities is intended to harmonize with the area south. Holmes

Run then becomes a buffer protecting residences to the north.
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TABLE 5

GENERALIZED ILAND USE INVENTORY
EXISTING & PROPOSED
PLANNING DISTRICT NUMBER THREE
ALEXANDRIA, VIRGINIA, 1962

Vacant Land

TOTAL

EXISTING PROPOSED
Area In Area In
LAND USE Acres % of Total Acres % of Total

Single-Family;
including rooming,
boarding, & sub- ' ,
divided row houses 724,00 16.44 1,255.93 28.53
Total Multi-Family 364.50 8.28 908,04 20.62

High density ( -=) (323.25)

Medium density (364.50) (544 .79)
Commercial 55.70 1.26 197.01 4,39
Industrial 419,00 9.51 923,27 21.64
Public & Sémi-
Public, Open
Space & Recrea-
ticnal Areas 198,60 4.50 - 282.77 6.42
Institutional;
including public
& private schools
but excluding %
churches 233.00 5.30 297.00 6.74 .

- Street Rights- : :

of -Way 436.00 9.92 513.38 11.66

1,972,20 44,79 | - —

4,403.00 100.00 4,403.00 100.00
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CRITERIA USED IN DETERMINING THE
"TENTATIVE LAND USE PLAN"
FOR ALEXANDRIA, VIRGINIA
General
1. Modern planning theory.

Planning theory has been continually changing in the
United States. During the 19th Century, cities began to
experience the common pains attributed to rapid population
growth. The need for planning was recognized, but the first
planning attempts were, for the most part, narrow, expressing
only street planting, artistic lamp posts, and other forms
of civic art.

Later, substantial progress was made in planning for
streets, parks, civic centers, and other features of the
city. Before the early 1920's, however, each function of the
city was planned independently by separate local departments.

It later became recognized that this procedure was waste-
ful and inefficient unless these departments worked together
so each could know what the others were doing, and unless
they followed an agreed upon general plan.

As much as possible, the "Tentative Plan' for Alexandria
is comprehensive in scope, recognizing the existing highway
system, park system, residences, businesses, industries,
water supply and sewer systems, and their relation one to the
other.

Comprehensive planning advanced further when recognition

was given to the city's surroundings. Since World War II,
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4, Ex'lsting ilzad use pxstern 2wl trends.

The existing land use pattern was stroagly rs-ogmi=ud i=
avotermining the pattern in the '"Tentative Plan'., ELven with
uncontrolled growth there are economic forces which mold a
City sometimes surprisingly harmoniousl;. Major land use
changes were not recommended where economic forces have
already prescribed an efficient use of land. Where mixture
has occurred, an estimate was made regarding the land use
trend in the area as well as a check on factors memtiomed
previously and those following.

5. Compatibility of surroundings.

Where intrusions of incompatible uses have occurred, change:
were recommended to correspoad such properties to the general
area.

6., Suitability <f terrain for building improvements.

Planning District Number One contains 119 acres of watex
within its boundaries. Although it is easily possible to £fill
21 acres near Route One, the area would remain low and highly
subject to floodingo It is recognized that private develop-
ment of this propertv is not likely, and, simce the City is inm
need of open space, this property is recommended as a future
green space rather than swamp as it ds today.

Y. Vehicle service related to properties.

Rrequently pointed out im the texts submitted with compre-

hensive plans is the land use structure’s relation to transpor-

tation. Some uses such as commercial, industrial and densly
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B.

populated apartment are enhanced when located adjacent to
ma jor arteries, Single-family, on the other hand, is often
adversely affected when fronting on major highways. It has
been necessary, therefore, to fully understand the existing
and expected thoroughfare system before determining the
future land use pattern.
8. Stability of area.

When an area is found to be declining, it is necessary
to determine the reason for its decline and then apply a
method designed to halt such decline. When simple methods
are not applicable, land use changes or urban renewal might

be the solution.

Residential (Single-family)
1. Existing and potential protection of area from traffic.

Traffic frequently invades the privacy of single-family
neighborhoods, especially when major arteries are congested
and adjacent streets can be easily used as alternatives. This
situation has occurred in Planning District One and, to some
extent, in Planning District Two, for the most part, where
the grid system prevails. Recognizing that this intrusion
of traffic is one important element which causes blight, a
solution must be found which cam change the traffic pattern,
or the area should be slated tor a use which can be complimented
by the existing traffic pattern.,
2. Capability of areas to attain desirable residential densities
to support schools, shopping and park facilities (3,500 to
5,000 persons).
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4. Capacity of site to serve population conveniently.

Location of a shopping facility should be cerirally with
respect to the population it is serving. The central _ccation
is not always geographically, but rather. centrally with respect
to time distance.

5. Amount of competition.

When competition between centers is already at a high
degree no additional shopping has been recomnended, and where
it is apparent that many of the previous points have not been
satisfied, the shopping center of least productivity might

have been recommended for alternative redevelopmert,

Industry

1. Accessibility to major routes and multiplicity of types
of transportation to receive and dispatch materials,

2. Accessibility to public tramsportation to provids auxilary
transportation for the working force.

3. Location's convenience to working force,

4, Adequacy of water supply and waste disposal.

5. Desirability of geographic conditions in-luding tono-
.graphy, soil base, etc,

6. Opportunity for site expansion.

7. Multiplicity of site choice to attract industry.

8. Areas selected should not be injuricus to the residential
population.

9. Access to power lines.
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Public Open Space

1.

20

30
4s

S5
6o
7o

Generally accepted standards - 1 acre per 100 persons,
Site dcquisition cost.
Azcessibility of site to the people who will:use it,

Potentiality of site for future expansion to meet the =~

' needs of the growing population,

Capacity of existing facilities.

‘Preservation of historic areas,

Classification of use such as immediatey neighborhood,

community, city wide or regiomal,
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