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AMENDMENTS TO KING STREET METRO/EISENHOWER AVENUE SMALL AREA PLAN - as of 06/09/2015

Master Plan Amendment # [Ordinance # |Passage Date |Description/Address Small Area Plan Land Use Change
MPA92-0014 Unknown 3/20/1993 Cameron Center CDD King St Metro / Increase in height limit
Eisenhower Ave
MPA93-0006 3705 2/2/1994 Text amendment - Eisenhower Avenue Coordinated King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Development District (pages 72-73 of 1992 KSEA Plan) Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
MPA94-0005 and MPA94- 3739 6/18/1994 1.) 1400-1454 Duke Street; 301 South West St. King St Metro / 1.) From OCM-100 to OCM-50
0007 2.) Cameron Center Coordinated Develoment District - Eisenhower Ave 2.) Increase height permitted without a CDD SUP from 77ft to 100ft
Development without a Special Use Permit
MPA96-0003 3879 6/25/1996 2425 Mill Road; 2000 Eisenhower Avenue; 300-315 Hooff's King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Run Drive (Hoffman site) Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
1.) From OCH and CDD-1 to CDD-2
2.) Change CDD-2 guidelines to decrease the propotion of residential use
MPA97-0007 3970 12/13/1997 |Text amendment - Eisenhower Coordinated King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Development District - Development with a special use |Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
permit
MPA97-0009 3983 4/18/1998 Text amendment - Eisenhower Avenue Coordinated King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Development District - Optional Development with a CDD Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
Special Use Permit - Height and Density Bonuses
MPA97-0008 3988 4/18/1998 Eisenhower Avenue Coordinated Development District - King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Optional Development with a CDD Special Use Permit Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
MPA98-0003 4030 12/12/1998 |Update to SAP objectives, page 55 KSEA/OT/OTN/PW/LNDM |Update to SAP Objectives
K
MPA99-0005 4086 11/13/1999 |1460 Duke Street and portion adjacent of the public rights-of- [King St Metro / From OCM-100 and CDD-1 to OCH
way of Hooff's Run and Jamieson Avenue (vacated) Eisenhower Ave
MPA99-0014 4127 4/15/2000 Duke Street Coordinated Development District - Amend CDD  |King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Guidelines 11 and 12 applicable to the Carlyle/PTO project Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
MPA2002-0003 4277 9/14/2002 Change in CDD Guidelines for CDD-1/Duke Street King St Metro / Amendment prior to adoption of Eisenhower East SAP. This area
Eisenhower Ave now incorporated in the Eisenhower East SAP. See Ordinance 4293.
MPA2003-0002 4293 4/12/2003 Eisenhower East SAP King St Metro / Remove area covered by Eisenhower East SAP from King Street
Eisenhower Ave / Eisenhower SAP
Eisenhower East
MPA2005-0002 4412 6/21/2005 King Street Retail Strategy KSEA/EE/OT/Braddock Incorporate King Street Retail Strategy into SAP
MPA2006-0003 4451 5/20/2006 1500 & 1600 blocks of King Street King St Metro / Include within Old & Historic Alexandria District

Eisenhower Ave
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Figure 1 ( 1 992)
Frederic R. Harris Alexandria Transportation Analysis
Planned Road Improvements Included In Scenarios 1, 2,3 and 4
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Figure 2 ( 1 992)

Frederic R, Harrls Alexandria Transporiation Analysis
Scenario 1: No Growth in City/2010 Growth in Region
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Table 9

LEVEL OF SERVICE AT SELECTED INTERSECTIONS FOR MODEL SCENARIOS
King Street/Eisenhower Avenue Traffic Analysis

--- Scenario ---
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no
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I
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S
>

Duke/Elizabeth
Duke/Holland
Duke/Diagonal
Mill/Pershing
Eisenhower/Holland
Duke/Reinekers
Eisenhower/Mill
Eisenhower/E. Mill
Duke/Washington
Duke/Patrick
Mili/Stovall
Eisenhower/Stovall
Duke/Henry
Pershing/Stovall
Duke/Callahan
King/Callahan
Telegraph/Pershing
Duke/N. Quaker
Eisenhower/Clermont
Van Dorn/Eisenhower
King/Commonwealth
Duke/Taylor Run

N. Quaker/Trinity
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* Additional road improvements added to network

Source: Frederic R. Harris analysis of King Street/Eisenhower Avenue Traffic
based on City of Alexandria Traffic Mode! outputs

Scenario Two - Impact of Minimum Growth in the Study Area

This scenario adds 1.9 million square feet of commercial development in the study area and 7.4 million
square feet of commercial development in the remainder of the City. Relative to the No City Growth
scenario, the addition of 9.3 million square feet of development Citywide would cause only one more
intersection to operate above capacity. Only Van Dorn Street southbound between Edsall Road and
Pickett Street and part of Eisenhower Avenue east of Telegraph Road would be markedly over capacity
(Figure 3).

Scenario Three - Impact of Moderate Growth within the Study Area
This scenario adds 5.1 million square feet of commercial office development and 1885 residential units
within the study area. All of this incremental development reflects the CNS project and the development

of a Oliver T. Carr owned site on Mill Road. This additional development resuits in two more intersections
operate at level of service "F". The most significant increases in congestion occur within the eastern end -
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Figure 3 ( 1 992)

Frederic R. Harris Alexandria Transportation Analysis
Scenario 2: Minimal Growth in E. Valley/2010 Growth in Region
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of Cameron Run Valley on Eisenhower Avenue, Mill Road, Pershing Avenue and the Beltway connector-
distributor road. Congestion also increases on some streets in the King Street Metro area on the south-
bound segment of Quaker Lane just north of Duke Street (Figure 4).

Scenario Four - impact of Intense Development in the Study Area

This scenario adds 3.3 million square feet of office development and 8,904 residential units above Scenar-
io Three. Scenario Four results in significant congestion throughout the study area. Five more intersec-
tions are operating at level of service "F" than in the previous scenario; in total, 15 of the 23 intersections
would be operating above capacity. Congestion increases markedly within the King Street area and also
increases west of the railroad tracks on Russell Road, Commonwealth Avenue and Callahan Drive (Figure
5).

After analyzing the impacts of the four different land use scenarios on a base 2010 street network, the
Harris study tested the impacts of additional roadway improvements on congestion in the City. Five
major improvements, shown on Figure 6, were tested for Scenarios Three and Four:

Construction of the Clermont Connector

Construction of the Bluestone Connector

Widening of Van Dorn Street between the Beltway and Eisenhower Avenue
Construction of the Daingerfield Road /Wolfe Street extension

Widening of Eisenhower Avenue between Telegraph Road and Holland Lane

* % * % »

The effect of these street improvements on traffic conditions in Scenario 3 are dramatic. (Figure 7 and
Figure 8). Of the 23 intersections analyzed in this study, 15 improved when these road improvements
were added, including four intersections which improved from level of service F. Three intersections did
get worse, but none deteriorated to level of service F. The addition of these improvements relieves almost
all of the congestion within the Eisenhower Valley on Eisenhower Avenue, Mill Road, Pershing Avenue and
Holland Lane. Congestion along Duke Street between Callahan Drive and Quaker Lane is alleviated by
these improvements. Traffic does increase on one segment of northbound Quaker Lane, but operating
conditions do not deteriorate below level of service "E." These improvements will impact Jordan Street
which will experience substantially more traffic. However, Jordan Street will not operate below level of
service "D" except for one short segment. The Bluestone connector becomes congested, attracting more
traffic than its capacity; the Clermont connector introduces congestion on Clermont only south of Eisen-
hower Avenue.

For Scenario Four, the effects of the 5 improvements are also marked, although substantial congestion
still remains because of the high development levels in this scenario (Figure 9 and Figure 10). Of the 23
intersections studied; 17 get better with the improvements, including 4 that improve from level of service
F. Two intersections get worse, but they do not exceed capacity. Improvement occurs within the Eisen-
hower Valley on Eisenhower Avenue, Mill Road and Holland Lane. Congestion also decreases west of the
railroad tracks on Russell Road and Commonwealth Avenue. Bluestone becomes congested, as does a
section of Quaker Lane in the southbound direction.

Ve
Several important conclusions can be made from the Harris traffic analysis. These are described below.

*

At a minimym, three basic road improvements are needed in the valley:
- the Clermont interchange,
- the Beltway Connector Road
- and the Telegraph Road flyover ramp.

Even with these improvements, congestion will occur and additional improve-
ments will be needed.

30



s

Figure 4 (1 992)

Frederic R. Harris Alexandria Transportation Analysis

Scenario 3: Market "Plus" Growth in E. Valley/2010 Growth in Region
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Figure § ( 1 992)

Frederic R. Harris Alexandria Transportation Analysis
Scenario 4: Extensive Mixed Use Growth in E. Valley/2010 Growth in Region
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Figure 6 ( 1 992)

Frederic R. Harrls Alexandria Transportation Analysis
Proposed Road Improvements Included In Scenarios 3 and 4
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Figure 7 ( 1 992)
Frederic R. Harrls Alexandria Transportation Analysis

Scenario 3 With Proposed Road Improvements
eeee Problem Strect Segments

O Problem Intersections (Level of Service F) N )

Van Dorn Street
North Quaker Lane

we

o
$
&
[~]
$=3
¢
E 3
g
a
£
3
(%]

puke street

Bluestone Road
0000000000

gisenhower Avenu®

King Street / Eisenhower Avenue @
Area I__’i:g_\

\ ;
e

Aussell Road

Commonwu\\h Avenue



193

Figure 8 (1 992)

Impact of Proposed Improvements on Scenario 3
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(1992)

Frederic R. Harris Alexandria Transportation Analysis
Scenario 4 With Proposed Improvements

Figure Y
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Figure 10 (1992)

Impact of Proposed Road Improvements on Scenario 4
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x A second level of iniprovements: including

- connectors between Eisenhower Avenue and Duke Street,
- widening of the eastern end of Eisenhower Avenue,

- widening of Van Dorn Street south of Eisenhower Avenue
- and the Wolfe Street/Daingerfield Road extension;

would help to accommodate development in the Valley with limited impacts on
other parts of the City. ‘

With these additional improvements a modest level of development, 6 million
square feet of office development and 1885 dwelling units, could be accommo-
dated. Even with these improvements, there would be congestion on the street
system, but aimost all of the worst intersections and street segments would be
located either within the Valley, on Duke Street between Telegraph Road and
Holland Lane, or at locations which even today are highly congested.

The development of 6.0 million square feet of office in the study area begins to
push the limits of tolerable road conditions, even with all possible road improve-
ments in place. ’

Unless other major road improvements can be identified, no additional traffic can
be accommodated on the City's streets without major impacts given current
travel behavior.

However, additional levels of development could be accommodated if develop-
ment generated fewer than expected vehicles; that is, if vigorous transportation
demand management programs reduced single occupant vehicles and increased
carpool, vanpool and transit use, a proportionate amount of additional develop-
ment could be accommodated.

Conclusions

To realize additional development in the King Street/Eisenhower Avenue area without unduly impacting
residential areas, the City needs to consider, as a package, the following approaches;

1. Coordinate the provision of additional roadway improvements with the phasing of development.
This will ensure that develepment proceeds in concert with added traffic capacity.

2, Require a Transportation Management Association (TMA) within the study area. This can provide
a comprehensive and effective approach towards planning and administering TMPs within the

area.

3. Create a Transportation Improvement District to finance road and transit improvements in the area
and to finance the TMA.

Street Improvements

Based on the Harris Report findings the following road improvements have been identified as needed to
accommodate growth within the study area (see Map 9).
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Map9 (1992)

Planned and Proposed Road Improvements
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1. Telegraph Road Improvements plus Flyover Ramp

Telegraph Road serves as both a major traffic portal into the City and a major portal into the study area.
By serving this dual role, it has become one of the most congested City streets. Traffic back-ups and
long delays are common on Telegraph Road, particularly in the evening peak hours. Currently, most
backups are a result of problems at the Woodrow Wilson bridge or in Fairfax County at the
Telegraph/Huntington and Telegraph/King's Highway intersections. There are also major problems
generated by the configuration of the intersection of Telegraph Road with Mill Road and Pershing Avenue,
which provides a major point of access into the eastern portion of the Cameron Run Valley. .

Two types of actions to improve Telegraph Road are needed. First, both the Clermont Interchange and
the Beltway Connector/ Distributor Road will need to be constructed to relieve the pressures on Tele-
graph Road. Second, the Telegraph Road interchange needs to be improved to provide easier access
into the eastern portion of the Cameron Run Valley. The City should pursue a study to improve Telegraph
Road in conjunction with the Woodrow Wilson Bridge Study.

One improvement to Telegraph Road which should be considered, is the construction of a ramp from
northbound Telegraph road just south of the I-95 interchange which would connect to Stovall Street. This
ramp would allow northbound Telegraph Road traffic destined to the Cameron Run Valley to use the ramp
instead of Pershing Avenue to access valley development. This ramp would also be used by eastbound
Beltway traffic to access the Valley.

The effect of this improvemnent is to allow traffic to access the eastern portion of the Cameron Run without
being mired in congestion at Telegraph and Pershing Avenue. The Harris study showed that the Beltway
flyover from the Telegraph Road ramp is one of three essential improvements needed in the Valley.

2. Beltway Connector Road

The traffic analysis shows that additional Beltway access into the study area is needed to relieve Tele-
graph Road. One of the major roadway improvements proposed in conjunction with the CNS project is
construction of a coninector road parallel to the Beltway which would connect to. Mill Road and allow
westbound traffic on the Beltway to enter the eastern Cameron Run Valley area. The Connector Road
would also allow westbound traffic to exit from the Eisenhower Avenue area but only to go towards Fairfax
County. Traffic originating from Maryland, therefore, would still have to use Telegraph to go eastbound
and back across the Woodrow Wilson Bridge.

3. Clermont Interchange

Although located outside of the study area, the proposed Clermont interchange with the Beltway will
greatly improve access into the entire valley. This project is in the State's Five Year Plan; an EIS is being
prepared. The planned interchange, which connects into the valley via Eisenhower Avenue, was identified
in almost all studies, including the Harris study, as an essential improvement.

4. Holland Lare/Daingerfield Road-Wolfe Street Extension

Another road improvement proposed by the CNS developers is the widening of Holland Lane to four
lanes. The intersection of Holland Lane with Duke street is a problematic one, primarily because of the
offset between Holland Lane and Reinekers Lane at Duke Street. This offset produces functional and
operational problems. Although widening Holland Lane is needed, other road improvements will also be
required to make the Duke Street/ Holland Lane intersection work.

One possible improvement, tested in the Harris Study, is the extension of Daingerfield Road south of Duke
Street to Wolfe Street which would be constructed to Holland Lane. Street. Right turns could be prohibit-
ed from Holland Lane to Duke Street. Instead, traffic going east or north from Holland would take the
Wolfe Street/Daingerfield Road extension. The City's traffic model shows that this improvement would
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help to relieve congestion along Hoiland Lane. Eventually, Wolfe Street could be extended to S. West
Street or S. Payne Street.

5. Eisenhower Avenue Widening East of Telegraph Road

Eisenhower Avenue is currently two lanes in each direction. As development occurs in the Valley, the
Harris study has shown that congestion will reach unacceptable levels on the eastern portion of the
Avenue. Widening Eisenhower Avenue to three lanes in each direction between Mill Road and Telegraph
Road would provide the capacity needed to avoid congestion.

6. Mill Road Realignment and Extension

Mill Road’s meandering alignment limits its traffic carrying capacity poorly serves potential development
sites. Realigning Mill Road would remove its awkward curves and improve its traffic carrying capacity.
Also, extending Mill Road westward through the two large parcels west of Telegraph Road would provide
additional access to these sites, which are now served only by Eisenhower Avenue.

Transportation Management Association

A coordinated approach is needed to implement Transportation Management Plans. Additional develop-
ment will be able to be accommodated in the Valley proportionate to increased transit usage and carpool-
ing and by people living and working in the Vailey. To the extent these shifts in transportation mode
occur, there will be less need for additional road improvements beyond what has been identified and less
political pressure to curtail development in the future.

A Transportation Management Association to include all development parcels in the study area is likely to
result in better managed, better financed and more effective transportation management plan programs.

Transportation Improvement District

The local share of transportation improvements within the study area should be funded through a Trans-
portation Improvement District (TID) which assesses developers the cost of improvements based on
square footage of development. The State has adopted legislation, effective July 1, 1990, which will allow
the City to establish a TID to finance Cameron Run Valley improvements. To create this district, the City
must adopt a transportation improvement plan for the area and include this plan as part of the City's
Capital Improvements Program.

URBAN DESIGN ANALYSIS

.

The urban design section examines the physical conditions of the King/Eisenhower Avenue area in terms
of the opportunities and constraints for mixed use, transit oriented development. The analysis forms the
basis for a land use concept and for possible development guidelines regarding the height, bulk and siting
of buildings. Also, the analysis examines more specific urban design issues related to public improve-
ments such as street, pedestrian and open space systems.

The focus of this analysis is the largely undeveloped Eisenhower Avenue Metro station area where there is
a need to set development guidelines and to coordinate both private and public improvement activity.
The King Street Metro area is not included in the general analysis since redevelopment is near completion
and the character of development largely established.
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Eisenhower Avenue Area

As stated earlier the Eisenhower Avenue area has not produced mixed use residential, retail, office and
hotel development. This analysis explores the feasibility of encouraging coordinated mixed use develop-
ment around the metro station and examines the various development sites in terms of their suitability for
different uses, building heights and densities. The analysis also examines traffic, pedestrian and open
space systems to determine how best to accommodate increased demands for access, circulation, open
space and recreational needs created by new development and how to best link potential deveiopment
sites into a coherent whole.

Constraints and Influences

Map 10 summarizes the major constraints and influences affecting prospective mixed use development in
the Eisenhower Avenue area. These constraints include those physical factors, natural and man-made,
which exert a negative influence on the suitability of mixed use development including residential uses.

Physical Barriers

The area is characterized by large scale public facilities, railroad trackage, major arterials, an interchange
with its associated ramp system, a major freeway, Metrorail trackage serving two Metro lines and a Serv-
ice/Inspection Yard and a drainage system which cuts through portions of the area. All of these factors
tend to create physical barriers which isolate the area from the rest of the City, separate potential devel-
opment sites, make pedestrian access difficult and make some sites unsuitable or less attractive for cer-
tain land uses such as residential.

Soils and Drainage

Another development constraint is drainage and soil conditions. Cameron Run, Hooff's Run, Mill Race
and several other open channels flow near or through the area en route to Hunting Creek and eventually
to the Potomac River. :

The drainage area, with its high water table and periodic backup and flooding, combined with the fact that
parts of this area have been used as landfill and contain poor soil, can adversely affect development,
making construction unbuildable or very costly. .

In other cases, the high water table and poor soil conditions may make underground parking unfeasible or
limited to one level. As such, large developments are likely to include sizable above grade parking struc-
tures which can be dominant visual elements of any building design.

Image and Built Form

Another developfnent constraint is the negative image associated with the Eisenhower Avenue area. It is
this negative image which causes some to dismiss the possibility that this area could attract residential
development.

This image reflects the isolation of this area from the rest of the City and the area’s industrial character--its
railroad facilities, scrap yard and concrete mixing plant. This image stems also from the area’s lack of
development, the presence of large tracts of bare, desolate looking land.

However, another factor which makes it difficult to envision the area as a location for quality development
is that what has been built in the Eisenhower Avenue area to date does not convey a sense of coherent
urban form, and certainly does not realize the great potential of a Metro station area.

.
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Opportunities

Although the Eisenhower Avenue area is negatively affected by the constraints and influences discussed
above the area also enjoys some considerable advantages and opportunities (Map 11) as a potential
development area.

The area is well located near a,major regional highway facility - I-95 and has great visibility to the Beltway.
Improving accessibility to the Beltway would improve the attractiveness of the area for development.

The area is also located next to two Metro Stations which are only one-half mile apart. Metro stations
provide an extra margin of accessibility which has attracted development around most transit stations in
the Washington Metropolitan area.

In addition to Metroralil, there is the prospect that Commuter Rail can be initiated in two years and that bus
service within the Valley can be greatly enhanced once the Van Dorn Station is in operation. The Eisen-
hower Avenue area also has the advantage of large sites under single ownership which increases the
possibility of phased mixed use development.

The fact that the Cameron Run Valley is in a stream valley also presents an opportunity. A stream valley
open space/ bicycle and pedestrian system can be developed in the area to link development, especially
residential uses, to recreational facilities, to other developments, to the metro stations and to other parts
of the city. It may even be possible to link this system via a bike trail to the Mt. Vernon Bikeway along the
Potomac River.

There also may be opportunities to provide additional active recreation areas to serve new development.
These areas may be appropriately located near the confluence of Hooff's Run and Mill Race and tied into
the overall bikeway/pathway system. :

Via the CNS project, there are also opportunities to lessen the Valley's isolation and to establish stronger
connections between the Eisenhower Avenue area and the King Street Metro area, to make the Eisen-
hower Avenue area more a part of the fabric of the City.

Finally, because the Eisenhower Avenue area is located in a valley, removed from the established, low
scale residential neighborhoods, there are opportunities to allow taller buildings without necessarily creat-
ing visual impacts to neighborhoods or City landmarks.

Allowing taller buildings in the Valley would provide views of the Potomac River and of the Old Town area
which could in turn encourage quality development, especially, residential uses. Nevertheless, talier build-
ings need to be sensttively sited and carefully designed to avoid blocking views of landmarks such as the
Masonic Temple.

Ve
Planning and Design Considerations for Development

Building upon the constraints and opportunities outlined above, this section examines a land use concept
and possible design guidelines for development within the study area.

Land Use Concept
The land use concept shown in Map 12 reflects the desire to encourage a mix of office, retail, residential,

and hotel development along with publicly oriented open space, recreational, entertainment and cuitural
tacilities.
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The Plan follows these principles:

* that mixed use development at relatively high densities should be encouraged
near the two transit stations

* that development furthest from the stations and more likely to rely on travel by
auto should be more at lower densities.

* that residential development is most suitable in locations which are within a
convenient walking distance to a metro station and accessible to open space
and recreational facilities.

For purposes of describing the land use concept the study area is divided into five subareas; King Street
Metro, CNS site area, Hooff's Run, Eisenhower Avenue Metro and West of Telegraph Road.

King Street Metro_Station

Considering that the King Street Metro Station area is mostly built up, the concept plan primarily reflects
the current pattern of development. The Plan encourages a mix of office, retail, hotel and residential uses
west of Peyton Street. Because of Metro proximity, residential uses should be allowed at higher densities
than other, non-Metro, locations. Ground floor retail uses are desired along King Street and Duke Street
west of Holland Lane.

CNS Site Area

The area south of Duke Street and between Hooff's Run, Eisenhower Avenue, Mill Road and the Metro
tracks to the west provides an opportunity to encourage integrated mixed use development on a large
tract of land located between two Metro Stations. Most of this area is the site of the proposed CNS
project.

The concept plan calls for a residential district to be concentrated nearest Holland Lane and nearest a
potential park area along Hooff's Run.

Office development would be concentrated toward the western portion of the site and along Eisenhower
Avenue.:

Retail uses would be concentrated along the south side of Duke Street to complement the retail shops
under construction along the north side of Duke Street. Business service oriented retail uses would be
concentrated within the office core area.

A pedestrian system should tie together the various land use elements within the area making all parts of
the site conveniént and accessible to pedestrians with minimum vehicular conflicts. There would also be
strong pedestrian linkages to the King Street and Eisenhower Metro Stations.

Hooff's Run Area

This is an area bounded by the eastern end of Eisenhower Avenue, Mill Road, the Capital Beltway and
Hooff's Run. The area includes industrial uses such as warehousing and a concrete mixing plant, the
Public Safety Center, the American Trucking Association office building, vacant land and portions of Mill
Race and Hooff's Run.
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The concept plan calls for office uses along Mill Road and the retention of industrial uses east of Hooff's
Run Drive and furthest from the Metro station and adjacent to the Sanitation Authority for the mid-term
future; in 10-15 years the area may be suitable for redevelopment at moderate densities. A portion of this
area, focused on the convergence of Mill Race, Hooff's Run and including the flood plain area should be
maintained open as park as part of the stream valley system.

Eisenhower Avenue Metro Station Area

The concept plan indicates high density, mixed use development for the area nearest the Eisenhower
Avenue Metro Station and located between Mill Road. Telegraph Road and the Beltway. generally, would
be oriented.

West of Telegraph Road

This area is furthest from the Metro Station and is located between two major barriers, the S&! Yard and
Telegraph Road. The concept plan calls for moderate density commercial office development on the
south side of Eisenhower Avenue and a mix of medium density commercial office, retail and hotel uses on
the Cameron Center and Foundry tracts located on the north side of Eisenhower Avenue.

Development Guidelines

The land use concept provides a generalized picture of where different land uses should be located within
the study area. To further clarify this picture, however, guidelines need to be established to indicate how
these land uses should be translated into three dimensional forms and how these forms should be related
within the study area and to the City. These guidelines concern height, massing, building orientation,
parking, open space and pedestrian movement.

Height

The setting for Valley development is a large, isolated, underdeveloped area located in a stream valley and
affected by dominant, large scale elements such as railroad tracks, the Capital Beltway, Telegraph Road,
the Metro aerial structure and some large office buildings. Given this setting, large scale buildings may be
appropriate and can be accommodated in the area without necessarily negatively impacting other parts of
the City.

To say that tall buildings may be acceptable does not mean that any tall building or complex would be
appropriate. Building heights and scale need to be sensitive to three factors; the impact on the urban
design of the City and the impact on proposed mixed use development in the Valley.

Shooter's Hill is the most prominént natural feature and the George Washington Masonic Temple is the
most prominent landmark and important point of orientation in the eastern part of the City. The Temple,
sited on Shooter's Hill at a 120 foot elevation, reaches a height of 450 feet and can be seen from almost
anywhere withinjhe downtown area and from within the Cameron Valiey.

The Cameron Valley is generally at an elevation of 20 to 30 feet. The tallest buildings within the Valley, the
Hoffman Buildings, are approximately 160 feet. From a distance, these buildings do not visually block any
portion of the Masonic Temple or project beyond the horizon created by Shooter's Hill. In terms of height,
buildings in the eastern Cameron Valley ranging up to perhaps 200 feet can be constructed without
unduly blocking views of most of the Temple structure.

Very tall buildings, especially if massed together, can effect block views of the Temple and have such a
dominant visual effect that they begin to compete with and detract from vistas of the Temple and Shoot-
er's Hill. While a single tower may be fine, if taller buildings are also massive or if taller buildings are clus-
tered together. the result might be more like Crystal City or Rosslyn. Alexandrians will need to determine
whether that kind of development conveys an image of Alexandria they like.
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The impact on Shooter's Hill is illustrated in Map 13 which is a section of the area looking east showing
the relationship between the Masonic Temple, existing Hoffman Buildings, and possible 345 foot buildings
located on the Hoffman property. As shown, the large buildings overwhelm the Temple in terms of scale
and height and mass. One way to at least mitigate the visual impact of tall buildings on the Temple is to
gradually reduce building mass on the upper portions of a building tower.

Not all tall buildings are necessarily inappropriate. Taller buildings can be located and designed to
enhance or reinforce views of the Masonic Temple. Taller buildings may be needed to create a landmark
and identity for a project. Nevertheless, the impact of tall buildings on the Masonic Temple should be a
basic consideration for evaluating the appropriateness of buildings above 150 feet within the eastern
portion of the Valley.

The King Street Metro Station Area Height District adopted the principle that there should be a height
transition between established, lower scale neighborhoods and commercial development areas. This
principle should be applied to the CNS site. Taller buildings should be oriented away from Duke Street,
towards the interior and southern portion of the site.

Building heights need to be arranged to create variety; more importantly they need to create a hierarchy
which emphasizes landmarks and vistas, provides transitions between buildings and their functions and
which differentiates between areas of development.

Parking Location

The King Street Station Area Parking District requires that 75% of the parking in the area be structured
unless a special use permit is obtained, and prohibits parking from fronting a street.

The principle that parking should be buried or screened should be generally applied to the entire study
area. It is understood that due to soil conditions and expense not all parking can be placed underground.
However, surface parking should be minimized; above grade parking should be located in block interiors
screened from public view. In no cases should parking structures or large areas of surface parking front a
street. Where possible, larger parking structures should abut physical barriers such as the Beltway, rail-
road tracks and Telegraph Road, locations which are removed from pedestrian activity.

Open Space/Streetscaping

Development should use and improve the stream valley system found in the eastern portion of the Valley.
Cameron and Hooff's Run provide a natural basis for a greenway system. At the western end of the study
area, a portion of the land adjacent to Cameron Run should be used as a green way system to provide an
upgraded connection to park facilities further west.

To the east, Mill Race should be preserved and improved to link to open space along Hooff's Run. The
cemetery and open space along Hooff's Run in the area north of Eisenhower Avenue should be also be
maintained as park.

In light of the potential impact of Valley development on the City's recreational facilities, the City should
consider whether additional land within the Valley should be designated for acquisition. The anticipated
level of development in the Eisenhower area will put tremendous demand on recreational facilities and
there are limited opportunities for land acquisition elsewhere in the City.

Part of any open space system in an urban area is streets. To complement the stream valley concept, the
eastern portion of the Valley needs a system of streets and a strong streetscaping program. The focal
point for streetscaping should be Eisenhower Avenue. This Avenue should be developed as an urban
boulevard with a treed median and planting areas. Streetscape standards and development controls
should be developed regarding setbacks and building orientation to ensure consistent and continuous
development pattern along the Eisenhower Avenue.
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G A C

The primary goals are:

" to create lively, mixed use office, retall, residential and hotel deveigpment supported by open
space, recreational, entertainment and cultural amenities

S to ensure that adequate transportation facilities are avalilable to support development and to
minimize traffic impact to neighborhoods

. to ensure that development protects and enhances the character of the City, its landmarks and its
neighborhoods

To further these goals Plan abjectives are:

Land Use

1. to encourage quality, high density mixed use development, near the Eisenhower Avenue and King
Street Metro Station areas

2, to reduce development densities in areas where mixed use Is not sut{able' and where sites are not
within convenient walking distance of a metro station

3. to strengthen and 1o enhance the stream valley open space and trail system within the study area
and to connect this system to other parts of the City

4. to create new opportunities for passive and active outdoor recreationai facilities

Develgpment/Design

5. to encourage a system of streets and blocks which provides an urban framewaork for area devel-
opment

6. to establish an urban design character for Eisenhower Avenue as a major urban boulevard

7. to encourage a variety of building heights in the development area compatible with City tand-
marks and vistas

Transportation N

8. to make the levels and pace of development contingent upon the availabillty of transportation
facilities to accommodate additional traffic or upon stringent TMP measures to reduce single
occupant vehicles

Q. 1o improve access to the Valley by providing new road connections from 1-85

10. to improve transit facilities serving the area

11. to reduce Single Occupant Vehicle use through rigorous Transportation Management Plans in
conjunction with development within the study area

12. to provide safe, convenient pedestrian bicycle access to Metro
Amended 12/12/98, Ordinance 4030:

13. Streets should be people friendly, with usable pedestrian and bicycle paths the length of Eisenhower Avenue, and human scale signage,
lighting, and street furniture.

14. Public transit should continue to be emphasized; linkages should be provided to transit opportunities from the major development projects.
15. When City-owned parcels in the Eisenhower Avenue area are made avilable for reuse, give consideration to using those parcels for park.
16. City-owned peoperties should be operated in such a way as to minimize emissions of odors, dust, dirt, trash, and other noxious matter, and

should present a clean and neat exterior appearance.

55


















Map 16
King Street Metro/Eisenhower Avenue Land Use,

as amendEd Amended 6/18/94, Ordinance 3739
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This map is for historic reference only. For currently approved land use, please refer to Map 16.


















This map is no longer being updated. For
current zoning, please refer to the citywide
zoning map on the GIS Standard Maps
webpage, www.alexandriava.gov/gis.

Map 18 - Existing Zoning



This map is no longer being updated.
For current zoning, please refer to the
citywide zoning map on the GIS
Standard Maps webpage,
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Map 19- Proposed Zoning



This map is no longer being updated. For
current zoning, please refer to the citywide
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Map 20 - Zoning Changes



Not shown: Amendments 4127 and 4277 regarding the
Duke Street Coordinated Development District do not apply
as a result of the adoption of the Eisenhower East SAP.
Please refer to Ordinance 4293.



Not shown: Amendments 3705, 3879, 3970, 3983, and 3988
regarding the Eisenhower Coordinated Development District
do not apply as a result of the adoption of the Eisenhower
East SAP. Please refer to Ordinance 4293.
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This map is for historic reference only. For current height limits,

(1992) please refer to Map 23.
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Map 24b
Transportation Recommendations
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