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Location:
340, 350, and 400 Hooffs Block 26A ~ 93,503 sf (2.15 acres)
Run Drive, 760 and 800 Block 26B ~ 86,000 sf (1.97 acres)
John Carlyle Stre.et, and Plan Acreage: Block 27 ~ 80,504 sf (1.85 acres)
1700 and 1800 Eisenhower Block 28 ~ 92,565 sf (2.13 acres)
Avenue Blocks 29 and 30 ~ 558,294 sf (12.82 acres)
Applicant:
City of Alexandria Zone: CDD #11
Sanitation Authority,
Carlyle Centre, LP, Small Area Plan: | Eisenhower East

Carlyle Plaza, LLC, and

Virginia Concrete

Company; Historic District: | n/a
by Kenneth Wire

Purpose of Application

Amend the Eisenhower East Small Area Plan to transfer floor area from Blocks 27, 29, and 30
to Blocks 26A and 26B, and include associated conditions about the calculation of the
Allowable Gross Floor Area.

Staff Recommendation: APPROVAL

Staff Reviewers: Katye Parker, AICP, LEED AP katye.parker@alexandriava.gov

CITY COUNCIL ACTION, JUNE 25 2011: City Council approved the Planning
Commission recommendation.

PLANNING COMMISSION ACTION, JUNE 7. 2011: On a motion by Mr. Jennings,
seconded by Ms. Fossum, the Planning Commission voted to adopt Resolution MPA #2011-
0003. The motion carried on a vote of 5 to 0. Mr. Wagner and Mr. Robinson were absent.

On a motion by Mr. Jennings, seconded by Ms. Fossum, the Planning Commission voted to
adopt Resolution MPA #2011-0004. The motion carried on a vote of 5 to 0. Mr. Wagner and
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Mr. Robinson were absent.

Reason: The Planning Commission agreed with the staff analysis and recommendations.

Speaker:

Jonathan Rak, attorney representing the applicants, spoke in support of the application. In
response to Mr. Dunn’s question regarding the exemption for parking floor area, he confirmed
that the applicants understand that the above grade parking will only be exempt if the green
deck option is implemented and if an alternative design is implemented, the parking would
either be located underground or, if constructed above grade, would be counted as floor area.
He also noted that there were several opportunities for public comment, including the DRB and
ASA Board meetings, and in general, there is public support for the project.
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I. EXECUTIVE SUMMARY

A. Overview

The property owners in the South Carlyle district (CDD #11) of Eisenhower East - IM Zell
(Block 26A), Alexandria Sanitation Authority (ASA) (Blocks 26B, 29, and 30), Carlyle Centre
LP (Block 27), and Virginia Concrete (Block 28) (see Attachment #1 for block locations) - have
requested an amendment to the Eisenhower East Small Area Plan (EESAP) to transfer floor area
among properties within South Carlyle. Specifically, the request includes approval of the
following:

e Transfer 512,000 sf of office floor area from Block 30 to Block 26A

e Transfer 170,000 sf of residential floor area from Block 29 to Block 26B

e Transfer 56,056 sf of residential floor area from Block 27 to Block 26A

These floor area transfers were conceptually anticipated with the review and approval of two
earlier master plan amendments: a March 2008 amendment to allow wastewater treatment as a
use on Blocks 29 and 30, and a December 2009 amendment to include the eastern half of Block
P (now designated as Block 26A) within the EESAP South Carlyle CDD. In addition,
transferring density has been discussed as part of the South Carlyle planning process that staff
and JM Zell were directed to undertake as part of the approval for development on Block P
(Carlyle Plaza I) in 2007.

This planning process was established, in coordination with the other South Carlyle property
owners, to take a comprehensive look at the future development opportunities for South Carlyle
as a whole, while understanding the constraints of the location, including the future expansion of
ASA and contaminated soils. The result of the process is a conceptual plan for the area that
identifies appropriate locations for density to be shifted to and includes a scheme to screen
necessary parking as well as the future ASA operations to the south with an expansive green
deck that would be accessible to the public. No action is being requested on this green deck
proposal at this time. This concept will need to be reviewed through future DSUP processes.
However, information about this concept is being presented with this request for a master plan
amendment so that Planning Commission and City Council can visualize potential scenarios for
South Carlyle build-out incorporating the density transfers as recommended in this report.

B. Recommendation

Staff recommends approval of the master plan amendment to transfer floor area among property
in South Carlyle. Staff believes that these actions are appropriate and beneficial to the City in
several ways:

e The overall development anticipated in the South Carlyle district is retained even though
the bulk of development slated for the southernmost blocks (Blocks 29 and 30) will be
shifted due to expansion of ASA on these blocks.

e Development is shifted to the north, closer to the two metro stations in the area, which
furthers the goal of higher densities closer to transit.

\.\x’/.-
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® The transfer of density among the South Carlyle blocks does not increase the overall

density or traffic anticipated by the Plan.
® The density can be built out in a highly beneficial way. The partnership of property
owners that has been created by the South Carlyle planning process has led to an
innovative conceptual plan for the area that potentially solves the problems of screening
undesirable uses such as ASA tanks and parking, while providing a great public amenity

in the form of additional open space.

II. BACKGROUND

A. Eisenhower East Plan

The Eisenhower East Plan, adopted in 2003, established a vision for the area that included
vibrant, new mixed-use neighborhoods, higher densities focused around transit, and high quality,
pedestrian-oriented architecture. One of these anticipated neighborhoods was South Carlyle, the
area south of the Carlyle development and Eisenhower Avenue, in the eastern portion of the
larger planning area. South Carlyle was seen as a potential gateway into Eisenhower East with
greater densities of residential and office uses wrapped by open space within the existing
Resource Protection Area. However, since that adoption, two significant amendments related to
South Carlyle have been approved that impact the original concept for the area.

The first of these amendments occurred in March 2008 with the request by the Alexandria
Sanitation Authority (ASA) for an amendment to the Plan to allow wastewater treatment as a use
on Blocks 29 and 30. ASA had determined that in order to meet the forthcoming, stricter
environmental regulations, they would need to add additional treatment facilities to the plant.
However, the existing treatment site just east of South Carlyle was essentially built out and the
only potential property in the vicinity to accommodate the additional facilities was Blocks 29 and
30. The amendment did not transfer any floor area at the time, but it was acknowledged that
should ASA acquire the property, the 682,000 sf of office and residential floor area anticipated
on those blocks would not be constructed.

The second amendment occurred in December 2009 with the request by the owner of Block P (a
block within the Carlyle boundary), to remove the eastern portion of the block from Carlyle and
add it to the South Carlyle CDD as Block 26A. With the approval of a building on the western
portion of the block, essentially all of the floor area allocated to the block was used. However,
by moving the eastern portion of the block to South Carlyle, floor area from the district, in
particular the ASA blocks, could be transferred to this block since the Plan allowed for transfers
of floor area within the same CDD.

B. South Carlyle Planning

With the approval of the first building on Block P (SUP # 2007-0094) in October 2007,
approximately 95% of the floor area allocated to the block per the Carlyle SUP was approved to
be constructed in one building on the western half of the block. The remaining floor area left to
develop the 2 acres to the east was not enough to create a building that was consistent the goals
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of the Carlyle plan and the Eisenhower East Plan. With that SUP approval and the subsequent
master plan amendment, it was acknowledged that a transfer of floor area to the eastern half of
the block would be necessary at a later date.

In order to determine the amount of floor area to transfer and appropriate uses for the block, staff
worked with JM Zell, the owner of Block P and Block 26A, to undertake a comprehensive
planning process to evaluate development options for Block 26A, in coordination with the
adjoining parcels and owners (ASA and Virginia Concrete) that comprised the undeveloped
property in South Carlyle. Early in the process, a variety of issues were explored including the
appropriate amount of retail for the area, traffic impacts, costs of underground parking given
contaminated soil, location of the Resource Protection Area, and impacts to sewer capacity.
After review of the various studies, the group elected to hire a design consultant to begin the next
phase of the process - developing a conceptual plan for the area. Given the treatment facilities
proposed for the southern blocks, the property owners and the City all recognized the need for a
creative solution that accommodated ASA’s needs while not precluding a viable development on
the northern blocks.

III. PROPOSAL/RESULT OF PLANNING STUDY

A. Floor Area Transfers

This amendment involves three floor area transfers. Two are from the ASA property on Blocks
29 and 30 since the site will not be developed as originally planned. The 512,000 sf of office
space for Block 30 is proposed to be transferred to Block 26A which is owned by JM
Zell/Carlyle Plaza, LLC. This would bring the total office floor area for this block to 755,114 sf.
The 170,000 sf of residential floor area for Block 29 is proposed to be transferred to Block 26B,
which is owned by ASA, although it is likely this site would be sold since ASA cannot use it for
their treatment facility. This brings the total floor area for this block to 364,717 sf.

The third transfer comes from Block 27, which is built out as the Alexan Carlyle multi-family
residential building and has been occupied for nearly two years. The Eisenhower East Plan
originally assigned 350,000 sf of residential floor area to this block. However, the developer did
not use all of this floor area when they constructed the building. The building is 293,944 sf,
leaving 56,056 sf of residential floor area. With this amendment, this floor area is proposed to be
transferred to Block 26A, which would be the only residential floor area for this block.

B. South Carlyle Conceptual Plan

Although this particular amendment is solely for the transfer of floor area among property in
South Carlyle, it is difficult to assess the request by the numbers alone. The justification for the
transfer comes from the reassurance that the floor area can be accommodated on these other
blocks and will be appropriately used. Therefore, the conceptual plan for the area that has been
developed through the South Carlyle planning process should also be introduced with this
application (see Attachment #2). This amendment does not approve the conceptual plan, but it
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can establish a framework for how development should proceed.  Additional design
considerations will most certainly mean that the conceptual plan will be revised before it is
actually brought forward as a regulatory application. Review and approval of any buildings or
structures proposed by this plan would occur through a separate DSUP approval process.

A key factor in the success of South Carlyle as a development lies with the treatment of the ASA
expansion. The use of Blocks 29 and 30 for a wastewater treatment plant was a significant
change from the original Eisenhower East Plan and presents a challenge in creating successful
development on the adjoining blocks. A second factor that plays an important role in future
development in South Carlyle is the contaminated soil issue and the impact on parking. It will be
costly to underground parking in this area given the history of contaminated soil and, in the case
of Block 26A, there is a deed restriction that prohibits this. This is why Carlyle Plaza I was
approved in 2007 with above grade, interstitial parking.

Considering these factors, a concept evolved that called for covering over the ASA tanks and
parking areas with a deck where the surface could function as open space, essentially creating a
new man-made “grade”. The deck would span the entire length of the South Carlyle blocks with
access points from Eisenhower Avenue and Holland Lane at the north and Limerick Street at the
south. The lowest point of the deck would be at the southern end on Blocks 29 and 30, above the
ASA tank, and would be large and flat enough for a regulation-sized soccer field. The tanks
would be constructed in a rectangular configuration and would occupy essentially two thirds of
the buildable ASA property. They would be partially underground, with approximately 10-15
feet of the tanks exposed, depending on the location since the elevation drops as you move south.
Moving north, the deck would increase in height to approximately 40 feet above grade to
accommodate several levels of parking closer to the buildings it would serve. In this area, the
deck would provide opportunities for passive open space, community gardens, and smaller
recreation areas.

In addition to the green deck, the conceptual plan proposes five new buildings — two office
towers, two residential towers, and an administrative building for ASA. All of the office floor
area (approximately 755,000 sf) would be in two towers opposite the approved building on
Block P (Carlyle Plaza I) in the northwestern portion of the site along Eisenhower Avenue.
Connected to the office building would be an atrium component that would provide a connection
from the existing grade at Eisenhower Avenue to the elevated deck four stories above. The
atrium’s location along Eisenhower Avenue is a prime opportunity for a signature building in a
visible location.

Two residential buildings are also proposed to use the remainder of the transferred floor area as
well as floor area that was previously allocated to these South Carlyle blocks. One building
would be located along Eisenhower Avenue and Holland Lane, and would be similar in height
and massing to the three high rise buildings along Holland Lane to the north. The second
residential building would be opposite the existing residential building on Block 27. In order to
be sensitive to this existing five-story building, the proposed building would have a 4-5 story
liner element along Bartholomew Street. It would then step back to a taller, slender tower.
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All building heights in the conceptual plan are for discussion purposes and are not set. The four
towers noted above are conceived as tall, slim, buildings and could range in height from 12 to 31
stories. There are no changes to the current height limits in the EESAP being proposed at this
time, but additional height for some buildings will likely be requested at a later time with the
DSUP applications.

Finally, the plan suggests that ASA relocate the existing administration building at the main
ASA property to the northern portion of Block 29. The existing building is approximately
60,000 sf and, if reconfigured on the new property, could be a 4-5 story building. This is
compatible in height with the existing residential building on Block 27 and the proposed
residential liner units on Block 28. It also has the added benefit of freeing up space within the
main ASA property for more treatment-intensive structures, while relocating the less impacting
office use to within the neighborhood.

IV. REVISIONS TO THE EISENHOWER EAST SMALL AREA
PLAN

In order to document the transfer of floor area, the EESAP needs to be updated to reflect the new
allowable gross floor area figures for each affected block. Specifically, Figure 4-10 of the Plan
needs to be modified. Attachment #3 provides the updated text for the table showing new figures
for the Allowable Gross Floor Area (AGFA). In addition to the updated floor area numbers, a
number of footnotes have been added where applicable to ensure that the use of this floor area is
consistent with the conceptual plan that has been developed thus far. The corresponding table in
the Eisenhower East Design Guidelines would also be modified with the same information.

Note that the heights have not been changed within the table at this time, although it is
anticipated that this would need to occur should the conceptual plan proceed. Given that specific
design and architecture has not been developed for the proposed buildings yet, it seemed
premature to amend the heights with this application. A master plan amendment may be
required to accommodate additional height when specific development proposals come in for
review.

Also note that changes to the AGFA for Blocks 26A and 28 have been made. When the Plan
was originally adopted, the two blocks were created irrespective of the property lines. As a
result, Block 28 actually includes a portion of property owned by ASA in addition to VA
Concrete. A letter from the Director was issued in 2006 that clarified the floor area allocated to
each owner (Attachment #4). The table has been updated to reflect these numbers.

In addition to the footnotes to Figure 4-10, staff has proposed several general design guidelines
(Attachment #5) to further specify the requirements of future development in South Carlyle.
Since design guidelines had been included with the previous two master plan amendments for
ASA and Block 26A, some of these have been modified to be consistent with the current plan.
When DSUP applications and plans are submitted, staff will review those submissions for
compliance with the general guidelines established by this case.
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V. STAFF ANALYSIS

As discussed under the Proposal section of this report, the case under review is solely for
approval of the transfer of floor area. A conceptual plan has been developed and is discussed
within this report, but it is not the subject of this request. However, it is worthwhile to analyze
specific components of the plan to ensure the transfer of floor area is justified as well as to
understand some of the issues that will need to be reviewed further as this process moves
forward.

A. Transferring floor area

The Eisenhower East Plan anticipated that changes in floor area for each block may be necessary
and included a provision for transferring floor area. Transfers are limited to blocks within the
same CDD. For South Carlyle (CDD #11), this means transfers can be made between Blocks 24
(Hoffman), 25A (Hoffman), 26A, 26B, 27, 28, 29, and 30. Per the Plan, any “change that
increases the amount of building area on a parcel shall be made as an amendment to the Master
Plan”, thus the reason for this application.

In considering transfers, the Plan also emphasizes the importance of maintaining the overall
balance of uses (residential versus office). In this particular case, the balance remains generally
the same. The only exception is the possibility of a future request to convert a portion of the
residential floor area to a hotel use, in the event a GSA tenant locates within South Carlyle. The
specific amount requested to be converted is not part of this application; rather it would need to
be considered with a future DSUP application. As part of this amendment, a footnote has been
added to the Development Controls table that acknowledges a conversion may be considered at a
later date. Given the similarities between residential and hotel uses and the benefits of
associating a hotel close to a GSA tenant, this change may be an appropriate request. However,
further details would be needed about the size of a hotel and any associated traffic impacts, all of
which would be analyzed with a DSUP application.

Finally, the Plan also highlights the need to ensure any changes are consistent with the principles
and intent of the Plan. In this case, the change is still consistent with the Plan because the mix of
uses originally envisioned for this area will still be provided. Furthermore, a significant amount
of open space will be created, which would provide additional linkages between existing and
proposed open space systems in the area.

B. Parking

As discussed in previous applications for development in Eisenhower East and in the most recent
Master Plan amendment for Block 26A, above grade parking is included in allowable gross floor
area calculations for the Eisenhower East blocks. This was intended to incentivize developers to
put the parking underground in order to maximize usable floor area allocated to their blocks.
However, below grade parking is problematic in South Carlyle given the extremely contaminated



MPA #2011-0003
MPA # 2011-0004
South Carlyle

soils. This area was used as a landfill during the 1950s. Once the City started using a waste
incinerator, the site was used for fly ash disposal for over twenty years.

During construction of the residential building on Block 27, two levels of underground parking
were constructed, but numerous issues with the soil were encountered and much of what was
excavated was determined to be hazardous waste. The environmental study that was done as part
of the initial South Carlyle planning process supports these findings and estimates very high
costs to mitigate ground disturbance for excavation of these soils. In addition, there is a deed
restriction on Block 26A from Norfolk Southern that prohibits any below grade construction,
given the contamination of the soils on this property, which is why, as mentioned earlier, Carlyle
Plaza I was approved with above-grade parking.

It appears that the Plan anticipated potential problems with underground parking in South
Carlyle. Within the Parking Strategy, there is an allowance for flexibility to this requirement.

In certain areas with the approval of the Director of Planning and Zoning, the
Department will consider the option of parking located one-half level below
grade or on-grade if the parking is completely concealed by the active use, and
the resulting building volume is not deemed to be too large for the site. This
approach may be appropriate for high density residential in the new CDD 11
area, where sites are constrained. With the approval of the Director, the AGFA
[Allowable Gross Floor Area] would be limited to the allowable active use area —
a parking area would then not be included in the AGFA. (Page 4-19, EESAP)

The current conceptual plan described in this report envisions that the above grade parking
covered by the green deck would be exempt from floor area calculations. Staff feels that this is
consistent with the provision above since the green deck covering the parking will provide an
active use and a significant public amenity. Furthermore, the garage would be screened by the
office and residential uses of the proposed buildings that would wrap the garage along the visible
portions. The side along Holland Lane would not have an active use, but careful consideration of
treatment options for this fagade would be evaluated during the DSUP for this portion of the
development. Given that this street would function as an entrance to the garage and the ASA
plant and very little pedestrian activity will occur here, it does not seem as necessary to provide
active uses along this portion.

While this request could be approved by the Director, staff felt that the sheer magnitude of the
concept warranted inclusion in this Master Plan amendment and acknowledgement in a public
forum. In addition, staff wanted to emphasize that excluding above grade parking from the
AGFA in this location was a carefully studied issue and is only being considered because of the
unique site constraints (contaminated soils, deed restrictions prohibiting below grade
construction, and adjacency to the ASA plant) AND the provision of a significant public benefit
in the form of no less than 4.5 acres of integrated open space on these blocks. Footnotes stating
these points have been added to the Development Controls table to highlight the unique
circumstances of this site and conceptual plan and to ensure this case does not act as a precedent
for other development in the planning area or city.
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Staff believes this specific request is consistent with the Master Plan and should be supported.
Furthermore, by allowing all of the floor area from the ASA blocks to be transferred as usable
floor area, rather than garage floor area, ASA can maximize the sale and reinvest the funds back
into their site and the design of the tanks and green space above.

C. Open Space

An important and exciting element of the conceptual plan is the open space component. Nearly
five acres of open space would be created under this concept through construction of a green
deck that covers the ASA tanks and operations at the southern end, and the parking structure on
the northern blocks. This has the twofold benefit of screening these undesirable uses and
creating a unique public amenity.

As conceptually proposed, the open space above the ASA tanks would be large enough for a
regulation sized soccer field and would be open to the public. Moving north, a passive recreation
area is envisioned that links to the outdoor plaza area Just south of the proposed atrium building
and the walkway along the eastern boundary that slopes down to grade at Eisenhower Avenue.
Two pockets of private amenity space for the residential buildings would also be included in this
area. Throughout all of this space, there is the potential to reuse water from the ASA plant to
irrigate the landscaped areas on the deck. In addition, water elements have been conceptually
considered on the deck and in the plaza that would also reuse water from the ASA plant and
showcase the clean, end result of the treatment process.

In addition to the open space above the deck, there are also several areas of open space at grade.
A requirement was carried over from the Carlyle Special Use Permit that requires the developer
of Block 26A to fund the design and installation of the southern crescent park, which will be
created with the removal of the rotary at Eisenhower Avenue and Holland Lane. This
intersection was reviewed during the original master planning process for Eisenhower East and
was proposed for redesign in order to convey the additional traffic generated by new
development in the area in the most efficient manner. As this plaza will be located in front of the
proposed atrium building, it makes sense to retain this condition and require the developer to
design and install the space. This plaza will need to be carefully designed and reviewed to
ensure it relates to the northern crescent park in front of Block O as well as the proposed
buildings. A small pocket park could also be provided at the southwestern corner of the office
building opposite the existing residential building on Block 27 and complementary of the newly
constructed South Carlyle Square.

D. ASA uses and expansion

ASA has explained that they need Blocks 29 and 30 to construct several large tanks that hold the
wastewater during the middle of the treatment process. These tanks need to be clustered as close
as possible to the existing treatment plant in order to improve efficiencies of pumping the
wastewater back and forth between the expansion site and the existing site. Earlier concepts
proposed three to five 60-foot tall, cylindrical tanks at grade clustered in the southeast corner of
the property. Initial thoughts for treatment of the site included providing an active use along the
northern property line to buffer the view of the tanks from the adjacent residential and offices
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uses to the north. While this idea had some merit, staff and the adjoining property owners had
concerns about successfully buffering and shielding structures of this magnitude.

After several meetings, ASA agreed to change the configuration of the tanks into a large
rectangular box with chambers that would be partially buried and designed to accommodate a
green roof on top. This would essentially hide the tanks under a green roof that would be
connected to the green deck to the north that is proposed to cover the parking structures. ASA
also agreed to grant a public access easement and turn the fields over to the City for
programming and operations for a period of 25 years. After 25 years, this easement would be
reviewed and possibly renewed. Access to the tanks and the existing ASA site to the east would
be via Holland Lane. Since the green deck would be elevated, impact from any truck traffic to
and from the plant would be minimized as it would be occurring beneath the active/public area
above.

The design of the green deck includes an area in the northeast corner of the ASA property for
parking and other ASA functions such as electrical rooms, odor control, and equipment related to
pumping. These uses would also be under the deck and screened from the public. In this
particular location the deck would begin to rise in elevation to meet the higher elevation of the
deck above the parking structure. This creates an interesting opportunity to provide bleachers
built into the elevation change.

As part of this master plan amendment and the agreement to allow the public to access the area
above the tanks, ASA has requested approval to relocate the approximately 60,000 sf
administration building on the existing plant site to Block 29 at a later date. This has several
benefits. First, relocating the administration building to Block 29 frees up space on the existing
site for the more intensive treatment facilities that may be required in the future to address
stricter regulations. Second, locating the ASA office on Block 29 provides a compatible
neighboring use for the existing residents of Block 27 and the future residents in the buildings
proposed with the conceptual plan. Third, an office in this location will be more visible to the
public and provide ASA with a greater presence in the community. There are opportunities for
meeting space and a visitor center located with this the building. As proposed immediately north
of the ball field, there is also the possibility to include some community space to serve the users
of the fields.

E. Building design for future buildings

At this time, the buildings identified in the conceptual plan have not been designed beyond the
distribution of uses and possible massing to accommodate the transferred floor area. If the
Master Plan amendment is approved, the next step would include detailed design of these
buildings as well as the green deck. With that review, the building heights would need to be
carefully considered.

As with other development in Eisenhower East, any proposed development would require review
by the Carlyle/Eisenhower East Design Review Board (DRB). Although the DRB is an advisory
board for property in Eisenhower East (as opposed to Carlyle where they give final approval),
the DRB meetings provide additional opportunities for public comment and encourage
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discussion of key issues to obtain a refined building proposal. The DRB has been briefed twice
about this conceptual plan and their feedback has provided guidance to develop a more
successful scheme. The Board is excited about the possibility of such an innovative
development occurring in Eisenhower East and their role in ensuring high quality design and
architecture of the building (see Attachment #6 for a letter of support from the DRB).

F. Compatibility with adjacent uses/buildings

A concern that has been expressed throughout the planning process has been the potential impact
of this proposal on the surrounding buildings and uses. In particular, the effect of a large
elevated deck adjacent to the existing residential building on Block 27 has been brought up.
Although original schemes assumed the ASA tanks would be much taller and therefore the deck
would need to be fairly high, the agreement by ASA to partially bury the tanks reduces the height
of the deck to approximately 10 feet above grade along Limerick Street (the street separating the
ASA blocks and the existing residential building). Providing green space above this deck further
reduces the negative impact of the tanks, and actually provides a great amenity for the residents
not previously expected.

With regard to the proposed residential tower east of Block 27, although this is proposed to be a
tall building, 4-5 story residential liner units proposed for the street frontage along Bartholemew
Street (the street separating Block 27 and 28) will help provide a compatible scale at the street
level. The taller tower would be set back from the liner units and shifted as far north as possible
to minimize the potential shadows on the lower building. Since there are no tall buildings
proposed south of Block 27, the area, including Bartholemew Street, should still get a fair
amount of sunlight.

The area north of Block 27 was always envisioned to have taller buildings. However, in order to
be sensitive to the shorter residential building, the office buildings are proposed to be angled
away from Block 27 to create more of a setback between the two. This has the added benefit of
creating a small area of open space that could potentially relate or link to South Carlyle Square to
the west or the green deck above to the north and east.

Post Properties is currently constructing their second development in Carlyle on Block O (the
block north of South Carlyle, across Eisenhower Avenue). Similar to the Post development on
Block L and the Meridian building on Block H to the north, Block O will have a 13-story high
rise fronting Holland Lane. The conceptual plan for South Carlyle suggests that the residential
building at the northeastern corner would mimic the scale of the buildings along Holland Lane.
This will continue the idea of high-rise residential buildings overlooking the green space of the
cemetery.

As mentioned earlier, the proposed office building would be similar in shape and layout to
Carlyle Plaza I with two towers, but taller. The concept is to have a spiral effect as the towers
increase in height with the lowest tower being the north tower on Carlyle Plaza I and increasing
in height counter-clockwise to the tallest tower on the north side of the new office building.
This creates an architectural relationship between the two office buildings that will be visible
from the exterior.
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Finally, while this conceptual plan has been designed to address the negative impacts of the
existing and proposed ASA facilities, it is also important to ensure that this plan does not
negatively impact ASA and their day-to-day operations. Trucks currently access the site through
the Holland Lane extension, and they will continue to do so under the proposed plan. Although
there may be more vehicles using this road due to the location of garage entrances, this portion of
Holland Lane continue will function as more of a service road or a C street. Trucks going to the
ASA site would have to drive under the elevated deck in some areas, but the deck would be
designed to be tall enough for these vehicles. Additionally, while unusual, the use of the roof of
the tanks for a ball field would not interfere with any treatment processes and public access to
the roof does not pose any security issues. Lastly, this plan also provides adequate access to the
tanks around the perimeter as well as underneath the deck. Specific details would need to be
developed with the DSUP, but as conceptually proposed, ASA has indicated that they are
comfortable with the proposal and believe it is feasible.

G. Street Network

The Eisenhower East Plan envisioned a neighborhood of interconnected streets for South
Carlyle. This was a significant component of the Plan given that the street network in this area
was non-existent. With the Block 27 development several of the streets that were called for in
the Plan were installed or partially installed. While the conceptual plan supports the completion
and creation of some of these streets, the original vision needs to be adjusted to accommodate the
proposal.

Block 27 partially installed Limerick Street to the south, Bartholemew Street to the east, and
Savoy Street to the north. The full right-of-way for these streets was intended to be provided
when the adjacent blocks developed. Under the conceptual plan, this can and should occur for
these three street segments. However, the significant change is the likely elimination of the
extensions of the east-west streets, Savoy and Limerick. The plan has envisioned that these two
streets would connect to the extension of Holland Lane along the east. However, the proposal
for structured parking with an elevated green deck above prevents the possibility of a through
public street. Connections within the garage may be feasible at one or both of these proposed
street locations, but they could not be public streets since they would be under a structure. Staff
believes that the circulation from the existing streets will be adequate and the connections
provided across the deck for pedestrians justify the change to the previously envisioned street
network. Impacts to traffic would be further explored and addressed with DSUP applications.

In addition to the change to the streets around Block 27, the streets around and within the ASA
property would be eliminated or reduced to ASA use only. The Plan had originally called for a
road between Blocks 29 and 30 and around the perimeter of these two blocks. The size and
location of the tanks make the internal road unfeasible and unnecessary. Since there will not be
any publicly accessible buildings south of the field, the road around Blocks 29 and 30 are no
longer needed as public right-of-way. ASA will likely have some kind of service road around
the perimeter in order to access all sides of the tanks.

12



MPA # 2011-0003
MPA # 2011-0004
South Carlyle

H. Next steps

Although this report includes discussion of the conceptual plan for South Carlyle, action on this
Master Plan amendment does not give approval for the concept. If the floor area is approved to
be transferred, additional applications will need to be approved for the buildings and structures
that comprise the plan. These include a Development Special Use Permit (DSUP) for the ASA
tanks on Blocks 29 and 30, and a DSUP (or more than one) for the office and residential
buildings and the green deck for Blocks 26A, 26B, and 28. The phasing of these developments
and the interim conditions of each would need to be carefully considered to ensure each
development can stand alone.

In addition to the DSUPs, CDD plans would be required with each of these applications as well
as Transportation Management Plans (TMPs). Depending on final design of the building, an
additional Master Plan may also be necessary to adjust the maximum height on these blocks.
With all of these applications, staff would expect the developers and ASA to comply with
standard city policies and practices related to green building, affordable housing contributions,
right-of-way construction and dedication, and open space construction and contributions. As
mentioned above, review by the Design Review Board would also occur, consistent with other
Eisenhower East developments.

VI. CONCLUSION

Staff recommends approval of the Master Plan amendment, subject to compliance with all
applicable codes.

Staff: Faroll Hamer, Director, Planning and Zoning;
Gwen Wright, Chief of Development Division;
Gary Wagner, RLA, Principal Planner; and
Katye Parker, AICP, LEED AP, Urban Planner.

VII. ATTACHMENTS

Eisenhower East Blocks

Conceptual plan for South Carlyle

Eisenhower East Small Area Plan — Revised Figure 4-10

Density Calculation for ASA (Block 26B) (October 10, 2006 Letter)
Eisenhower East Small Area Plan — Design Guidelines for South Carlyle
Letter from the Carlyle/Eisenhower East Design Review Board

AR e
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DEPARTMENT OF PLANNING AND ZONING
301 King Street, Room 2100
P.O.Box 178
Alexandria, Virginia 22313
(703) 838-4666 FAX (703) 838-6393

October 10, 2006

Jonathan P. Rak
McGuireWoods LLP

1750 Tysons Boulevard

Suite 1800

McLean, Virginia 22102-4215

Re: Density Calculation for the Alexandria Sanitation Authority per the Eisenhower East
Small Area Plan

Dear Mr. Rak,

I'am writing in response to your letter concerning the calculation of allowable density for the
Alexandria Sanitation Authority property referenced as Block 26b and a portion of Block 28
in the Eisenhower East Small Area Plan. The property is also known as Parcel 13 on Tax

Map 79.02 and contains 85,303 square feet of land area according to the City’s real estate tax
records.

Your letter suggested computing development potential for this property (Parcel 13) by de-
termining the pro-rata share of development assigned to it based on a combined allowable
gross floor area for Block 26b and Block 28 of 406,000 square feet (from page 4-14 of the
Eisenhower East Small Area Plan). Based on this computation, the pro-rata share for Parcel
13 would be 47.96% of the total of 406,000 square feet, or 194,717 square feet.

We would concur with this calculation of development potential. If there are any questions,
please let me know.

Acting Director
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CARLYLE/EISENHOWER EAST DESIGN REVIEW BOARD

DATE: May 13, 2011

TO: Alexandria Sanitation Authority Board of Directors, Alexandria Planning
Commission and Alexandria City Council

FROM: Carlyle/Eisenhower East Design Review Board (Alvin Boone, Faroll Hamer,
Roger Lewis, and Lee Quill)

SUBJECT: Proposed density transfer within South Carlyle

The Carlyle/Eisenhower East Design Review Board (DRB) serves in an advisory capacity to the
City Council and Planning Commission on the design of projects within the Eisenhower East
Small Area Plan boundaries, and in that role has had two meetings (January 20, 2011 and May 4,
2011) with the owners of property in South Carlyle (JM Zell, ASA, and Virginia Concrete) and
their consultants about a future plan for the area. Although the specific proposal under review
relates to the technical transfer of density among property within South Carlyle and not a specific
design project at this point, the implications of this decision on the future design of the site
warranted early involvement by the DRB. In an effort to Justify the transfer of density, the
consultants have developed a conceptual plan that identifies the general location, massing and
height of buildings that would receive and encompass the transferred density. This plan also
includes conceptual design of the treatment/screening of the ASA site and structured parking
areas through an elevated, fully landscaped deck, which in turn provides a significant public
amenity in the form of open space for the City.

The question of whether the density transfer is appropriate and justifiable was reviewed by the
DRB in light of this conceptual plan, as well asin the larger context of the surrounding
Carlyle/Eisenhower East neighborhood, nearby City parkland networks, and the adjacent Capital
Beltway environment. After the most recent meeting, the DRB strongly believes the density
transfer is appropriate, desirable, and necessary because of the positive elements listed below.

* Although this represents a change to the original master plan for Eisenhower East, the
amendment is justified since at the time the Plan was adopted, it was not known that ASA
would need to expand by acquiring Blocks 29 and 30. These blocks were master planned
for nearly 700,000 sf of office and residential uses. Transferring this unused density
ensures that the overall level of development planned for South Carlyle is retained, thus
meeting the Plan’s overall goal of greater densities in areas closer to the Metro.






® Deciding to deck over the ASA tanks and incorporating a publicly accessible, active use
such as a ball field on top is an exceptionally innovative solution. It turns a visually
negative, but necessary, feature into a positive, useful amenity for the community. This
creates a truly unique public space that will be a destination for many and will connect to
the City's open space network beyond the site's boundaries. Considering that this was not
part of the original proposal reviewed in January, ASA and JM Zell should be
commended for working with the City to reach this decision.

* Hiding the above grade parking below an expansive green deck is an appropriate and
creative way to handle parking in an area plagued by contaminated soils. Because the
treatment of the deck above the parking will be such a beneficial amenity for the
community, the DRB feels strongly that excluding above grade parking from density and
floor area calculations is entirely justified. Furthermore, by allowing all of the
transferred floor area to be sold by ASA as usable floor area and not parking floor area,
ASA can maximize the sale of floor area. In turn, ASA's sale proceeds can be reinvested
to cover the substantial costs of burying/masking the tanks and the parking, and
developing the extensive public landscape atop the green deck.

* A great opportunity is created for increased building heights on this site, where
exceptional architecture can project a unique and high quality presence for Alexandria
along the Capital Beltway and for City residents to the north, east and west. The DRB
members are unanimous in feeling that the building heights and massing shown in the
conceptual design are contextually appropriate in this location. When the time comes to
review specific building designs, the DRB will encourage and support taller buildings of
exceptional design merit.

The DRB acknowledges that this density transfer is Just the first step in developing this concept
and fully supports taking action to move this project forward. The building design and treatment
of the open space created by the deck will be reviewed closely by the DRB and we are very
enthusiastic about the prospect of such an innovative and progressive development in
Alexandria. We commend the property owners, JM Zell, ASA, and Virginia Concrete, along
with their consultants, FXFowle and Oculus, and City staff for working together to develop what
is sure to be an extraordinary project for the City and we look forward to seeing the next phase of
this project.






