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PURPOSE OF THE PLAN

The purpose of this document is to update the Adopted 1974 Consolidated Master Plan for the Alexandria
West area and to adopt a 1988 Alexandria West Area Plan as part of the city’s new Master Pian. The 1988
Plan, once adopted, will serve as the basis for future City Council policy initiatives and actions affecting
land use, zoning, capital improvements and programs in the Alexandria West area.

ORGANIZATION AND CONTENTS

The Alexandria West area plan is organized into two sections: Background and Issues and Plan Recom-
mendations. The first section reviews and analyzes existing conditions and trends in the study area in-
cluding physical description, demographics, land use, zoning, economic development activities and
trends, transportation and urban design. This section also retraces past City policies in the area, including
the 1974 Plan, rezonings, resolutions and capital improvement programs. Based on this analysis this
section identifies issues which need to be addressed in the plan for the area.

The second section lists the goals, objectives and specific recommendations on land use, zoning, trans-
portation and urban design. ‘

PLANNING PROCESS

This plan has been developed in consultation with citizens, property owners and community and business
groups, through meetings which included review of existing conditions and trends in the Alexandria West
area, identification of issues, review of the 1974 Master Plan and review of plan recommendations.

The final draft of this plan will be sent to the Master Plan Task Force for review and to the Planning
Commission and City Council for review and adoption. Once approved, the plan will be referred to the
Zoning Task Force for input into the City- wide zoning code revision effort. Based on the approved plan
and revised zoning code, the City will proceed with implementing appropriate rezonings in the area.






BACKGROUND






DESCRIPTION OF THE AREA

The Alexandria West area is located in Planning District Ili, west of Shirley Highway (1-395) and bounded
to the north, west and south by Fairfax and Arington Counties. (See Map 1)

The Alexandria West area was annexed from Fairfax County in 1952. At the time of annexation, the area
was relatively undeveloped, with only 950 housing units on its 1217 acres. Most of these units were sin-
gle-family homes concentrated in the Lincolnia Hills and Dowden Terrace areas along the Fairfax County
boundary. Except for a few neighborhood oriented service stores along King Street, there were no
commercial or industrial uses within the area. After annexation, especially during the sixties and seven-
ties, the Alexandria West area experienced a tremendous amount of residential development, primarily
garden and high- rise apartment units.

Almost all of the commercial development in the area has been built in the last ten years. The commercial
development has focused along the King Street and Duke Street corridors at the northern and southern
ends of the study area. The Duke Street commercial, immediately accessible from I- 395, is at moderate
densities and includes hotel, retail and office use. Development along King Street is also at medium to
high densities, with office uses dominating. A third focus of commercial development in the area is on the
Winkler site south of Seminary Road along Beauregard Street. Office development on this tract is sur-
rounded by a large amount of open space, resulting in very low density development even though scales
of some individual buildings are high.

DEMOGRAPHIC BACKGROUND

Population

The 1985 population of the Alexandria West area was 19,578, up 3,164 people (over 19 percent), from
16,414 in 1970. (See Table 1.) This substantial increase in population occurred during a period when the
total population of the City declined. The population growth is attributable to the construction of aimost
3,300 housing units in the Alexandria West area from 1970 to 1985 and also reflects the Alexandria West
area’s low residential vacancy rate, 1.8 percent, in 1985.

Table 1

POPULATION CHARACTERISTICS
Alexandria West Area

1870 1980 1885 1980 2000
Population”. 16,414 18,904 19,578 19,965 21,226
% of City Population 14.8% 18.3% 18.0% 18.2% 19.0%
Housing Units : 7,535 10,374 10,822 11,238 - 12,275
% of City Housing Units 17.0% 19.9% 19.3% "19.6% 20.0%
Households 7,348 10,164 10,622 11,030 12,037
Housing Vacancy Rate 2.5% 2.0% 1.8% 1.9% 1.9%
Average Household Size 2.23 1.86 1.84 1.81 1.77

SOQOURCES: 1970 and 1980: U.S. Census.
1985, 1990 and 2000: COG Cooperative Forecast, Round IV.
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Given the availability of additional residential sntes in the Alexandria West area, the area’s population is

~ expected to continue to grow, reaching approx:mately 21,200 people by the year 2000. With nopulation

growth in the Alexandria West area far exceeding growth in other parts of the City, the Alexandria West
area's share of the total City population is expected to have increased from 15% in 1970 to almost 20% by
the year 2000. .

Employment

An estimated 6,851 people worked within the Alexandria West area in 1985, including self employed
persons. This reflects a 122 percent increase in employment in the area from 1976, when the number was
3,090 (Table 2). During the same period, employment in the entire City increased by only 49 percent.

The greatest growth in employment in the Alexandria West area during the 1975-85 period was within the
service sector, with an increase of over 200 percent from 1,225 to 3,713 service jobs. The retail /wholesale
and government employment sectors also grew substantially in the Alexandria West area during the 1975-
1985 period. .

Table 2

EMPLOYMENT
Alexandria West Area

1976 1980 1985 %Change
Industrial 333 518 69 -79.3%
Wholesale/Retail 305 385 580 +90.2%
F.L.R.E. 418 574 380 -9.2%
Services 1,225 2,296 3,713 +203.1%
Federal/State/ Local 621 504 1,877 +199.0% .
Self Employed 188 366 252 +34.0%
Total 3,090 4,643 6,851 +121.7%

SOURCE: COG Redqional Employment Census 1976, 1980, 1985.

Major commercial sites are still available for development in the Alexandria West area, and employment is
forecasted to grow at even a faster rate during the 1985-2000 period than in the previous fifteen years.
The number of employees in the area is forecasted to grow to over 19,000 people by the year 2000. This
is a 175 percent increase and is nearly twice the rate of growth forecasted for the entire City during the
1985 to 2000 period.

Ve

Summary -- Demographics

o The Alexandria West area has experienced population and employment growth substan-
tially greater than the City average over the past decade.

T 0 With large vacant tracts suitable for both commercial and residential development, popu-
lation and employment rates are expected to continue to grow faster than the rest of the
City.



EXISTING LAND USE

Excluding street and alley right-of-ways, the Alexandria West area study area includes approximately 910
acres of land, with a mix of uses. (See Table 3.) Residential uses predominate. Generally, the non-resi-
dential uses are concentrated along King Street, Duke Street, and the western half of the Seminary
-Road/Beauregard Street intersection. (See Map 2.)

Table 3
EXISTING LAND USE
Alexandria West Area
: % of
Land Use Sq. Ft. Acres Total
Industrial 335,412 7.7 0.7%
Commercial 2,950,627 67.7 7.4%
Residential 21,273,308 487.0 83.7%
Institutional 4,772,739 108.6 12.0%
Open Space/Recreational 2,946,227 67.6 7.4%
Vacant 7.415.323 170.2 18.7%
Total 39,632,067 909.8 100.0%

Residential Land Use

The Alexandria West area is predominately residential, with 54 percent (487.0 acres) of the total land area
developed in residential uses. These uses range in density from low to high and include a mix of housing
types. The estimated total number of housing units in the area in 1985 was 10,822. This number reflects a
dramatic increase, over 30 percent, in dwelling units since 1970.

Low density singie family detached housing is located primarily in the Dowden Terrace and Lincolnia Hills
neighborhoods, west of Beauregard Street.

Medium density garden apartments and townhouses are scattered throughout the study area. Toward the
north are the Larchmont Village, Newport Village and Fairington garden apartments. Moving southward
along Beauregard near Seminary Road there are the Seminary Heights and Seminary Park townhouse
projects, along with several smaller townhouse developments. Further south along both sides of Beaure-
gard are the Hamlet Hills, Hamlet West and Hamlet East garden apartments and the Saxony Square,
Overlook Gardens and Mayflower units. -

The high denshy;résidential development is concentrated at the northern and southern ends of the study
area; to the north are the Park Center apartments and Southern Towers. Toward the south are the
Holmes Run, Seasons, Tower 2000 and Bragg mid and high rise residential buildings.

Commercial Land Use

Commercial uses cover about 7.4 percent (67.7 acres) of the land area in the Alexandria West area. The
commercial uses are concentrated along King and Duke Streets; at the northern and southern ends of the
study area, and south of the Beauregard Street/Seminary Road intersection. Commercial uses include
high-rise and townhouse office, hotels/motels, and supporting and neighborhood serving retail and serv-
ices.
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In total, there is approximately 1.8 million net square feet of office space in the study area. Much of this
office space has been built in the past five years, and much of this space is included within two large
mixed use developments: Park Center and the Winkler Development. Park Center has about 635,000 net
square feet of office space and the Winkler office development includes 730,000 net square feet of office
space.

The Radisson Mark Plaza Hotel is located in the study area, on the Winkler tract at the southwest corner of
Beauregard Street and Seminary Road. It has 500 rooms in a 30 story structure and is Alexandria’s larg-
est hotel and tallest building. Along Duke Street, there is the 150 room, mid-rise Quality Inn and the 200
room low-rise Days Inn. ' :

The commercial retail uses in the area are concentrated along King Street, in the Clermont Shopping
Center and Summit Plaza, and in the Hamlet Shopping Center on Beauregard Street. Other retail uses
are scattered throughout the Mark Center office development and toward Duke Street.

Industrial Uses

There is only one industrial use in the study area, the Coca-Cola bottling plant located along Dawes
Avenue, north of Seminary Road. This facility covers 0.7 percent of the study area (7.7 acres).

Institutional Land Uses
Hospitals, schools and other institutional uses cover 12.0 percent of the study area (109.6 acres).

The largest institutional use is the Alexandria campus of the Northern Virginia Community College, which
covers over 50 acres and is located toward the northern end of the study area off of Dawes Avenue.
Phase | and !l of the planned campus are complete, and include about 300,000 gross square feet of space
located in four main buildings, with a small amount of additional maintenance and storage space located
in several small buildings and temporary trailers. A performing arts center, 50,000 sq. ft. in size, is tenta-
tively planned for the campus in the near future. It would be located south of Dawes Avenue on East
Campus Drive, near the existing Bisdorf building. In conjunction with development of the Performing Arts
Center, structured parking may also be built on land now used for surface parking along Dawes Avenue
next to the Coca Cola Plant. The master pian for the campus also calls for three additional buildings
located toward the center of the campus near existing buildings. Although these additional buildings are
envisioned in the long term, none are funded and none are likely to be built in the next five to ten years.

Other institutional uses include the Jefferson Memorial Hospital on King Street and the John Adams and
William Ramsey Elementary Schools.

Parks and Open Space

Open space and parks cover about 7.4 percent (67.6 acres) of the study area and includes the Winkier
Botanical Preserve., the Dora Kelly Nature Park, the Rynex Nature area and the Holmes Run Park. Anoth-
er 26 acres of park land is currently provided by the Winkler family in the Winkier Botanical Preserve.

Vacant Parcels

The Alexandria West area has 170.2 acres of undeveloped land, 18.7 percent of the total land area. Much
of the vacant land is in two key areas: the Winkler Development off of Beauregard between Seminary
Road and Holmes Run, and the Stone Tract, on the north side of Braddock Road just west of |- 395. The
vacant land within the Park Center development has approved concept plans for high- rise office and
residential development. The vacant Stone Tract, bounded by medium rise residential to the west and I-
395 to the east and high rise residential to the north and south, has a proposed plan for 1.8 million square
feet of office and 360 dwelling units. The vacant portion of the Winkler Tract has been subject to numer-



ous master plan processes by the Mark Winkier Company Their most recent plans for the 104 vacant
acres include 2.8 to 3.8 million square feet of office ovér the long term, with 30-40 acres being reserved as
a nature park.

Toward Duke Street, at the southern end of the study area, thére are two smaller vacant parcels. The 3.1
acre Skypointe parcel, located on Lincolnia Road at the southbound ramp from 1-395, has been the
proposed site of high density office and/or residential in the past year. Neither proposal was approved by
the City. The largely vacant 3.0 acre site on Breckenridge Place south of Lincolnia Road had an approved
site plan for 390,000 sq. ft. of office space which has expired.

Another vacant parcel, 3.8 acres at the southwest corner of Beauregard Armistead Streets was the site of

_proposed high-rise residential in the 1970s. Aithough approved, the project was never built and the

approval has expired. This site is surrounded by low-scale medium density residential uses.

Summary - Land Use

o Residential land use predominates in the Alexandria West area and includes the full range
of housing types and densities, from low density single famlly neighborhoods to high-
density high rise residential areas.

o Commercial uses are focused near King and Duke Street, and on the Winkler Tract.

o A substantial amount of vacant land in large tracts is available for development.
ZONING

Almost three-fourths (70.9 percent) of the Alexandria West area is zoned for residential uses. Of the
remainder, less than one percent is zoned for industrial, about 5 percent is zoned for mixed use and the
remaining 23.8 percent is zoned for commercial. In all, the Alexandria West area has 14 different zoning
classifications. (See Table 4.)

Residential Zoning

There are significant amounts of both single family and multi-family residential zoning within the Alexan-
dria West area: multi-family residential zoning covers 41.8 percent of the land area, and smgle family
residential zoning covers 29.1 percent of the land area.

RA is the most prevalent type of multi-family zone, covering 25.7 percent of the total land area in the
Alexandria West area. RA is a medium density residential zone which allows single and multi- family units
at densities up to 27.23 units/acré. The RA zoning is located on most of the Hamlet residential develop-
ment sites, the Newport and Larchmont Village sites, the Fairlington Village development and on much of
the Northern Virginia Community College Campus. About 14 acres of the 104 acre vacant Winkler hold-
ings are zoned RA; including three of the eighteen acres deeded to the Botanical preserve for use as park
land. A small amount of RB zoning, allowing the same density as RA (27.23 units/acre) but also town-
house development, is located primarily on Seminary Heights and Seminary Parks townhouse develop-
ments. .

RC is the second most prevalent multi-family zone, covering 12.8 percent of the total study area. The RC
zone allows considerably higher densities than RA and RB, 54.43 units/acre. The RC zoning is iocated on
the Mayflower, Overlook, Tower 2000 and Fountains units at the southern end of the study area, and on
the Hamlet Hills and Hamlet North residential developments. Many of the projects with RC zoning have
been developed at densities considerably less than that allowed under the zoning.



There is a small amount of RT multifamily, a very low density townhouse zone allowing 9.12 units/acre,
along the western end of Seminary Road and toward the southern end of Beauregard Street on the

Beauregard Heights development.
Table 4 : _ .

EXISTING ZONING
Alexandria West Area

% of

Sq. Ft. Acres TJotal

Industrial: I-1 274,070 6.3 0.7%
Commercial: C-1 24,816 0.6 0.1%
C-1-B 108,900 25 0.3%

C-2 8,681,508 199.3 . 21.9%

C-2-B 607,439 13.9 1.5%

c-0 1,875,130 43.0 4.7%

Residential RA 10,193,040 234.0 : 25.7%
RB 618,038 14.2 1.6%

RC 5,079,233 : 116.6 12.8%

RT 677,993 15.6 1.7%

R5 22,116 0.5 0.1%

R8 948,005 21.8 2.4%

R12 9,268,743 212.8 23.4%

R20 1,252,836 288 3.2%

Total: 39,632,067 909.8 100.0%

The R-12 single family zone covers 23.4 percent of the total area and allows single family dwelling units at
densities up to 3.63/acre. Other single family zones in the area are R20, R8 and a very small amount of
R5. These zones allow 2.18, 5.45 and 8.71 units/acre, respectively. The single family zoning is concen-
trated west of Beauregard Street, adjacent to the Fairfax County border in the Dowden Terrace and Lin-
colnia Hills neighborhoods.

Commercial Zoning

There are five commercial zones within the Alexandria West area: C-1, C-1-B, C-2, C-2-B and CO.

C-2 zoning dominates by far, covering 21.9 percent (199.3 acres) of the total land area. C-2-B, which is
essentially the same zone, covers an additional 14 acres. The C-2 and C-2-B zones allow commercial
development atdensities up to a 3.0 floor area ratio and heights up to 150 feet. They also allow residential
development at densities up to 54.45 units/acre. The largest block of.C-2 zoning covers a section of the
Winkler holdings, focused around Beauregard Street and Seminary Road. Existing development on this
C-2 zoned land includes the 730,000 square feet of Winkler office development, the Hamilet retail center
and the Southern Towers high rise residential complex. About 90 of the 104 acres of vacant Winkler
holdings are zoned C-2, including most of the 25 acres leased to the Nature Preserve.



Adjacent to the Winkler Southern Towers development, most of the vacant Stone Tract is zoned C-2 and
C-2-B commercial, aliowing development at densities up to a 3.0 floor area ratio. However, the C-2-B
section of Stone Tract, north of Braddock Road, was rezoned from RC to C-2- B in 1981 on the condition
that development not exceed a 1.5 floor area ratio, rather than the 3.0 normally aliowed by c-2..

The rest of the C-2 and C-2-B zoning in the area is located at either end of the study area, generally along
King and Duke Streets. Along King Street the C-2 zoned land contains office, retail, a high-rise residential
building, and the Jefferson Memorial Hospital. Little C-2 or C-2-B land is left for development along King
Street. '

Along and near Duke. Street, the C-2 zoned parcels are the site of the Bragg office building and Bragg
high-rise apartment building/residential hotel. Fifteen units of scattered site public housing are also locat-
ed on the C-2 land south of Duke Street. On the northern side of Duke Street, the C-2 zoned fand includes
a motel, a cemetery and some retail /service uses. In this general area, but not directly accessible from
Duke Street, there are two three acres parcels which are zoned C-2.

The CO commercial office zone covers 4.7 percent (43 acres) of the Alexandria West area'’s total land
area. The CO allows for commercial and residential development at densities up to a 2.0 floor area ratio
for commercial and a .75 floor area ratio for residential. It provides for heights up to 150 feet or “unlimited”
heights on Planned Developments. This zone was designed for sites of two acres or more to encourage
large-scale office, commercial and residential complexes under a unified and approved development plan
and to offer developers fiexibility in site layout and design, while at the same time providing for ample
open space and green areas and maximizing the use of off-street parking facilities. The largest CO zoned
site is Park Center, a high-rise office and residential project located south of King Street just west of -395.
CO zoning is also located on the Mark Radisson Plaza Hotel site, on the Winkler tract at the corner of
Beauregard and Seminary Roads. The final CO zoned site in the study area is located along Lincolnia
Road and is the site of a midrise office building and a U.S. Post Office.

Less than one percent of the land area in the Alexandria West area has C-1-B or C-1 zoning which allow
‘for low density neighborhood serving commercial development, up to a 1.0 floor area ratio and heights of
150 feet. In addition C-1 allows residential development at densities up to .75. The small amount of C-1
zoning is on the site of the bank north of King Street at 28th Street, and on the site of the medical town-
house- offices along Seminary Road at the intersection with Dawes Avenue.

Industrial Zoning

There is only one site zoned industrially in the Alexandria West area. Part of the Coca-Cola site at the
northwest corner of Seminary Road and Dawes Avenue, about 6 acres, is zoned |-1 commercial, allowing
commercial and industrial development at densities up to @ 2.5 floor area ratio and heights up to 150 feet.

Theoretical Development Potential

Table 5 shows the theoretical amount of development which is allowed under existing zoning on the six
largest developable tracts in the Alexandria West area (Map 3). Assuming that residentially zoned land is
developed in reSidential uses and commercially zoned land is developed in commercial uses, the zoning
rights on these six tracts amount to 15.2 million square feet of office space and 995 dwelling units. This is
over eight times the 1.8 million square feet of existing office space in the area, and does not include
600,000 sq. ft. of approved office space at the Park Center and Winkler developments.



Table 5

DEVELOPMENT RIGHTS UNDER EXISTING ZONING ON KEY PARCELS
‘ Alexandria West Area

Maximum Maximum
Parcel Maximum . Commercial Residential
Size %Zoned F.AR./ Development Development
(Acres) Commercial D.U.s/Acre*  (Sq.Ft.)** (Units)**
1 Winkler Tract 103.9 86.6% 3.0/27.23 11,761,200 378
2 Stone Tract 32.8 77.8% 3.0/54.45 2,445,885 400
3 Coca-Cola Site 8.8 60.7% 25/3.63 . 232,536 10
4 Armistead/Beauregard 3.8 0.0% - --/54.45 0 207
5 Skypointe Site 3.1 100.0% 3.0/-- 408,921 0
6 Tandem Site 3.0 100.0% 3.0/--. 386,982 0
Total 155.4 81.7% , 15,235,524 995

* Maximum F.A.R. for commercial zoning and maximum dwelling units per acre for residential zoning
on parcel.

=*  Assumes commercially zoned land developed in commercial space and residentially zoned land
developed in residential units at maximum densities allowd under existing zoning. ’

Suﬁ’nmag_y — Zoning
o Zoning within the Alexandria West area is predominantly residential.

0 Almost all of the commercially zoned land is zoned C-2 or C-2-B which allows for very
high density, high scale development.

o Seventy-eight percent (121.6 acres) of the vacant and developable land in the Alexandria
West area is zoned C-2 or C- 2-B for high density development.

o Existing zoning on the five largest commercially zoned vacant parcels would allow up to
15.2 million square feet of development.

o Several existing medium density residential developments are located on tracts with high
~ density residential zoning; likewise, some high density residential uses are located on
tracts with commercial zoning. C

ECONOMIC ACTIVITY AND DEVELOPMENT TRENDS

The Alexandria West area has experienced a considerable amount of development in the past. Through
the fifties and sixties, into the seventies, most of the development within the area was residential, with
garden apartments and high- rise units being built. Inthe last decade, most of the new development in the
area has been commercial. With almost 170 acres of vacant land available for development, there is
substantial potential for additional development. Most of this vacant land is either in very large parcels or
is assembled under one owner in larger tracts. ‘

10



Recent and Aggrovéd Development

King Street Area

One of the larger recent developments in the study area is the office, residential and retail mixed use Park
Center project, south of King Street on North Hampton and.Park Center Drive. This 40.9 acre tract, part of
the Stone Estate, was rezoned from RC and C-2 to the CO zone in 1985. The master plan for the project
provides for the development of 1,464 residential units and 1,227,000 net square feet of commercial space
in predominately high-rise structures. To date, 578 dwelling units, 635,000 square feet of office space and
65,000 square feet of service and retail space have been built on the site. Another 342 dwelling units and
185,000 net square feet of office are currently under construction. '

In addition to the office space at Park Center, another 356,000 gross square feet of office space have been
built on other sites along King Street in the past decade. This office space includes the Alexandria West
townhouse project and the Alexandria Financial Center and Summit Center buildings. It also includes an
addition to Jefferson Memorial Hospital and the construction of a medical office building adjacent to the
hospital. :

Also along King Street, at the interchange with |- 395, the Wyndham high-density garden apartment resi-
dential project was approved by the City in 1988. Construction is expected to begin on this 482 unit
project in the near future.

Duke Street Area

Development in the past ten years in the Duke Street area has included the 200 room Days Inn and the
150 room Quality Inn, both south of Duke Street. Also south of Duke Street, the 48,000 sq. ft. Bragg office
building was completed in 1985. The Alexandria Redevelopment and Housing Authority constructed 15
units of scattered site public housing on Bragg Street, south of Duke Street.

The Winkler Tract

Within the study area, the Winkler Family and related entities own about 278 acres of contiguous land in
the area south of Seminary Road, east of |- 395 and north of Holmes Run, almost one-third of the entire
Alexandria West Study area. Development on this tract includes Hamlet garden apartments, the Hamlet
Shopping Center, the Mark Radisson Plaza Hotel and almost 730,000 square feet of office space. About
18 acres have been deeded to the Winkler Botanical Preserve, for. maintenance as a nature park, and
another 25 acres are currently leased by the Winklers to the Preserve for use as parkland. In the past, the
Winkler Family has gifted about 18 acres to the City for Ramsey School, Holmes Run Park, public tennis
courts and Beauregard Street. The Winkiers are also the co- owners and developers of the 2,500 unit
Southern Towers high-rise residential complex, north of Seminary Road.

The residential and most of the retail development within the Winkler tract was largely completed by the
mid-1870s. In the past decade, commercial development has prevailed.
P ,

The Radisson Mark Plaza Hotel, on the main site at the intersection of Seminary Road and Beauregard
Street, was built in 1985.  With 500 rooms in & 30 story structure, the Radisson is the City’s largest hotel
and tallest building. Office development began on the Winkler Tract in 1978. The first phase of office
development included five low and mid-rise buildings with surface parking at a very low overall density.
These first office buildings were located north of Beauregard Street. Development of the main site, south
Beauregard Street, began in 1980. Two mid-rise office buildings with a combination of structured and
surface parking were built just of off Beauregard Street on the main site in 1980-1981. The first high-rise
office building was completed in 1986 and was located near the intersection of Seminary Road and |-395.
A second high-rise office building is approved for the main site, near the existing mid- rises. Including this
planned high-rise building, the Winkier tract has almost 1 million square feet of office. '
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Other

Several residential townhouse projects have been built in the Alexandria West area within the past fifteen
years. The Seminary Park and Seminary Heights projects are located just north of the Seminary Road
and Beauregard Street intersection and have a total of 198 units. The Beauregard Heights and Beaure-
gard Manor projects are located along Beauregard Street at North Morgan Street and have a total of 136
units. All are at low densities, 9-13 dwelling units/acre.

The Alexandria Housing and Redevelopment Authority has built 40 public housing units scattered
amongst three different sites, on 28th Street, Sanger Avenue and Bragg Street.

Potential Development and Redevelopment Sites

There are several key vacant tracts in the Alexandria West area which are likely to be developed. The two
largest sites are the vacant portion of the Winkler Tract and the Stone Tract. But there are also several
smaller sites with a substantial amount of development potential, including the Coca-Cola site, most of the
parcels in the area north of Duke Street and south of Quantrell Road, and the vacant parcel at the corner
of Beauregard and Armistead.

Winkler Tract

As noted above, the 278 acre Winkler Tract (excluding the Southern Towers site which the Winkler Corpo-
ration only co-owns) is partially developed in residential, retail, office and hotel uses. The existing residen-
tial development, about 2,300 units, covers 45 percent of the Winkler Tract. Another 17 percent of the
tract is developed in the commercial uses, including over 100,000 sq. ft. of retail space, 730,000 sg. ft. of
office and 500 hotel rooms.

There are 104 acres on the Winkler tract which remain vacant. The C-2 and RA zoning on this tract would
allow for development of 11.7 million square feet of commercial development and 378 residential units.

Of these 104 acres, 18 are now deeded to the Winkler Botanical Preserve for maintenance as parkiand. In
addition, the Winklers currently plan to deed an additional twenty to thirty acres to “the Preserve for per-
petual park use and scientific study . . . as part of the continuing development of Mark Center.”

The remaining area, that likely to actually be developed, includes about 60 acres and is located on two
separate plateaus that are divided by the valley that runs through the Winkier tract from north to south.
The first site, located south of Beauregard Street between Roanoke Avenue and an area developed by the
Winklers at the southwest corner of Beauregard and Nottingham Drive, contains approximately thirty
acres, about nine of which are zoned residential and 21 of which are zoned C-2. The second site, which is
also approximately 30 acres, is zoned C-2 and is located near the intersection of 1-395 and Seminary
Road.

»

Primary access_to the site is 1-395 via Seminary Road. Beauregard Street provides accéss from King and
Duke Streets.

Stone Tract

The Stone Tract is a vacant 33 acre site, located on both sides of Braddock Road, just west of 1-395, with
access to King Street via North Hampton Drive. Most of this site is zoned C-2-B with proffers and C-2;
there is a 7.3 acre section of RC zoning along the south side of Braddock Road. These zones allow for the
development of about 2.4 million square feet of office space and 400 dwelling units on the site. A proposal
for 1.8 million square feet of office space and 360 dwelling units has been submitted by the owners.
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The Stone Tract is surrounded by residential development. The high-rise residential component of the
Park Center mixed use development is immediately to the tract’s north. To the west of the tract, on the
north side of Braddock Road, is the Newport Village garden apartment project. To the west of the project,
on the south side of Braddock road is part of the Hermitage Hill garden apartment project and the planned
site of a small number of scattered site public housing units. Adjacent to the tract, to the south, is the high
density Southern Towers residential development.

Access to this site is very poor, compared to other potential development sites within the City. Major
access to this site will be from King Street via North Beauregard Street and North Hampton Drive, and
from Seminary Road via Beauregard Street. There is no access to 1-395 at Braddock Road.

Coca-Cola Site

The Coca-Cola site is a 8.8 acre site located at the Western edge of the City on Seminary Road and
Dawes Avenue. Development activity in the area, including the adjacent Skyline development, and in-
creased land values make redevelopment of this site likely in the future. Sixty percent of the site is zoned
I-1 industrial, which allows commercial and industrial development up to a 2.5 floor area ratio and heights
up to 77 feet by right. The remainder of the site is zoned R-20 and R-12, single family residential. Consid-
ering only the development of the industrially zoned part of the parcel, a maximum of about 580,000 net
square feet of commercial space could be built on the site by right under the existing zoning.

This site is in two parcels and is separated by Dawes Avenue. To the east of the site are surface parking
lots of the Alexandria Campus of the Northern Virginia Community College. South of the site is the
Seminary Village medical townhouse complex. Across Seminary road to the west is the single family
Dowden Terrace residential area. Directly adjacent to the north, in Fairfax County, is a Build America low
scale flex space project, primarily used for retail. Just beyond the Build America buildings is the high
density, high-rise residential and commercial Skyline project.

Other Parcels

Within the Area bounded by Duke Street, 1-395, Quantrell Avenue, Lincolnia Street and Breckenridge Place
are a number of parcels likely to develop and/or redevelop. These parcels form two main sites, each with
about 3 acres. The first consists of one parcel adjacent to 1-395 just south of Quantrell Avenue and Lin-
colnia Street. This 3.1 acre parcel was the site of a proposed high density office building and, subsequent-
ly, a second proposal for high density residential development with CO zoning at 112 units/acre. Both
proposals were rejected by the City. The second site is an assemblage of four largely vacant parcels
under single ownership, off of Breckenridge Place. A 390,000 sq. ft. office project was approved for this
site by the City in 1985, but the approval has since expired.

Both of these sites are zoned C-2, which allows for high density commercial development, with heights up
to 150 feet and an"F.A.R. up to 3.0. It also allows residential development up to 54.45 units per acre.
Given the existirfg zoning, about 400,000 sq. ft. of office development or 165 dwelling units could be built
on each of the sites.

These parcels both have extremely poor access. There is no direct access to Duke Street, Primary
access into and from them is via Lincolnia Street to Beauregard and Duke Street. Aimost direct access
into the sites from 1-395, via Quantrell is available only for southbound traffic on I-395. Neither Quantrell
nor Lincolnia Road will be able to carry much traffic, even when lights are installed at their intersections
with Beauregard Streets. Traffic will impact the Duke and Beauregard Street intersection, the most
congested intersection in the area.

At the southwest corner of Beauregard Street and Armistead Street is a vacant steeply sloped 3.8 acre

parcel with RC-multifamily zoning. This parcel is surrounded to the south and west by the Mayflower
Square garden condominium projects. A plan for a high rise residential building was approved for this site
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in the mid-1970s, but this plan has since expired. The existing RC zoning allows residential development
up to a maximum of 54.45 units/acre, or a maximum of 206 units on this site. .

Summary — Economic Activity and Development Trends

o] With the exception of Park Center, which has a large residential component, development
in the Alexandria West area in the last decade has been mostly commercial.

o] Commercial development has ranged from very low to very high density, with the highest
densities generally focused along King Street, moderate densities along Duke Street, and
low densities (but high scales) on the Winkler Tract.

o There are two very large sites, with predominantly commercial zoning, where develop-
ment will occur: the 87 acre vacant section of the Winkler Tract and the 33 acre vacant
Stone Tract.

o Three other large vacant tracts are available for development: two commercially zoned

three acre sites at the northwest corner of Duke Street and |-395, and the residentially
zoned 3.8 acre site at the corner of Beauregard and Armistead Streets.

o Development activity in the area and increased land values make likely the redevelopment
of the 8.8 acre Coca-Cola site on Seminary Road at the Fairfax County. Sixty percent of
this site is zoned I-1 with the rest in R-20 and R-12 zoning.

TRANSPORTATION

Street System

Although the Alexandria West area is a substantially residential area, the densities of both residential and
commercial development at various locations generate substantial amounts of traffic. In addition, the area
is bounded on three sides by heavily trafficked expressways and streets which also serve through traffic.
The eight lane 1-395 (Shirley Highway) north-south expressway bounds the area to the east, with inter-
changes at Duke Street, Seminary Road and King Street. The heavily trafficked King Street and Duke
Street east-west arterials bound the study area to the north and south. Two other increasingly heavily
trafficked arterials traverse the study area. Seminary Road runs east-west near the center of the study
area, and Beauregard Street cuts through the center of the study area running north-south.

1974 Major Thoroughfare Plan ..

The 1974 Major Thoroughfare Plan for the Alexandria West area is shown on Map 4. This plan classified
streets into these five categories: expressways, arterials, primary collectors, residential collectors and
local streets.

The 1974 plan denoted 1-395 (the Shirley Highway) as an expressway. King Street, Seminary Road, Duke
Street and Beauregard Street were designated as major arterials. Two streets were designated as resi-
dential collectors: North Hampton Drive and Braddock Road. North Chambliss Road, Fillmore Street and
Sanger Avenue were designated as residential collectors. In addition, the 1974 plan called for study of the
intersections of Beauregard with King Street and Seminary Road. These intersections have been studied
subsequently, and are discussed further in another section.

15



N~ 0 » Y,

| 19M N
@ eLipuexdy P ,_L, ,w.x

101991J0D) [CIIUDPISIY eenannas
10129[]0D Asewirsg pasodos] == e mmm:

10139[10D Aiewily wemms

. ([HEEIFAVANE =]

Kemssaidxy TR

D?
. VK

m A )\A
AV PR
RUICELLLED i} ~ & >N >
/\ﬂ\_/e, g gl Y
xe kAT
1u

S ’ .

P 0% ;N \
\N.C.Jﬂ/ 3 .vﬁé.-/ i / i
<5 Mor e

TN eueld arepySnosoy, sofepy puey

Sl TR il

ullo
&s
()
>«
n

16



Existing Traffic Flow

Map 5 shows estimated a.m. and p.m. peak hour levels of service in 1988 of all major intersections within
the Alexandria West area. The level of service is a measure which is based upon amount of traffic, number
of lanes and signal timings, and which indicates how good or bad traffic conditions are. An A.rating is
excellent, with no delays and traffic less than 60 percent of capacity; while at the other extreme are the E
rating where traffic is over 90 percent of capacity and delays are extreme. The F rating describes intersec-
tions with badly jammed conditions resulting in unpredictable volumes of traffic being carried.

Most of the intersections along King and Beauregard Streets were operating at acceptable levels of serv-
ice in 1988. The King Street/Beauregard Street intersection has the poorest level of service in the study
area, at over eighty percent capacity; backups and delays are common. The Seminary Road/Beauregard
Street intersection is at an adequate C level of service, but will become increasingly congested as devel-
opment in the area occurs. The Beauregard Street/Sanger Avenue intersection was at D during the am
peak, but recent widening of Sanger Avenue should improve that intersection. Directly outside of the
study area, in Fairfax County, the Duke and Beauregard Streets intersection is operating at an F level of
service during both the morning and evening peak hours.

Recent and Pianned Capital Improvements

A number of street improvements are proposed and/or planned for the Alexandria West area. Most of the
projects are related to intersections along Beauregard Street. Several other improvements are likely to be
financed privately, in conjunction with development proposals.

Beauregard and King Street Intersection

In December 1987, the City Council approved a project to improve the King Street/Beauregard Street
intersection. The project was in the State budget as of July 1, 1988 and construction is expected to begin
in either 1992 or 1993. ‘

The planned intersection improvement will widen King Street to six lanes between North Hampton Drive
and the City limits, and will provide a diamond interchange between King and Beauregard Streets. King
Street will be raised 5 feet and be signalized, with ramps to Beauregard Street. Beauregard Street will
drop 15 feet and go under King Street. It will not be signalized and will have ramps to King Street. All
movements will be possible. This plan will require the acquisition of right-of-way at the Fairlington devel-
opment and at the southwest corner of the intersection, at the site of the Clermont shopping center.

Beauregard Street Corridor Study :

The Beauregard Street corridor, from Duke Street through Arlington County, is currently under study by
the State. As part‘of this study, the intersection of Beauregard Street with Seminary road will be studied.
After the study 1§ completed, if it is determined that improvements are needed on this intersection, the
State may then study it in more detail. Traffic studies have shown that this intersection will be at a saturat-
ed "F" level by 1993 if no improvements are made.

Also as part of this Beauregard Street Corridor Study, the Beauregard Street, Duke Street intersection will
be studied by the State. Immediately outside of the City boundary in Fairfax County, the extremely
congested condition of this intersection severely affects Alexandria traffic on Duke Street to east of 1-395,
as well as southbound traffic on Beauregard. Fairfax County has also undertaken an independent study of
this intersection, including feasibility and design, in order to speed up the project process.

17



SO
@ CLIpuUBXI|y

Map 5

aquIdipasdun sawnjoa ‘uolIpuod Iquisun -
Ayoeded jo juaddzad g 19A0 -
Anoedes jo yusosad g 0 0 -
Ayoeded jo wedsad g 03 oL -
Ayoeded jo juaosad gz 0) g9 -
Anoedes jo yuadsad 9 ueyl ss9)

<cscVQww

_ S v ﬁzx %. .w -s
AM. u>< AN n..,. \
) ;o

iz 4
u:o

N 2 A
a ﬁ uwck \
R !
n.&/,,,:.:C
c~an

S
\ \ \
S

Nd
LI
TR 4

&

‘. AV 2 77 / ,-
“ofa vird ¢ dee

~
mm o A
© Ags o %\
e ok % ¥
43 ROL /¢.,\ ~ )

o
/ 0%, ST
‘a; ! /2

A\ Wy Twont g o
l.:‘.’-‘o ,// /m\”/A\, g %..“74‘ MM, " N
o \...\v.,.//.\. - . /,?\»@, Wb “
Lo SN g anopf yead Nd/AnoH Yead NV
AV - \\ -~ IIAIIG JO SPAY] UO1IASIAU] L86]
S P L:.:, b S dupy
\\ e0?? ’ ,

18



Other Beauregard Street Intersections

The widening of Sanger Avenue from Beauregard Street to Van Dorn Street was recently completed. This
widening is expected to improve the Beauregard Street/Sanger Avenue intersection flow. Further south,
along Beauregard, the intersections of Beauregard Street with Quantrell Avenue and Lincolnia Road are
unsignalized, making turns onto Beauregard difficuit. These intersections will be signalized in conjunction
with nearby development.

Privately Financed Improvements

In conjunction with development of the vacant Stone Tract, North Hampton Street will be extended
through to Braddock Road, providing a connection to King Street. Signalization of the'i intersections of
both Quantrell and Lincolnia with Beauregard Street is also anticipated in conjunction with nearby private
development.

Summary — Transportation

o The study area is bounded and traversed by a number of heavily trafficked streets: the I-

395 expressway and the King Street, Duke Street, Seminary Road and Beauregard Street
Arterials.
o Major points of congestion are found along Beauregard Street, at King and Beauregard

and directly outside the area at Duke Street and Beauregard. Seminary Road and
Beauregard, while currently not congested, is expected to be so by 1993 unless im-
provements are made.

URBAN DESIGN

The Alexandria West area is predominately residential and encompasses an extensive range of residential
types, from the lowest density and scale to some of the highest densities and scales allowed.

There is a large area of low density single family residential located along the northwestern edge of the
area, adjacent to the Fairfax County border. The single family neighborhoods extend in some areas as far
south as Beauregard Street. Generally, large areas of moderate density and scale development, primarily
garden-apartments but also some townhouses, surround the low density residential areas and provide a
transition to areas of high density residential and/or commercial uses.

The single family areas should continue to be preserved and protected. The existing density of surround-
ing development works well as a buffer and should be maintained. Increases in density within the low
density area itself should be discouraged.

Most of the commeércial retail and office development are concentrated at the northern and southern ends
of the study are@, along King Street and Duke Street, and at along the southern half of the Seminary
Road/Beauregard Street intersection. High density residential uses are located in these same areas,
almost always directly adjacent to commercial uses and often provide a transition to the more moderate
density residential areas.

Open Space Character

There are several areas, particularly along Beauregard Street, which are wooded, and developers such as
Winkler have helped to maintain these areas with their interest in preservation. Winkler has donated park-
land along Holmes Run to the City and has also reserved a large portion of their tract for a Botanical Park,
scenic easements and natural buffers. This effort should continue and new developments should be
encouraged to provide as much natural open space as possible.
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Design Considerations for Major Development Sites

The Winkler Tract

This 278 acre tract contains approximately 104 acres of undeveloped land, south of Beauregard Street,
west of Seminary Road. There are two key physically prominent features of the site: the amount of open
space and the 30 story Radisson Mark Plaza Hotel. The vacant area is heavily wooded and 18 acres are
currently deeded to the Winkler Botanical Preserve for use as a preserve and parkiand. Another 25 acres
are leased to the preserve for use as Parkland. The Radisson Mark Plaza Hotel, iocated at the southwest
corner of Seminary Road and Beauregard Street, is almost immediately adjacent to the vacant portion of
the tract. The hotel has become a landmark for the area, and forms a focal point in the area from almost
every direction. .

Development on the remaining portion of the Winkler tract should be sensitive to both of these physical
features. The open space should be integrated into the proposed development. Pedestrian walkways and
trails should also be used to connect development and to provide access into the open space for neigh-
borhood residents.

Some transition or buffer will be needed between the existing residential development adjacent to the
western end of the vacant area and new development. Additional residential uses, at higher densities,
could be used to provide a transition between the existing garden apartments and the more intense
commercial development on the rest of the site.- The portion of the vacant area south of the Reading
Avenue/Beauregard Street intersection is currently zoned for residential uses and most of this area couid
be used for the transitional residential uses. Open space could also be used as a natural buffer between
the more and less intense uses.

The natural topographic features of the site should be preserved and development should be focused on
the relatively flat plateau areas along Beauregard Street and near the intersection of Seminary Road and |-
395. Development on both plateaus should seek to preserve, to the maximum extent practicable, trees
and other natural features of the site.

The existing character of Beauregard Street, low density and relatively low scale with increasing heights
possibly near Seminary Road, should be preserved. Very high heights are generally not appropriate along
Beauregard Street, and heights along Beauregard should not exceed 77 feet. Additional heights, up to
150 feet, should be allowed as the setback from Beauregard increases, near the middie of the tract and in
the area at I- 395 and Seminary Road. landscaping treatment aiong Beauregard should, at a minimum,
reflect the concept which exists on the northern side of the street and should provide for screening and
buffering of the development along the street.

Use of Beauregard Street to service the site should be kept to a minimum; commercial traffic should be
focused on Seminary Road. Accordingly, the highest densities of development should be focused in the
area at Seminary Road and |-395, with more moderate densities along Beauregard. Traffic impacts on the
surrounding street should be minimized by creating an internal circulation system to handle as much traf-
fic as possible. The Winklers have initiated an effort to establish a direct ingress ramp into the tract from
the Seminary Road/I-395 Interchange. This proposal shouid be investigated further, and considered by
the City.

Stone Tract

The Stone Tract contains approximately 33 acres and includes property on both sides of Braddock Road.
The site is vacant and contains ample natural vegetation to screen Braddock Road from existing devel-

opment. The topography varies quite dramatically on both parcels, sloping up from Braddock Road on

both sides and then dropping at about 25 percent of slope to drainage ravines midway into the site.

20

) .



Existing development on Braddock Road, toward Be'auregard consists mostly-of garden apartments.
Toward King Street is the residential component of the Park Center high-rise mixed use project. Toward
the south is the high-rise Southern Towers residential project.

The main access to the site will be Braddock Road, which serves mostly as a residential collector provid-
ing an east-west link for City residents. This road has low scale residential and park and open space on
both sides. Where development exists it has been set back with natural areas or landscaped to provide a
buffer. There will also be access to the site from Park Center and King Street with the extension of North
Hampton Drive through to Braddock Road. Although 1-395 bounds the property to the west, there is no
direct access.

Because of site topography, development will be limited without substantial regrading and the installation
of retaining walls. In recognition of the constraints of the site, access to the site and the existing character
of development around the site, future development should be predominantly residential. Site accessibili-
ty does not justify major commercial development which would adversely impact the residential character
of the area. :

A buffer area should be provided along both sides of Braddock Road in the form of a scenic easement.
Higher density development should occur along the eastern edge of the two sites, on the areas nearest |-
395 and lower density development should be located adjacent to the moderate density Newport Village.
Except for locally oriented service commercial, the southern site should be entirely residential. The
remaining area north of Braddock Road should be at least 60 percent residential, with office-commercial
nearest to North Hampton Drive and the high density commercial of Park Center. Residential access to
the property should be from Braddock Road, with office limited to North Hampton Drive and connections
to King Street. In order to preserve open space, as much parking as possible should be structured.

Summary -- Urban Design

o] Need to preserve open space areas on major development tract, particularly the Winkler
Tract and to some extent the Stone Tract.

o Need to preserve and protect the diverse mix of residential neighborhoods which range
from low density single family areas to intense high rise complexes.

o] Need to coordinate the development of major development sites to ensure that develop-
ment on these sites provides appropriate scale and density transitions to adjacent devel-
opment and so that development on these sites does not overwhelm adjacent develop-
ment in terms of traffic. .

P

POLICY HISTORY

The area west of 1-395 was annexed from Fairfax County along with the rest of Planning District il in 1952.
The 1974 Mastéf Plan for the City made general recommendations for Planning District l1l, including the
Alexandria West area. These recommendations were to: ,

1.

2.

Uphold the present zoning pattern to maintain the character of existing single-family sections.

Encourage the provision of ample open space and of in-structure parking in future apartment
developments. ‘

Provide stream valley parks along Holmes Run and a pedestrian trail along the length of the Run
from the western city limits to south of Duke Street.
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4. Provide for housing for all income groups in future development and redevelopment of Planning

District lil.
5. Encourage consolidation of commercial development.
6. Discourage through traffic in residential neighborhoods.

The 1974 Plan also identified "Development Potential Sites" in the City and made specific recommenda-
tions regarding the future development of these key parcels. These "Development Potential Sites" inciud-
ed the vacant Winkler tract located south of Seminary between Beauregard Street and the Shirley High-
way and the vacant Park Center/Stone Tract site located west of the Shirley Highway, south of King Street
and along Braddock Road. Both of these key vacant sites were recommended for mixed use develop-
ment, with the Winkler site being recommended for higher densities.

On the 1974 Long Range Land Use Plan Map for the City, most of the Alexandria West area was designat-
ed for residential uses, with low density residential predominating west of Beauregard and medium and
high density residential predominating between 1-395 and Beauregard. Land was designated for commer-
cial uses at three locations within the Alexandria West area: along Duke Street, along the western half of
King Street and a section along Beauregard, toward the center of the study area. The two key vacant
parcels noted above, the Winkler Tract and the Park Center/Stone Tract, were designated for mixed use.

The 1975 Report of the Committee on Potential Growth Areas addressed development potential on the
key development sites in the city, including the Winkler and Park Center/Stone Tracts within the Alexan-
dria West area. :

For the Winkler tract, the Committee on Growth considered a development scenario then foreseen by the
Winkler Corporation: 70 percent elevator apartments, 25 percent office space and 5 percent retail. This
development combination would have resulted in development of the tract with 6,000 dwelling units, 1.5
million square feet of office and 170,000 square feet of retail space. The Growth Report recommended
that office space be limited to 1 million square feet on the site, primarily because of potential traffic prob-
lems. The report also recommended that the City seek to preserve as much of the tract as possible in
undeveloped open space by promoting compact rather than sprawled development and that the City
encourage the use of the CO zone in order to have some design control.

The other Alexandria West area development parcel analyzed by the Growth Committee was the Park
Center/Stone Tract. For this tract, the Committee considered development of Park Center at the levels
stated in the existing master plan for the project: 74 townhouses, 1390 elevator dwelling units, 450,000
square feet of retail space, 706,000 square feet of office space and a 330 room hotel. The remainder of
the tract, the Stone Estate portion along both sides of Braddock Road, was considered for primarily resi-
dential development. Estimated development on that portion included 1750 elevator dwelling units,
54,000 square feet of professional office space and 19,000 square feet of service retail. The Growth
Committee recommended the widening of King Street to six lanes between the City limits and the Shirley
Highway in order to accommodate some of the traffic generated by the Park Center Development. The
Committee also recommended that the City reduce the permissible heights and densities on the vacant
areas (the Stone Tract on both sides of Braddock Road) to "prevent the emergence of another Park
Center." .

Rezonings

There have been several major rezonings in the Alexandria West area during the last decade. The major
rezonings include the rezoning of a section of the Winkler Tract from C-2 to CO, the rezoning of the Park
Center site from RC and C-2 to CO, and the rezoning of part of the Stone Tract from RC to C-2-B. The
City has also rezoned several small residential parcels from single family zones to townhouse zones. An

22



attempted rezoning of the Skypointe parcel from C-2 to CO was denied by the City. These rezonings are
described beiow. oy

Winkler Tract

In 1981, a 12.9 acre section of the Winkler Tract, at the southwest corner of Seminary Road and Beaure-
gard Street, was rezoned from C-2 to CO in conjunction with the planned development of the 500 room
Radisson Mark Plaza Hotel. The CO zoning provided flexibility in the layout of the hotel and also allowed
for the additional height of the 30 story tower.

Park Center. Wyndham énd King Street West Parcels

The 40.9 acre Park Center tract along the south side of King Street was rezoned from RC and C-2 to CO in
1985. The rezoning was requested primarily in order to provide flexibility in the siting of buildings and also
to allow for parking reduction. This rezoning was in accordance with the Master plan for the site, which
called for a mix of commercial and residential uses. The mixed use development proposed for Park
Center under the CO zoning did not exceed the amount of development that had been possible under the
previous RC and C- 2 zoning.

Adjacent to Park Center, the smaller Wyndham parcel was rezoned from R-12 to CO zoning to allow for
high density garden apartment residential development. The single family zoning was considered inap-
propriate for this site because of its location at the interchange of 1-385 and King Street and the proximity
of major commercial development.

Also adjacent to Park Center, the site of the King Street West townhouse office project was rezoned from
RC to C-2-B to allow for development of that project.

Stone Tract

The portion of the Stone Tract north of Braddock Road was first considered for a rezoning from RC to C-2-
B in 1981. That application was denied, with the Planning Commission citing the inadequate access for
commercial development, the predominant residential nature of surrounding parcels, and the large
amount of developable land already zoned for commercial development in the Alexandria West area. In
1982, a second application was made for the rezoning of the same section of the Stone Tract, and this
time the rezoning from RC to C-2-B was approved, with proffers. Staff recommended the rezoning, agree-
ing with the applicant that there was little chance that residential units could be financed or marketed at
that location, at that time. Proffers attached to the rezoning limited development on the parcel toa 1.5
F.A.R., provided for a scenic easement along the south side of the site, required that at least 90 percent of
the parking be structured and required various transportation related improvements.

Skypointe Tract

In 1987, the owners of the Skypointe parcel located adjacent to |-395, south of Quantrell Avenue and
North Armistead Road, requested a rezoning from C-2 to CO in connection with a proposal to develop a
350 unit, 165 fget building. The density of this proposed residential project was extremely high, 112
units/acre. The application was not approved because the very high density was considered inappropri-
ate for the site.

Single Family to Townhouse Rezonings

In 1979, a 7 acre site on Seminary Road just north of Beauregard Street was rezoned from R-8 to RB
zoning and development of a 79 unit cluster townhouse project was approved. This site was largely
vacant, with a few single family dwellings. An adjacent 1 acre parcel was also rezoned from R-8 to RB
about a year later, with approval for 16 additional townhouse units. These parcels were developed in the
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Seminary Park | and |l projects, at an overall density of 13.1 units/acre, which is a considerably lower
density than the 27.23 units/acre allowed by the RB zone. The Seminary Park developments are located
adjacent to the 108 unit Seminary Height units which are also at 13 units/acre. The Seminary Heights site
was rezoned in 1973 from R-8 to RB for townhouse development. City policy, as reflected in the 1974
Master Plan, had been to preserve the existing single family areas in Planning District lil, and these sites
were designated in the 1974 plan for low density residential. However, the low density townhouse devel-
opment on RB, was considered to be an appropriate transitional zone for these particular sites, directly
adjacent to a C-2 zoned tract which was then being developed in low density mid-rise office buildings.

Toward the southern end of the study area, along Beauregard Street, some additional parcels were
rezoned from single family to a townhouse zone in the 1970s. The site of the 103 unit Beauregard
Heights and 33_unit Beauregard Manor townhouse developments were rezoned from R-12 to RT in 1973
and 1979. The RT townhouse zone is a very low density zone, allowing 9.12 units/acre. Staff recom-

" mended approval of the zoning in order to facilitate development of the site, which had very steep grades.
It was also noted that the RT zone, with its extremely low density, is comparabie to the higher density
single family zone and that this particular site was directly across Beauregard from higher density muiti-
family development. :

Summary - Policy Histog‘

0 The existing land use plan for the Alexandria West area restricts pure commercial devel-
opment to the tracts along Duke Street, the western end of King Street, and a small sec-
tion of the Winkler tract northwest of the Seminary Road, Beauregard Street intersection
and calls for "consolidation of commercial uses.”

o] Part of the Winkler Tract, part of the Stone Tract and the Park Center site have been
viewed by the City as growth areas and designated for a mix of residential and commer-
cial uses. A large part of the Winkler Tract was designated for all residential use, as was
the section of the Stone Tract south of Braddock Road.

(o] The 1974 master plan goals for this area emphasized the protection and retention of exist-
ing residential and the provision of adequate open space. A limited amount of single-
family to townhouse rezonings have occurred, but only in transitional areas and with
zoning allowing very low densities. ’

o The pattern of rezoning approvals and denials reflects the City's desire to provide flexibili-
ty in development without necessarily providing for increased development levels.

o} The Stone Tract rezoning was the only residential to commercial rezoning in the past
decade. This rezoning was contrary to the Master Pian for the area and was disapproved
earlier, and was only approved in 1982 because market conditions made it difficult or
impossible to finance residential development at that location at that time.

Ve

ISSUES

The Alexandria West area has undergone a dramatic transformation during the last 25 years, since its
annexation from Fairfax County. From a largely vacant are with fewer than 1000 single family units, the
area has developed into a mix of commercial and residential uses encompassing almost all possibie
intensities and scales of development. The large single family areas remain, but are now bordered by
townhouse developments and garden apartment complexes. High rise residential uses have been added
along the 1-395 corridor. King Street, and to a lesser degree, Duke Street, have become commercial
corridors with moderate and high density office uses supplemented by residential uses. The large Winkler
Tract was developed around the perimeter with garden apartment units and, in the last decade, has
become the site of extensive office development near 1-395 and Seminary Road and Beauregard Street.
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For the most part, the mix of types and intensities of development have worked well in the Alexandria
West area. The single family residential areas, Dowden Terrace and Lincolnia Hills, have been largely
preserved, and protected from through traffic. Intense commercial development has been concentrated
in relatively few areas, those with good access to the major transportation corridor, 1-395. A substantial
amount of open space has been retained in the area, despite the level of development. While there is an
increasing amount of traffic on the major arterials in the area, most intersections are currently operating at
adequate levels of service and substantial amounts of traffic have not been introduced on primarily resi-
dential streets.

A large amount of vacant land still remains within this area. The key issue facing the Alexandria West area
is certainly the type and level of development which will occur on this land. The area has proven to be a
viable location for commercial activity as well as residential uses. And with the large amount of vacant
land, more development is also inevitable. However, new development should be located in such a way
as to minimize impacts on the residential areas, preserve as much open space as possible and provide for
a vital and diverse mix of uses. The Winkler and Stone Tracts of are particular importance, because of
their size and location. Existing zoning on these sites, largely C-2, does not require an appropriate mix of
use on each of the sites, does not insure appropriate transitions to adjoining uses and is not sensitive to
the specific topographical and open space issues on these two sites.

The largest vacant site, part of the Winkler Tract, has by itself 104 acres of land carrying development
rights for more than 11.7 million square feet of office development. The Winkler tract is already largely
developed in residential uses. The site characteristics and location make much of the vacant area appro-
priate for commercial uses, with higher density residential uses and/or open space being used to provide
transitions between more intense development and existing adjoining lower density residential uses along
Beauregard Street. The highest densities of development should be concentrated in the area near the |-
395/Seminary Road interchange. The quantity of development on the vacant land can be considerable,
even at extremely low densities. While the overall density of development on the vacant tract should be
low, it should be concentrated physically, in order to leave a substantial amount of open space. Coordi-
nated Development of this site will provide for this type of development.

A second substantial and vacant site, the Stone Tract, includes almost 33 acres and carries development
rights for another 2.5 million square feet of commercial development. Although the existing 1974 master
plan for the City calls for substantially residential development on this site, a proposal to develop the
Stone Tract as a major office center with 1.8 million square feet of office space and 350 dwelling units has
been submitted to the City. Analysis of the site reaffirms the existing land use designation for the site,
primarily residential uses. The site is not an appropriate location for high density office development,
primarily because of access issues and the character of adjoining development. However, the existing
zoning is predominately commercial and would allow for high density commercial development over most
of the site. Coordinated development would provide for a more appropriate mix of uses, with residential
predominating, and would also provide for open space buffers and transitional scales next to adjoining
development. ‘
‘Traffic is also anrissue for this area. As development continues, traffic will increase. Through traffic is not
a major issue in this area, where most of the increases in traffic will be generated by development occur-
ring within the area itself. Some road improvements are necessary, particularly along Beauregard. These
improvements should be concentrated on the arterials and should provide for efficient movement of traffic
through the area while minimizing impacts through largely residential areas and/or on residential streets.

25






- GOALS AND
RECOMMENDATIONS



GOALS AND OBJECTIVES

The goals of this plan are to preserve and proteci the existing residential neighborhoods and to provide
for coordinated development of the large vacant parcels within the area.

The plan objectives are to:

(o]

0

prevent redevelopment of existing uses at higher intensities
maintain the balance between residential and commercial uses
ensure preservation of substantial open space

consolidate intense commercial activity on those sites with the best access to major
transportation corridors.

develop guidelines and appropriate zoning controls for the Winkler Tract and the Stone
Tract.
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LAND USE RECOMMENDATIONS

The 1974 adopted land use plan for the Alexandria West area is shown on Map 6. Most of the land in the
study area is designated for residential uses, including low, medium and high density residential uses. In
general, the commercial designations were focused along King and Duke Streets, at the northern and
southern ends of the study area. The 1974 plan designated the large and, in 1974, undeveloped Park
Center/Stone and Winkler tracts for mixed use development.

The proposed land use concept for the Alexandria West area is shown on Map 7 and more specific land
use designations are shown on Map 8. In large part, the land use concept reflects existing land use in the
area, much of which is unlikely to change in the next decade. The residential areas, in particular, are
designated to reflect existing densities of residential use. Generally, single family areas are designated
Residential Low, townhouse and garden apartment/condominium areas are designated Residential
Medium, and mid and high rise units are designated Residential High.

Many of the non-residential designations also reflect existing uses which will probably not change in the
next decade, including some commercial office and retail uses along King and Duke Streets. Of particular
importance are the concept and designations for parcels likely to develop or redevelop in the next dec-
. ade.

The fully masterplanned and largely developed Park Center residential and office complex south of King
Street is designated to reflect that existing and planned mix of residential and commercial uses.

The adjoining vacant Stone Tract just west of I-395 on both sides of Braddock Road is shown in the
concept plan as a mix of commercial and residential uses. The specific land use designation on this key
site is CDD-Coordinated Development District, which will provide for mixed use residential and commer-
cial development in accordance with a coordinated plan.

The large Winkler Tract, including the existing residential and commercial developments, is also designat-

ed as a Coordinated Development District (CDD). The existing development consists of about 2,600

residential units, 500 hotel rooms, almost 1 million square feet of office space and 125,000 square feet of
retail space. On the main site, south of Beauregard Street and southwest of Seminary Road, about 104
acres remain vacant, including 18 acres deeded to the Winkler Botanical Preserve. The remaining vacant
land in the CDD is recommended for low to moderate density commercial office and retail uses, with a
large amount of land set aside for a park and nature reserve. ’

At the southern end of the study area, the parcels adjacent to 1-395 off of Breckenridge Place, Lincolnia
Road and North Armistead are likely to undergo redevelopment/development. This area is designated for
a mix of commercial and residential uses, at moderate densities.

While it is possible that the Coca-Cola plant on Dawes Avenue will relocate in the future, that site is shown
as industrial to provide for the continuation of the existing industrial use. If the bottiing plant reiocates
from the site, that 8.5 acre tract would be appropriate for redevelopment to commercial and /or residential
uses at low to mipderate densities and medium heights. Aithough almost directly adjacent to the high-rise,
high density Skyline development in Fairfax County, this site is also directly adjacent to some of the lowest
density single family areas within the City; this location makes the site a transitional one, where low to
moderate densities and moderate heights are most appropriate. Higher densities and heights are not
appropriate, and this site should certainly not be developed as a major office center. In addition to the
transitional location, the site’s relatively poor access via Dawes Avenue from King Street and via Seminary
Road also make it an inappropriate location for higher densities of development. ‘
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Map 7
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Map 8
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The proposed changes to the 1974 Master Plan are detailed below and shown on Map 8.

Medium (OCM-100).

The existing land use on these parcels includes a residential high-rise’ building, an office building,
two motels, two retail establishments and 42 units of public housing. There appears to be little
short- run opportunity for development or redevelopment, and this designation reflects primarily
commercial character of the area. The primary residential use in the area, the Bragg high-rise
residential building, is operated as a residential hotel, with rentals available on a week-to-week
basis. Higher densities are inappropriate because of the relatively poor access to sites.

. 1. Change the parcels south of Duke Street, west of I-395 from Commercial to Office Commercial

2. Change the parcels bounded by Breckenridge Place, N. Armistead Street and 1-395 from Com-
mercial to Commercial Residential Mixed Use, at medium densities (CRMU-Medium Density). -

The new Commercial and Residential Mixed Use designation encourages an integrated develop-
ment of the fragmented parcels in this area and limits development to more moderate densities.
This area is large enough to allow a substantial amount of development/redevelopment. Howev-
er, these parcels have extremely poor access, which makes dense development on the site inap-
propriate. A mix of uses would reduce traffic impacts because traffic flows would be split between
in and out, rather than going all in one direction.

3. Change the Cemetery on Breckenridge Place from Commercial to Institutioﬁal (INST). .
This change reflects the exiting use of the parcel as a cemetery. ;“:'f. "r .
4, Change the U.S. Post Office on Lincolnia Road from Residential 'Hioh to Office Commercial®
Medium (OCM-100). m ‘
. . This change reflects the existing use of the parcel as a U.S. Post Office, which has a commercial-

office character.

5. Change the office building on Lincolnia road adjacent to the Post Office from Residential High to
Office Commercial Medium (OCM-100). v .

This change reflects the existing use, an office building.

6. Change the Rynex Nature Area at along Rynex Street at the Fairfax bounty boundary from Resi-
dential Low to Parks and Qpe_n_ Space (P).

This change is made to reflect éxisting use, a natural Park.

7. ChangeMVinkler Tract from Residential Medium. Residential High and Commercia! to Coordinated

Development District (CDD).

A substantial portion of this tract is already developed as the Hamlet garden apartments, the
Hamilet Shopping Center, and office and hotel space. The Coordinated Development District
(CDD) Designation provides for the development of this tract in a mix of uses in accordance with
a coordinated plan. Because the majority of existing development is residential, the CDD will
provide for the remaining vacant land to be developed primarily as commercial office and retail
space. Existing residential and office development should be retained at existing densities. The
vacant section is recommended for a low overall density of development, while still allowing for
some substantial heights. Design criteria for the CDD will be detailed in the section on Urban

.: Design. '
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10.

11.

12

13.

14.

Of all the development sites in the Alexandna West area, the Winkler tract provides the best Ioca-
tion for new office development. It has better access than other Alexandria West area sites, with
almost direct access to 1-395. Also, the size of the tract would allow for substantial development
‘while still providing for a sizable amount of open space. A substantial portion of this tract is
currently used as a natural park, although only eighteen acres are actually deeded to the Winkler
Botanical Preserve for use as a nature preserve/parkland. The Winkler Corporation plans to deed
an addition 20 to 30 acres to the preserve in the future. In order to preserve as much open space

as possible in the area, it is recommended that some tall buildings be allowed.

Change the Virginia Power garcel behind the John Adams Elementag School from Residential

Medium to Utility (U).

This change reflects the existing use of the parcel.

Change Seminary Heights and Seminary Park,_between Seminary and Stevens Roads. south of

Echols, from Residential Low to Residential Medium (RM).

This site is designated Residential Medium to reflect the existing townhouse residential use.

Chanqge the Perpetual Bank parcel at the corner of Beaureqard Street and Semlnarv Road from

Commercial to Commercial General (CG).

~ The Commercial General designation provides more specificity than the old commercial designa-

tion and provides for less density and height on this parcel, which is directly adjacent to single
family residential uses. This will allow for the existing use or some other low density low scale
commercial use.

Change the residential townhouses on Fillmore from Institutional to Residential Medium (RM).

This change reflects the existing use, medium density residential.

Change the Good\)vin House, Methodist Home and Washington Home from_institutional to Resi-
dential High: (RH).

These uses are essentlally residential in nature, although in the past they had been classified as
Institutional. This change is made to reflect the high density mid and high-rise residential use.

Change the strip along the northern Sectlon of the Southern Towers development from Residen-
tial Medium to Residential High (RH).

Most of the existing Southern Towers High Rise residential development is aiready designated for

- Residential High land use. This change reflects the existing use. Some office and commercial

functions, that are supportive of nearby residential uses, should be allowed on a limited basis.

Chanqe the Stone Tract, west of 1-395 on both sides of Braddock Road. from Residential High and

Mixed Use to Coordinated Development District (CDD).

The Coordinated Development District (CDD) designation provides for the development of this
tract in a mix of residential and commercial uses in accordance with a coordinated plan. The
CDD will provide for primarily residential development at overall moderate densities. Design crite-
ria for the CDD will be developed and described in the Urban Design section of this plan.
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15.

1.

17.

18.

19.

20.

21.

22.

23.

24,

Change the Park Center Development from Mixed Use to Commercial Residential Mixed Use
(CRMU-H). ) .

This change reflects the existing and planned development high-rise office and commercial
development on this site.

Change the Wyndham site at the southwest corner of King Sfreet and 1-395 from Mixed Use to
Residential High (RH).

An approved site plan for high density, low scale residential exists for this site. This change re-
flects this approved use, or provides for some other similar residential development.

Change the King Street West Offices from Mixed Use to Office Commercial Medium (OCM-100).

This designation reflects existing use.

Change the Cavalier Autc parcel from Mixed Use to Office Commercial Medium (OCM-100).

This small site is surrounded on three sides by the Park Center Development, with one of the Park
Center office high-rises wrapping around the southern and eastern sides of the site. The size and
location of the site limit its development potential, and it is recommended for medium density
commercial office. )

Change the Alexandria Financial Center site on King Street from Residential High to Office

Commercial Medium (OCM-100).

This change refiects the existing use of the site, the Alexandria Financial Center Office building.

Change the Park located at the end of 28th Street between Newport Village and Bolling Brook

from Residential Medium to Parks and Open Space (P).

This change reflects the existing use of the parcel, as a park.

Change the Bolling Brook apartments condominiums from Residential High to Residential Medium

(RM). .

This change reflects existing use, the Bolling Brook Garden Apartment (condominiums).

Change the Jefferson Memorial Hospital from Residential Medium and Commercial to institutional

(INST).

This cha,rig'e reflects the existing hospital and associated medical office use.

Change the First American Bank on King Street from Commercial to Commercial General (CG).

The Commercial General designation provides more specificity than the old commercial designa-
tion. This parcel has very poor access which will probably be further reduced when improve-
ments to the King Street/Beauregard Street intersection are made. It should be used for a very
low intensity commercial use similar to the existing.

Change the Summit Center and Clermont Shopping Center from Commercial to Office Commer-
cial Medium (OCM-100).

This designation reflects the existing use of the Summitt Center site as an office building and
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associated retail/service uses. It is likely that part of the Clermont Shopping Center parcel will be
taken by the State in conjunction with improvements to the King Street/Beauregard Street inter-
section. The remainder of that parcel would be appropriate for continued retail use, if parking is
adequate; or for moderate density office development in conjunction with the adjoining hospital
parcels. -

25. Change the parcel at the corner of King Street and Dawes Avenue from Commercial and Parks to
Institutional (INST).

This parcel is part of the Northern Virginia Community College Campus in Alexandria and the Insti-
tutional designation reflects this use.

26. Change the parcel at the City boundary north of Dawes Avenue from Commercial to Commercial
General (CG).
T T T T e — — e et —— e e s - —

1

This is a very small parcel located adjacent to a larger parcel located in Fairfax County which is used as a gas
station. The CG designation reflects the existing use and allows for other similar uses.

-

‘27. ;Change the Medical Townhouse Offices from Residential Low to Commercial Low (CL).

This change reflects the existing use of the site for townhouse type office.

“**4#28 and #29: Land Use changes as a result of ordinances subsequent fo1 992 adopt/on of the Plan. Insert text from page
35A here. ;

T e e ——— s — ) /

ZONING RECOMMENDATIONS

Existing zoning in the Alexandria West area is shown on Map 10. Residential zoning covers almost three-
fourths of the total land area and includes low, medium and high density residential zones. The RA-multi-
family and R-12 single family zones are the most prevalent. Commercial zoning is concentrated along
Duke and King Streets and on the Wlnkler tract at Beauregard and Seminary Road and is primarily C-2.

The CO commercial zone is found on several key sites, including the Park Center office/residential high-
rise development on King Street and the Radisson Mark Plaza hotel on the Winkler tract. Only one site,
the Coca-Cola plant on Dawes Avenue, is zoned for industrial use.

Map 11 shows proposed Zoning for the Alexandria West area. In order to implement the land use
changes proposed in the area, zoning changes are necessary. Some residential development in the
Alexandria West area is located on parcels with zoning which would allow a considerable increase in
density. Where the existing level Of density is appropriate; as reflected in the proposed land use, residen-
tial parcels are recommended for rezoning to zones reflecting the existing density. ,

In many cases, these recommendations involve development of new zoning categories to reflect the types
and scales of uses desired for a given land use designation in the recommended master plan. These
recommendations should serve as a guide to the development and implementation of new zones.

The followmg zoning changes, shown on Map 12, are recommended in order to implement the proposed
land use plan.

1. Rezone from C-2 to a zone consistent with the Office Commercial Medium-100 land use designa-
tion.

This zone should allow the existing use or provide for commercial development and or redevel-
opment at moderate densities.
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***Land Use Changes as a result of ordinances adopted after original adoption of Small Area P/.an‘ in 1992.

Insert the fol/ow)'ng text onto page 35 starting at #28.

28. Change the parcels at 5517 North Morgan Street and 5500 Sanger Avenue from P to CDD. (Ord. 3789,
4/22/95) : :

29. Change the parcels at 5401 Seminary Road and 5188 Dawes Avenue from RL/Residential Low to l/Industrial,
with proffer limiting use to parking. ' ‘

The change in land use designation form Residential Low to Industrial, accompanied by a rezoning to
Vindustrial, with a proffer limiting use to parking, is being made for the sole purpose of allowing the existing
(1999) Coca Cola Enterprises, Inc., facility to remain at its present location with reduced impacts on the
surrounding neighborhoods. If another industrial use were to replace the Coca Cola facility, it would also be
allowed to use this site for accessory parking, subject to the proffer. It is, however, the intent of this change in
land use designation that no industrial use other than accessory parking shall be permitted on this site. (Ord.
4098, 12/18/99)
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Rezone from C 2 to a zone consnstent with the Commercial Residential Mixed Use-Medium land
use designation.

This area, recommended for Commercial Residential Mixed Use (CRMU) on the proposed Land
Use Plan, is also recommended for rezoning to a zone which will require a mix of residential and
commercial uses at medium densities of development. As the CRMU land use designation indi-
cates, a substantial proportion of the development on this site should be residential; densities
should be significantly reduced if there is no mixed use or residential component. Generally,
heights up to 77 feet should be allowed, with greater height, up to 100 feet, possmle through a
S.U.P. process.

This area also includes the Breckenridge Cemetery, an institutional use. As no Institutional zone
is envisioned for the City, the parcel is recommended for rezoning to the CRMU of adjoining uses;
however this designation does not reflect a recommendation for development of the cemetery
parcel.

Rezone from CO to a zone consistent with the Office Commercial Medium-100 land use designa-
tion.

These parcels are developed in a mid-rise office building and a U.S. Post Office. The proposed
rezoning reflects this existing use.

Rezone from RC to RA. -

Most of this area is already developed in garden condominium units, at densities and heights
considerably less than that allowed under the existing RC zone. The area is recommended for
moderate density residential in the land use plan, and should be rezoned to a multifamily zone
allowing moderate, rather than the high RC densities. At about 30 units per acre, this project is
slightly more dense than is allowed under the existing RA zone where 27.23 units/acre is the
maximum density. These parcels are recommended for rezoning to the RA-muitifamily residential
zone with the extra density grandfathered in or, alternatively, for rezoning to a zone comparable to
RA which allows slightly more density. This zone should provide for the existing use on the
developed parcels, allow for a comparable density and type of development on the one vacant
parcel, and limit any denser redevelopment.

Rezone from R-12 to a zone consistent with the Parks and Open Space land use designation.

This is the Rynex Nature-Area. It is recommended for rezoning to Parks and Open Space, to
ensure _its maintenance as a park. .

Rezone from R-12 and RA to a zone consistent with the Parks and Open Space Land use designa-
tion. .

This area includes part of the Dora Kelly Nature Area and the Holmes Run Park. It is recommend-
ed for rezoning to Parks and Open Space to reflect the Park use.

Rezone from RC to a zone consistent with the Utility land use designation.
This Virginia Electric parcel is designated for Utility land use in the proposed land use plan and is

recommended for rezoning to a new Utility, providing for utility, transportation and related uses,
consistent with this land use designation.
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10.

11.

12.

13.

14.

Rezone from R-8 to a zone consistent with the Parks and Open Space fand use designation.

This area is part of the Dora Kelly Nature Area. It is recommended for rezoning to a new Park

zone, consistent with its use as a park/nature reserve.

Rezone fl;om RA. RB. RC. C-2 and CO to a zone consistent with the Coordinated Development
District land use designation.

This is the Winkler tract, which includes the Hamlet residential developments, the Hamiet Shop-
ping Center, the Radisson Mark Plaza Hotel, almost 1 million square feet of office space, parkland
and a large vacant area. Designated for Coordinated Development in the proposed land use plan,
the tract is recommended for rezoning to a CDD zone which will allow its development in con-
formance with a coordinated plan for the site. The CDD should allow for a very low overall density
of development on the vacant site, while providing for flexibility in heights and building arrange-
ments that allow for the maintenance of a maximum amount of open space. Design guidelines for
the Winkler Tract CDD zone are listed in the section on Urban Design. The CDD should also
ensure that existing development is maintained at existing densities.

From C-2 to a zone consistent with the Commercial General land use designation.

This site is currently developed as a bank. It is recommended for commercial general use in the
proposed land use plan. Rezoning from C-2 will provide for the existing use or some other low
density low scale commercial use consistent with the proposed land use designation.

Rezone from C-2 to RC.
This is the existing Southern Towers high- rise residential development, with about 58 dwelling
units per acre. The parcel should be rezoned to RC to reflect the existing high density residential
use. This zoning should allow some office and commercial functions that are supportive of
nearby residential uses.

Rezone from RA and R-12 to RC.

These parcels are the site of Goodwyn House, Washington House and the Methodist home, which
are high and mid-rise homes for the elderly. The parcels were recommended for high density
residential use in the proposed land use plan, to reflect existing use. They are recommended for
rezoning from the existing low density residential zones to a high density residential zone, RC,
where the existing buildings would not be non- conforming.

Rezone from RC. C-2 and C-2-B to a zone consistent with the Coordinated Development District
land use designation.

The Stope Tract site was recommended in the proposed land use for a Coordinated Development
District. It is recommended for rezoning from the existing zoning, which allows for very high
density almost totally commercial development to a Coordinated Development District Zone
which will provide for a mix of commercial and residential development at medium densities in
conjunction with a coordinated plan. Design guidelines for the Stone Tract CDD zone are in the
section on Urban Design.

Rezone from CO to a zone consistent with the Commercial Residential Mixed Use-High_ land use
designation.

This is the Park Center development, a fully planned and largely completed high rise commercia}
and residential mixed use project. It is recommended for rezoning to a zone consistent with the
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15.

16.

17.

18.

19.

20.

21.

22.

Commercial Residential Mixed Use land use designation, providing for the planned mix and density
of development.

Rezone from CO to RC.

This vacant tract at the south of the King Street/I-395 interchange is the site of the approved
Wyndham residential project. Although low in scale, the approved project is high in density, with
almost 56 units per acre. This site was recommended for land use consistent with that of the
approved plan, high density residential development. It is recommended for rezoning to the RC
2one which allows residential development at about that densnty

Rezone from C-2-B to a_zone consistent with the Office Commercial Medlum 100 land use desig-

natlon

This is the existing King Street West office development. It is recommended for rezoning from
C-2-B to a zone consistent with Office Commercial Medium to reflect existing use at a moderate,
rather than high, density.

Rezone from C-2-B to a zone consistent with the Office Commercial Medxum 100 land use desig-
nation.

This is the site of Cavalier Auto. It is recommended for moderate density office in the proposed
land use plan. The existing C- 2-B zoning allows for high density, high scale development. The
recommended rezoning to a zone consistent with OCM wulerovude for a more moderate scale
and density of development.

. Rezone from RA to a zone consistent with the Parks and Open Space land use designation.

This park area, surrounded by the Bolling Brook Condominiums and Newport Vlllage is recom-
mended for rezomng to Parks and Open Space to reflect the existing park use. '

Rezone from C-2 to RA.

This is a section of the Bolling Brook Garden Condominiums. It is recommended for rezoning to
RA, consistent with its existing use and the existing zoning on the remainder of the site.

Rezone from C-2 to a zone consistent with the Office Commercial Medium-100 land use designa-
tion.
This is the existing Alexandria Financial Center Office building, recommended for Office Commer-
“cial Medium in the proposed land use plan. This rezoning is recommended to reflect the existing
and recommended scale of commercial use.

P .
Rezone from C-2 to RC.

This is the Bolling Brook residential building. Currently zoned for high density commercial use, it
is recommended for the existing high density residential land use in the proposed land use plan.
The proposed rezoning to RC is consistent with the existing use.

Rezone from C-2 and C-2-B to a zone consistent with the Office Commercial Medium-100 land
Luse designation.

This is Jefferson Memorial Hospital and associated medical offices, the Clermont Shopping
Center and the Summitt Center.
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These parcels are recommended for rezoning from C-2 which allows very high density develop-
ment to a zone consistent with the Office Commercial Medium land use designation which allows
moderate density office development and retail uses similar to those now existing on most of

these sites. .

Although designated for institutional land use on the proposed land use plan, the hospital and
associated medical buildings are not designated for institutional zoning because no such zone is
envisioned for the City. The parcels are recommended, therefore, for rezoning to a zone consist-
ent with the adjoining properties and the location of the site.

23. Rezone from C-1 and RC to a zone consistent with the Commercial General land use designation.

This site is currently developed as a bank. It is recommended for commercial general use in the
proposed land use plan. Rezoning from C-1 and RC will provide for the existing use or some
other commercial use consistent with the proposed land use designation.

24 Rezone from C-2 to a zone consistent with the Commercial General land use designation.

This is a small parcel adjacent to a larger parcel used as a gas station in Fairfax County. It is
recommended for a general commercial use in the land use plan. Rezoning to a zone consistent
with the Commercial General land use designation will allow for the existing use or some other
commercial use.

25. From C-1-B to a zone consistent with the Commercial Low land use designation.

This is a medical townhouse project. The proposed land use plan recommends low density
. commercial on this site, which is directly adjacent to low-scale residential. The CL designation
provides for the existing use or any other low scale commercial use consistent with the surround-
ing single-family residential area. o o O

D ;*Z*ic;,n/ng Changes as a result of ordinances adobted after orig ongmal adopt/on of 1992 Small Area Plan — Insert text from page
ere.

HEIGHTS

Map 13 shows the existing height limits in the Alexandria West area, which are determined by the zoning.
‘Most of the area has a 35 or 45 foot height limit, with high heights (150 feet or more) permitted by zoning
along King and Duke Street and on the Stone Tract and parts of the Winkler tract. The general heights
associated with proposed zoning for the area results in some changes in aliowable heights. The allowable
heights under the proposed zoning are shown on Map 14. Map 15 details the specific changes in heights
resulting from the proposed zoning. Implementation of the proposed zoning will result in these changes.

URBAN DESIGN RECOMMENDATIONS

Two sites within the Alexandria West area have very large amounts of land that is vacant and will be
developed: the Stone Tract and the Winkler Tract. Both of these tracts have been designated as Coordi-
nated Development Districts (CDD) in the proposed land use plan. The urban design recommendations
focus on establishing a set of design guidelines for these CDDs. These guidelines should form the basis
of specific CDD zoning categories to be developed by the Zoning Task Force.

As envisioned, the CDD zone would allow a low base level of development by right with additional densi-
ties, heights and uses allowed with coordinated mixed use development. A developer who wishes to
proceed under the CDD concept and guidelines would then negotiate with the City based on a specific
plan.
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***Zoning Changes as a result of ordinances adopted after original adoption of Small Area Plan in 1992,

Insert the following text onto page 42 starting at #26.

26. Change the zoning of parcels at 5517 North Morgan Street and 5500 Sanger Avenue from POS to CDD. (Ord.
3790, 4/22/95) , s '
27. Change the zoning of parcels at 5401 Seminary Road and 5188 Dawes Avenue from RL/Residential Low to
. Vindustrial, with proffer limiting use to parking. '

The change in land use designation form Residential Low to Industrial, accompanied by a rezoning to I/Industrial,
with a proffer limiting use to parking, is being made for the sole purpose of allowing the existing (1999) Coca Cola
Enterprises, Inc., facility to remain at its present location with reduced impacts on the surrounding neighborhoods.

If another industrial use were to replace the Coca Cola facility, it would also be allowed to use this site for accessory
parking, subject to the proffer. It is, however, the intent of this change in land use designation that no industrial use
other than accessory parking shall be permitted on this site. (Ord. 4098, 12/18/99)

Page 42A
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;)K— Development without a CDD Special Use Permit

P

CDD Principles for the Stone Tract

Development without a CDD Special Use Permit

Within the designated CDD area, the RA zone regulation shall apply.

Development with a CDD Special Use Permit

1.

Because a sngnlbcant portion of this district is already developed for residential, with some retail
and some office, the following principles are proposed to maintain the entire distri
opment.

1.

Future development of the site south of Braddock Road should be residential and should provide
a mix of housing types that would maintain the residential character and densities that exist in the
area, with allowance for some neighborhood serving commercial. Taller buildings should be
concentrated in the area closest to 1-395, with lower scale buildings to the west.

Commercial development should be concentrated on the north side of Braddock Road and
should not exceed 40 percent of the total development on the north side. Access to the commer-
cial development shouid be via North Hampton Drive.

Development should have a maximum of 54.45 residential units/acre and a Floor Area Ratio of 1.5
on other uses. The maximum height should be 150 feet.

As much parking as possible should be structured with surface parking allocated primarily to
visitor and other short term parking.

Landscaping and setbacks should create a buffer area directly along Braddock Road.

Park land for public use should be provided within the development.

\
‘\Develogment with a CDD Special Use Permit

use devel-

Existing development i
ould be developed in accord with the following principles.

46

should be maintained at existing densities and uses; the unde- -

CDD Principles for the Winkler Tract *See inserted text page 46A to replace this section in its entirety per ordinance 3686,

dated 12/1 0/93 ]
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- Development without a CDD Special Use Permit

Within the designated cDD area, the OC zone regulation shall
apply for the existing office area and the existing vacant area,
the CG zone regulation shall apply for the shopping center area,
and the RA zone shall apply for the existing residential area,
with the following additional provisions: ‘

;A' the F.A.R. of development does not ihcrease over the
existing F.A.R. for the developed portion of the site

2, previded—%ha% the F.A.R. does nbt excéed 1.0 on the vacant
' portion of the sites i i

59*—en—any—per%&ea—ef—%he—sé%e
3. At least 43 acres shall be maintéined-in or adjacent to the
‘Bontanical Preserve as o en _space and shall not be used in

calculating [FAR?] for development without a CDD SUP.

4. In the area bounded generallv b Beauregard Street, Seminar
Road, I-395, and Roanoke Avenue buildings may rise to a
height of 100 feet except: S o
-1 No buildings shall be constructed in the first 50 feet

measured from the curb of Beaure ard Street. If '
is located in this area it shall be

surface parking .
screened by a planting area at least 10 feet deep along
Beauregard. ' : -

Buildings alon Béaure ard may exceed 50 feet in hei ht
by one foot for each foot they are set back bevond 50

feet from the curb of Beauregard, up to the maximum 100
feet in height. , '

Development With a cDD Speciai Use Permit

4

Because a significant portion of this district is already
developed for residential, with some retail, a hotel and some
office, the following principles are proposed to maintain the
entire district as a mixed use development: '

1. Existing development in the CDD sheuld shall be maintained
at existing densities and uses; the undeveloped areas should
be developed in accord with the following principles. :

2.  Because of the vast size of the undeveloped areas, overall
‘densities of development in that area sheuld shall be
limited to a F.A.R. of 1.0. However, in order to encourage
the owner to dedicate an additional 26~3¢ 25 acres to the
Winkler Botanical Preserve to which 18 acres have been
dedicated to date) open space, greater densities sheuld
shall be allowed on the non-dedicated parcels as long as the
total density of the currently undeveloped area :

(apgroximatelx 104 acres) does not exceed an F.A.R. of 1.0.




consistent with Principle No. 2, the 43 acres shall be

aintained as the Winkler Botanical Preserve.

maintained as the Winkler 22Lalizas-=s====—"—

4. The remaining undeveloped areas occur on two plateaus and m
ay be developed for office buildings, although mixed use
(office, retail, service and residential) is strongly
encouraged.

5. The undeveloped plateau at Seminary Road and the Shirley
Highway may be developed with office buildings of up to 150
feet in height. structured parking is encouraged in order
to maintain open areas. 4

6. The undeveloped plateau along,Beauregardvstreet may be
developed with office buildings, although mixed use (office,
retail, service and residential) is strongly encouraged.
Where possible, landscaping sheuléd shall be maintained along
Beauregard Street. Buildings along Beauregard Street sheulé
shall be kept low, preferably 50 feet and not to exceed 77
feet. On the part of the site away from Beauregard Street,
taller buildings of up to 150 feet are allowed. Any
retailing or service center sheuld shall be located along
Beauregard Street, in the vicinity of the existing
commercial center. The southernmost part of the plateau
needs to provide a buffer petween the commercial buildings
and the low scale residential buildings to the south.

Points of access to Beauregard Street sheuld shall be kept
to a minimum; access to the area sheuld shall be provided
via Nottingham and a new road through the area. Surface
parking sheuld shall be kept to a minimum in order to

maintain the greatest possible open landscaped area.

2.  The height limit on this tract will be 150 feet, with
consideration given to two buildings of not more than 250
feet each.

ord\3686ins.b o ' , ‘ ’ L
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2. Because of the vast size of the undeveloped areas, overall densities of development in th

should be limited to a F.A.R. of 1.0. However, in order to encourage th edicate an
additional 20-30 acres to open space, greater densities s owed on the non-dedicated
parcels as long as the total density of th Undeveloped area does not exceed an F.AR.
of 1.0.

h additional 12-22 acres shall be maintained as open space.

4. The remaining undeveloped areas occur on
ings, although mixed use (offi

S and may be developed for office build-
ervice, and residential) is strongly encouraged.

n eveloped plateau at Semmary Road and the Shlrley highway may be developed with

open areas.

The undeveloped plateau along Be treet may be developed with office buildings al-

be kept low, preferably 50 feet and not to exceed 77 feet On the part of the site away from
Beauregard Street, taller buildings of up to 150 feet area allowed. Any retailing or service

possible open landscaped area.

The height limit on this tract eet, with consideration given to two buildings of not more

TRANSPORTATION RECOMMENDATIONS

1. Change Fillmore Avenue from a Residential Collector to a Local Street on the Major Thoroughfare
Plan.
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