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AMENDMENTS TO 2017 OLD TOWN NORTH SMALL AREA PLAN - as of 3/16/2024

Master Plan Amendment #

Ordinance #

Passage Date

Description/Address

Small Area Plan

Land Use Change

MPA2017-0007

5136

5/12/2018

901/901A N Fairfax Street

OTN

Change in height to 142 ft for the existing tower

MPA2022-00001 and 00002

5450

9/17/2022

1300 N Royal Street, PRGS site

OTN

Change in height limits; Adoption of PRGS Urban
Design Standards and Guidelines and PRGS Design
Excellence Prerequisites

MPA2023-00001

5491

5/13/2023

300, 312, 320 Montgomery St.; 805, 807, 809, 815
N. Royal St. and 806, 816 N. Fairfax St.

OTN

Change in height to allow 53 ft

MPA2023-00005

5514

12/16/2023

All Master Plan
Chapters

1. Amending the following sentence in the City's
Master Plan wherever it occurs, as follows: "Areas of
the city currently zoned residential should remain

zoned for residential use atre-higherthan-their
currentdensity.”

2. References to low density will continue to refer to
development configuration that limits overall
building height and lot coverage compatible with the
existing neighborhood.

3. Ensure race and social equity is "incorporated and
centered in all planning" per City Council's Resolution
2974 including, but not limited to, all references to
preserving and protecting neighborhoods and
character.

MPA2023-00006

5521

2/24/2024

300 Wythe and 600 N. Fairfax St

OTN

Amend Development Table to amend proposed
zoning, FAR, and total allowable development;
amend height limit for the property from 50 to 85
feet

MPA2023-00008

5526

3/16/2024

1201 E Abingdon Dr

OTN

Amend height limit for the property from 50 to 65
feet




Old Town North Small Area Plan
Adopted by Ordinance #5082 on September 16, 2017
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1.1 INTRODUCTION

I. VISION STATEMENT

In order to implement the vision statement, the Old Town North Small Area Plan is based on the
following principles:

1. Elevate the importance of design excellence through design standards and guidelines.
Achieve a balanced mix of residents and employees.
Focus retail in concentrated areas.
Establish land uses and building heights compatible with the neighborhood.
Encourage arts and cultural uses.
Provide amenities and strategic zoning amendments to retain and attract commercial uses.
Establish a conceptual framework for the redevelopment of the former power plant site.
Enhance the design of the public realm in a way that prioritizes the pedestrian.
Create a mix of uses with transit options offering a lifestyle that is independent of automobiles.
. Provide a range of housing opportunities for a diverse population.
. Create a variety of passive and active open spaces with an additional 7 to 10 acres of new public
parkland.
. Promote sustainability for the former power plant site with a goal of carbon neutrality by 2040.
. Utilize sustainability measures based on the priorities of water quality, stormwater, green
infrastructure, energy and green building.
14. Incorporate the history of the plan area into future redevelopment sites, parks and open spaces.

WoOoNOURAWN

=
= O

=
w N

The Old Town North Small Area Plan (Plan) and the accompanying Urban Design Standards and
Guidelines (Design Standards and Guidelines) create a comprehensive blueprint with implementation
strategies to guide future improvements within the Old Town North plan area (plan area). It is essential
that as redevelopment occurs, buildings, open spaces, proposed streets and new public spaces be held
to high design standards to achieve the intent of the Plan. This will result in cohesive and high-quality
redevelopment and a place that brings lasting value to the community and the City

The Plan has been developed through a collaborative process with the Old Town North Advisory group
and the community. Background on the planning and community engagement process is outlined
further in the Appendix.

8| OLp Town NORTH SmALL AREA PLAN
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The illustrative plans and
concept  diagrams on this
and the following pages are
intended to show potential
design character of buildings
and public spaces consistent with

the Plan recommendations. The
exact location, scale and design
character of public and private
improvements may differ from
the illustrative plans and concept
diagrams and will be subject
to compliance with applicable
development review approvals,
the Zoning Ordinance and
existing City plans and policies.

Illustrative buildings for Canal

Center and the former power

plant site are not shown. Building
. | square footage and heights for |

“The ballet of the good city...never | canal Center and the former
repeats itself from place to place, and in @ Power plant site will be subject §

, let T to compliance with the Design |
any one p/ace IS always epliee b Standards and Guidelines and |
improvisations.” - Jane Jacobs further coordination with the

National Park Service.

1 INTRODUCTION| 9
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2.1 LAND USE AND ECONOMIC DEVELOPMENT OVERVIEW

I. LAND USE AND ECONOMIC DEVELOPMENT STRATEGY THE PLAN IS BASED ON THE FOLLOWING STRATEGIES

Alexandria is a City of vibrant neighborhoods. The Old Town North 01 Balance Mix of Uses
neighborhood hasits own unique characterand rich history. The plan -

area has waterfront access and views; waterfront and neighborhood
parks; a mix of uses that offer residents a variety of neighborhood

services and amenities; and good access to public transit. The Plan . :
) . n 02 Retail Concentration
builds on these attributes by providing a framework for future land

uses, urban design, arts and cultural uses, and the redevelopment
of the former power plant site. Figure 2.01 illustrates the many
components that will need to work together to enhance the vitality gg 03 Art and Cultural Uses

and economic sustainability of Old Town North.
04 Streetscape Improvements

05 Design and Placemaking

06 Regulatory Incentives
07 Office Retention and Attraction

Office
Retention &

st Attraction
Regulatory .
Incentives

Neighborhood
Character

Design &
Placemaking g Balance

Mix of Uses

]
=M
Streetscape

Improvements

Art &
Cultural
Uses

@ 08 Neighborhood Character

Figure 2.01: Community Vitality and Economic Sustainability

12| OLp Town NoRTH SMALL AREA PLAN
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2.2 LAND USE

The land use concept is based on a progressive design philosophy reflecting
the City’s commitment to sustainability and placemaking. The public realm
— public parks, streets, sidewalks, and pathways — is a focus of the land use
strategy which is intended to favor pedestrians over cars. The land use strategy
is integrated with the transportation strategy to achieve mobility without
dependence on the automobile.

Residential uses will likely be a significant portion of many of the redevelopment
sites; however, the Plan recommends approaches to attract commercial uses to
the plan area and retain some of the existing commercial uses by enhancing the
amenities (open space, bicycle connections, access to the Metrorail Stations,
retail etc.) necessary for their future success.

Figure 2.02: Residents and Employees in Old Town North

12,486

SMALL AReA PLAN

I. BALANCED MIX OF LAND USES

The goal of the Plan is to provide a balanced mix of residents and employees. A
balance does not mean an equal distribution of square footage and/or land area
for each use. Average occupancy for existing non-residential uses in Old Town
North is approximately 3.5 employees/1,000 square feet, while residential is
approximately 1.5 residents/unit. Therefore, to provide a balance of residents
and employees, approximately two to three times more residential than office
square footage is necessary. The anticipated and planned development will
enable a better balance of office and residential uses as shown in Figure 2.02.
While a significant portion of the redevelopment sites will likely be residential,
strategic and concentrated areas of office, retail, and commercial uses are
recommended.

11,578 LEGEND
9,745 V
/ I Employees Portion of employees on
former power plant site
7,720 [ Residents Portion of residents on
/: : former power plant site
Notes:
1. 1.5 person per household assumed for proposed new residential
2,097 3,118 development based on 2015 average household in Old Town
North.

2. 3.5 person per 1,000 square feet for office space and non-
residential use. New office construction occupancy will be higher
than the current occupancy rate in Old Town North.

1990 2015 Plan

2040

2 Lanp Use anp Economic Deveopment| 13
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Il. GENERAL LAND USE CONCEPT (SUBAREAS)

The land use recommendations are based on the land use strategies and the general land use concept
(Subareas). The general land use concept for Old Town North (Figure 2.03) emphasizes the mixed-
use nature of the plan area and includes a Mixed-Use/Innovation District that seeks to build on the
neighborhood's and the City's creative economy.

The plan area is divided into five Subareas reflecting the varying uses, characteristics, and building
forms within the plan area. The Subareas are intended to complement each other through appropriate
transitions and connections to facilitate the physical and visual cohesiveness of the community’s urban
fabric and experience. It should be noted that the Subarea categories refer to general characteristics.
For example, the Predominantly Residential Subarea will also have mixed-use elements and the Mixed-
Use Innovation District Subarea will also contain residential uses.

In addition to the five Subareas, the Plan identifies Retail/Arts and Cultural Areas and Corridors (Figure
2.04) which focuses retail, arts, and cultural uses in concentrated strategic corridors and includes the
designation of North Fairfax Street as an Arts Corridor (Figure 2.05)

The following Subareas and associated principles inform the Old Town North Urban Design Standards
and Guidelines (Design Standards and Guidelines).

14 | OLo Town NORTH SMmALL AREA PLAN
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Figure 2.03: General Land Use Concept Plan (Subareas) @m
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Subarea 3 - Waterfront Open Space elements and the Mixed-Use Innovation District Subarea will
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Subarea 1 - Washington Street Gateway

North Washington Street at the Memorial Circle is where the George Washington
Memorial Parkway (Parkway) transitions from a pastoral setting to an urban setting.
With a broad range of building types and architectural styles lining Washington Street,
the streetscape becomes essential to unifying the street and Parkway while protecting
the memroial character of the Parkway. This street functions as an important gateway
entrance to the plan area and the City.

The Design Standards and Guidelines provide recommendations for streetscape
improvements that will be applied to Washington Street which further promotes its
function as an important gateway to the plan are and the City. All of Washington Street
and the adjacent parcels located within the Old and Historic Alexandria District (OHAD)
are subject to review by the OHAD Board of Architectural Review (BAR).

The Mill - Alexandria, VA

HUNTINGTON WILKES PENDLETON BASHFORD
CREEK STREET STREET LANE
< AREA 4 AREA 3 AREA 2 |
| | =L ._f = 5 e i 2
a— 5432 z " = i H] L‘Ij ..; ow :‘.“. = y
R 7 I P B B \
]
.
MEMORIAL t
CIRCLE soel ™
RIal
' oene? LEGEND GN
FOUR SECTORS OF WASHINGTON STREET DEFINED Sae="’ N ——
IN THE WASHINGTON STREET DESIGN GUIDELINES : ¢ -
: .._._.__---""“ GWMP and Washington Street

Washington Street Sectors
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QR

SMALL AREA

Principles:

1. Enhance Washington Street streetscape through the implementation of the Streetscape Chapter
of the Design Standards and Guidelines which are designed to celebrate and reflect the historical
significance of the street and its prominence as one of Alexandria’s major gateways.

2. Provide landscaping and trees to reinforce the Memorial Circle and gateway entrance to the City.
Any improvements will require approval by the National Park Service (NPS).

3. Maximize the tree canopy and landscaping along Washington Street to provide an inviting,
attractive, visually interesting, and comfortable landscaped pedestrian environment.

4. Improve east/west street connections including crosswalks, sidewalk materials, and lighting to
enhance the walkability and safety between Old Town North, adjacent communities, Braddock,
and Potomac Yard Metrorail Stations.

5. Reflectthe prominent character of Washington Street through building design, orientation, massing,
fenestration, materials, etc. A high level of design review will continue to take place through the
applicability of BAR and the Washington Street Standards and Guidelines.

6. Increase visual cohesiveness on Washington Street by locating curb cuts on side streets unless
otherwise infeasible.

" ‘g@%‘?ﬂggm *

,.q‘ M@&?}If‘r C:“"’

eorge ashmgtonen’rorla| |>a€_?rkhw ":} i ;

ijI‘.‘

| f ﬂ
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GWMP Memorial Circle - Alexandria, VA
2 Lanp Use anD Economic Devetopment| 17



Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

Subarea 2 - Predominantly Residential

The Predominantly Residential Subarea applies to two locations as shown in Figure 2.03. There are varying
types and scales including townhouses, garden apartments and multi-family buildings. While the central
portion of Subarea 2 includes commercial uses, it is still predominantly residential in character.

Principles:

1. Utilize building heights that respect the surrounding context and scale.

2. Promote residential building designs that convey residential character through architectural elements
on street frontages, ensuring that buildings are oriented to the street.

3. Create attractive and active frontages by providing landscaping, stoops and similar elements in
residential buildings with ground floor units .

4. Create contextual transitions between less intense residential uses and adjacent higher intensity
developments by incorporating height variety and transitions, landscape buffers, and other similar
means identified in the Design Standards and Guidelines.

5. Provide a combination of private and public open spaces as part of new developments that are visible
and clearly accessible from the street.

6. Integrate new commercial uses, where permitted, in a compatible manner with the adjoining buildings

and uses.

181 0Lp Town NORTH SmALL AREA PLAN

Harbor Terrace Condominiums

& Xy K

Canal Place Condominiums




Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

Subarea 3 - Waterfront Open Space

This Subarea is composed entirely of public open space and will continue to serve as passive and active
recreational space for Old Town North and the City.

The waterfront is one of the City’s, and Old Town North’s greatest assets and is a gateway to the community.
Consideration should be given to the design and scale of new buildings and improvements to existing
buildings adjacent to the waterfront, from the neighborhood as well as the water. Attention should also be
given to the design of new public spaces, to the improvement of existing public spaces along the waterfront,
and to maintaining and expanding opportunities for public access and open vistas to and from the water.

Principles

1.

Promote building design along the waterfront that reflects the character of Old Town North and the
City’s waterfront heritage.

Provide building frontages on all publicly visible sides. Backs of buildings or rear yards will not face the
water.

Employ the City’s approved Waterfront Plan Schematic Design and the Waterfront Common Elements
for design improvements and connectivity of existing waterfront open spaces.

Provide spaces to accommodate varied recreational (passive and active) uses as recommended under
the City’s approved Waterfront Plan Schematic Design in Waterfront Parks. Implementation of such
uses in appropriate sections of new open spaces should be pursued to maximize opportunities for
engagement between the public and the Waterfront and to provide opportunities for public access.

Explore opportunities to incorporate a marina(s) and expanded water-based transit on the Potomac
River where feasible, giving attention to environmental standards and public access as part of the design.

Explore opportunities to expand the plan area’s tree canopy to add shade along the waterfront but with
careful attention not to block waterfront view corridor.

Improve Old Town North east/west streets to serve as windows to the waterfront by providing appropriate
landscaping, tree canopies, lighting, and other streetscape improvements. In particular, street ends
should terminate at landscaped gardens and plazas as described in the City’s 2014 Waterfront Plan
Schematic Design and the Waterfront Common Elements.

b

o

b

SMALL AReA PLAN

ronoco Ba Park
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8. Pursue the design of a trail extension along the east side of Daingerfield Island as part of a future NPS
Daingerfield Island master plan process while remaining consistent with recommendation 3.105 (page
83) in the City’s approved Waterfront Plan.

9. Incorporate historical interpretation, to the extent possible, in all public spaces, recognizing that Old
Town North's history and development has been intimately connected with the waterfront.

The Waterfront Plan is an overlay to the Old Town North Small Area Plan. It is a blueprint for revitalizing
Alexandria’s waterfront into a world class destination through incorporation of Alexandria’s historic
beginning as an international port; opportunities for expanded and enhanced open spaces; improved
public access and connectivity along the waterfront; art and cultural enhancements; development
of the remaining private redevelopment sites; improvements to the City marina and flood mitigation
solutions.

The Waterfront plan area extends from Wolfe Street in the south to Tidelock Park in the north, between
the River to the east and Union and Fairfax Streets to the west. It incorporates a number of existing
waterfront parks in the Old Town North plan area, including Oronoco Bay Park, Wythe Street Plaza,
Rivergate Park, and Tidelock Park. There are opportunities for open space expansion and enhancements
along the Waterfront north of Tide Lock Park to the northern end of the Old Town North plan boundary.

Diagram - Rivergate Park and Southern
portion of Tidelock Park, OLIN Design

Diagram - Rivergate Park and Southern portion of Tidelock Park,
OLIN Design

20| OLp Town NORTH SMALL AREA PLAN
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Subarea 4 - Mixed-Use Core

This Subarea has a mix of uses and a mix of building types extending from Washington Street
in the west to the waterfront in the east. This Subarea includes the majority of the existing and
planned office and retail uses that generate the daytime and nighttime population essential to
keeping Old Town North active, vibrant, and enjoyable.

Principles:
1. Provide improved street access with prominent and welcoming entries through the
implementation of streetscape and sidewalk standards as described in Chapter 5 and

Appendix | of the Design Standards and Guidelines.

2. Integrate new buildings with their surroundings in terms of massing and scale to allow for a
more cohesive relationship among buildings and the street frontage.

3. Utilize appropriate building height and scale transitions, particularly when adjacent to lower
scale developments in neighboring residential Subareas.

4. Implement the Retail/ Arts and Cultural Areas and Corridors, as depicted in Figure 2.04.

SMALL AReA PLAN
. T .
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Subarea 5 - Mixed-Use/ Innovation District

This northern Subarea is primarily comprised of a 25-acre industrial site in addition to the two parcels north
of Slaters Lane. The industrial site is subdivided into two lots. A substation occupies approximately 5 acres
on the western portion of the site, and the former power plant occupies approximately 20 acres.

This area is envisioned as a Mixed-Use/Innovation District where the redevelopment of the former power
plant site will be a mixed-use development, building on a key goal of a balanced mixed-use neighborhood
for Old Town North. The Plan recommends innovation uses for the site which could serve as an economic
anchor that can attract creative entrepreneurial and commercial activities within a mixed-use environment
of housing, retail, and neighborhood amenities.

The Plan acknowledges the conceptual level of planning that has occurred for the former power plant site.
Final configuration of the former power plant framework streets, internal street grid, block sizes, open
spaces, and buildings will be subject to the intent of the Plan, the Design Standards and Guidelines, the
Zoning Ordinance as amended, and the development review process.

Principles:

1. Improve connectivity to, from, and within the site by extending the existing street to establish urban
scale blocks for the site. Figure 2.20 depicts extension of the public right-of-way including pedestrian
and/or bicycle connections into the redevelopment of the former power plant site and adjoining
substation site. The framework streets, depicted in solid orange, will be required to be constructed as
part of the redevelopment of these sites. The final design and configuration of the secondary/internal
streets, depicted in dashed orange, will be located based on the block size standards, street cross-
sections, and other applicable standards.

2. Extension of North Royal Street as a pedestrian/bicycle only connection or shared street may be
considered as part of the development review process.

3. Expand the waterfront public open space by 2 to 4 acres into the former power plant site as shown in
Figure 2.20.

4. Create an east/west linear park with active recreational uses within the rail corridor, and connect the
linear park to the Mount Vernon trail.

5. Provide a 1 to 2 acre public park on the southwest portion of the former power plant site, as shown in
Figure 2.20 for active recreational uses.

6. Expand Mount Vernon Trail access, improve the safety of users of the trail, and enhance the streetscape
and landscape screenings including improvements along East Abingdon Drive.

22 | OLp Town NORTH SMALL AREA PLAN
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Create a network of private and public open spaces within the site in addition to the waterfront and
recreational public open space.

Expand the tree canopy throughout the site consistent with the goals of the Plan.

Increase the tree canopy on the southern side of the linear park so that it can serve as a buffer
between the anticipated new active recreational uses and the existing residential uses to the south.

Retain portions of the rail tracks along the linear park for historic interpretation.
Explore the retention of some of the existing industrial elements of the site, such as the existing smoke-
stacks and/or tanks, or comparable features, as interpretive elements as part of the redevelopment

of the site.

Identify retail focus areas on the site, as appropriate, as part of the Coordinated Development District
(CDD) concept plan approval(s) review process.

Provide appropriate building setbacks on the western portion of the site on East Abingdon Drive to
maintain the green and landscaped character of the Parkway.

Establish minimum buildings heights as part of the CDD concept plan approval(s) to ensure a variety
of heights and building types.

Provide a significant variety of building heights with consideration to views from the Potomac River
and the neighborhood as part of the CDD concept plan approval(s).

Prioritize environmental sustainability in building and infrastructure design consistent with the goals
and recommendations of the Plan.

Maintain and enhance view corridors to the Potomac River.

Evaluate opportunities to reduce the size of the substation facility during any future design and/or
configuration of the existing substation.

Integrate the substation facility into the overall site by providing architectural treatments and
landscape screening. In addition, screening should be provided for the top of the substation to the
extent feasible.

Explore the possibility of water transportation and/or a marina as part of the CDD concept plan
approval(s).

SMALL AReA PLAN
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I1l. RETAIL FOCUS AREAS AND CORRIDORS: CONCENTRATION OF RETAIL

For retail to succeed, it is essential that the retail areas be concentrated and contiguous. Figure
2.04 depicts the recommended retail strategy for the plan area, establishing a critical mass of retail
necessary to enable each of these spaces to be successful. The Plan also recommends the conversion
of Montgomery Street from a one-way street to a two-way street to facilitate easier access for the
retail uses and to create a more pedestrian-oriented street. The Design Standards and Guidelines also
recommend design elements to enhance the pedestrian nature of these retail streets.

The locations depicted as "Required Retail" (Figure 2.04) are required to provide ground floor retail
or arts and cultural uses as part of the development of each of the building(s) and/or block(s). The
primary concentration of required retail occurs on Montgomery and North Saint Asaph Streets. The
remaining required retail is on the former power plant site (Figure 2.04) with the final location to be
established as part of the CDD approval process. In addition, the Plan designates "Optional Retail"
areas (Figure 2.04) where retail or arts and cultural uses may be proposed as part of the development
review process. For all new buildings within the Required Retail and Optional Retail areas, the design
of the ground floor space (depth and height) will comply with the retail provisions within the Design
Standards and Guidelines.

Principles:

1. Prioritize commercial sidewalk access, and maximize sidewalk widths along retail corridors to
allow for outdoor dining without disrupting pedestrian pathways, consistent with the street cross
sections in the Design Standards and Guidelines.

2. Ground floor spaces will enable active uses along the retail corridors by complying with the
appropriate retail requirements in the Design Standards and Guidelines.

3. Create prominent and welcoming entries at rhythmic intervals to maintain visual interest and
activity along the retail corridors.

4. Locate curb access for service truck loading and unloading away from Retail Corridors, and provide
access from alleys or side streets, to the extent feasible.

5. Enhance the pedestrian experience with streetscape elements such as wider sidewalks, pedestrian
scale lighting, and enhanced tree canopy.
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Figure 2.04: Retail/Arts and Cultural Areas and Corridors
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VI. ARTS AND CULTURAL USES

A. Arts Corridor

The Plan establishes North Fairfax Street as an Arts Corridor, as depicted in Figure 2.05, where public art
installations and arts and cultural uses are concentrated to create a critical mass of creative uses. Visual
and performing arts generally flourish in urban, mixed-use neighborhoods, where visitors can easily access
multiple destinations within a short walking distance, increasing their length of stay and the viability of
the uses.

This corridor is intended to attract all types of creative uses, such as visual and performing arts venues,
galleries, and studios, as well as businesses or stores in creative fields such as media, marketing,
handcrafting, art supply, and design. These uses serve to strengthen the corridor’s sense of place and the
vitality of the creative economy.

Principles:

1. Create a visual link through the implementation of public art between various parks, plazas, and
arts and cultural facilities.

2. Promote public art that respects the identity of Old Town North and tells the story of its unique
history.

3. Encourage a varied media of art as defined in the Public Art Implementation Plan.

4. Explore ways in which to identify the area as a special place with streetscape improvements such
as, but not limited to, special lighting, banners, planting, and art work.

5. Extend the Arts Corridor in tandem with the North Fairfax Street extension into the former power
plant site, to the extent feasible.

6. Developersand property owners should work with the Office of the Arts to determine opportunities
for public art within their property.

There are four primary challenges for arts and cultural uses locating within the plan area:
e Finding appropriate physical spaces (size, ceiling heights, depth, etc.);
e Paying market rate rent within existing buildings and particularly within new buildings;
e Providing on-site parking; and
e Zoning that does not permit some of the uses anticipated within the Plan.
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Figure 2.05: North Fairfax Street Arts Corridor
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review process.
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Old Town North is currently home to two long-time Alexandria art institutions: the Art League and
MetroStage. The Plan recommends that arts and cultural uses be reinforced and expanded to establish
an identity and brand for the neighborhood. In order to encourage the types of uses envisioned, the
following strategies are recommended:

e Establish North Fairfax Street, extended to a portion of the former power plant site, as an Arts
Corridor (Figure 2.05).

e Provide regulatory incentives for additional floor area for arts and cultural uses.

e Require that new ground floor spaces (depth and height) in the Retail/ Arts and Cultural Areas
and Corridors (Figure 2.04) be designed not to preclude arts and cultural uses.

e Allow for shared parking arrangements off-site, rather than on-site, if approved as part of the
development review process.

e Explore the potential for a comprehensive marketing strategy and management within both
the Retail/ Art and Cultural Areas and Corridors and the North Fairfax Street Arts Corridor
including, but not limited to, a Business Improvement District (BID).

B. Regulatory Incentives for Arts and Cultural Uses

The Plan recommends an Old Town North regulatory incentive program to attract arts and cultural
uses to targeted areas within the plan area and to overcome the challenges inherent in attracting
these types of creative uses. The incentives are intended to build on and support the existing art uses
within the plan area, which will contribute to the vibrancy and character of the neighborhood.

The Plan recommends that all new ground floor spaces within the Arts Corridor (Figure 2.05) and the
Retail/Arts and Cultural Areas and Corridors (Figure 2.04) be designed with ceiling heights and depths
to not preclude future arts and cultural uses. This will enable buildings to respond to neighborhood
and market demands as they change over time and allow the potential for ground floor creative uses.
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SMALL AReA PLAN

C. Arts District

To implement the regulatory incentives recommended by the Plan, an Arts and Cultural District will
need to be established under Virginia Code Section 15.2-1129.1. The Plan recommends that the area
of the Arts District in Old Town North be generally consistent with the Retail/Art and Cultural Areas
and Corridors map (Figure 2.04). The creation of the District is limited to potential additional floor area
for arts and cultural uses as outlined in the Plan.

1. REGULATORY INCENTIVES FOR
GROUND FLOOR ARTS AND CULTURAL USES

For sites within the Retail/Arts and Cultural Areas and Corridors (Figure 2.04), the Plan
recommends providing regulatory incentives for arts and cultural uses by excluding
the square footage of new space dedicated to these uses from the maximum floor area
permitted for the development site. In order to utilize this provision, developers will be
required to commit to these types of uses and may need to charge rents that accommodate
them in order to fill the spaces. Use of this incentive is subject to the following:

a. Approval by City Council as part of a Special Use Permit (SUP) process.

b. For the purposes of the Old Town North Small Area Plan, arts and cultural uses are
defined as: organizations, businesses, individuals, studios, galleries, or other venues
that are related to cultural, visual and performing arts, design, and handcrafted
products.

c. Flexibility for related uses in the larger creative economy, such as firms, businesses and
stores in media, marketing, handcrafting, art supply, and design, may be considered
as part of the SUP process.

d. The space allocated for arts and cultural uses will include a restrictive covenant that
requires compliance with all requirements of this section and ensures continuation of
use, operations, and maintenance of the facility by a qualifying art or cultural use as
specified above for a period of at least 10 years.

e. The size of the space that may be excluded from the floor area will be limited to the
frontages identified in Figure 2.04.
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2. REGULATORY INCENTIVE FOR ARTS AND CULTURAL ANCHORS

Locating arts and cultural anchors (arts anchors), such as visual and performing arts institutions or
museums within urban areas, has inherent challenges because of market pressures and rents. In order
to overcome economic challenges to ensure that arts institutions can remain within the plan area, the
Plan recommends allowing additional floor area for arts anchors that enrich the neighborhood and
contribute significantly to the City's creative economy.

For sites within the Retail/Arts and Cultural Areas and Corridors (Figure 2.04), the Plan recommends
the allowance of additional floor area if title for the entire art/cultural space is given at no cost to an
arts anchor(s). Use of this incentive is subject to the following:

a.
b.

Approval by City Council as part of a SUP process.
Additional floor area will not exceed 30% above the maximum floor area for the building or
block.
For the purposes of the Old Town North Small Area Plan, an arts anchor is defined as a visual
or performing arts or cultural venue that is accessible to the public including, but not limited
to, uses such as a theater, concert hall or other music venue, instructional art, music, or drama
academy, or a museum. Other uses consistent with the intent of the Plan may be allowed at the
discretion of the Director of Planning and Zoning.
Sites must provide a contiguous size of 5,000 to 10,000 square feet for an arts anchor space in
order to qualify for the additional floor area. A smaller or larger square footage may be approved
as part of the SUP process. The final size of the arts and cultural space will be based on achieving
the intent and objectives of the Plan.
The total additional floor area for arts and cultural uses resulting from this incentive in the plan
area will not exceed 250,000 square feet.
The on-site parking requirement for the arts anchor may be fulfilled through an off-site shared
parking agreement if approved as part of the SUP approval(s).
The space allocated for arts and cultural uses will include a restrictive covenant that requires
compliance with all requirements of this section and specifies provisions for:

i. Ensuring continuation of operations and maintenance of the arts anchor for a period

of 30 years;
ii. Replacing the use(s) in the event that the original use vacates the space; and
iii. Other restrictions as deemed necessary as part of the SUP.
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V. EXISTING AND PLANNED OFFICE USES

A significant portion (+/- 2.3 million square feet) of the existing office use within
the plan areais concentrated along North Fairfaxand Washington Streets. A goal
of the Plan is to provide enhanced retail, amenities, pedestrian improvements,
transportation options, and transit connections to retain and possibly expand
the existing office uses to the extent feasible. These improvements will also be
essential to connect the existing office uses and employees with the planned
uses. Transit and access to the nearby Braddock and Potomac Yard Metrorail
Stations (Figure 2.06) will be important to ensure that employees are able to
access services and retail, minimizing or eliminating the need for a car.

In addition to the added amenities and transportation improvements, the
Plan recommends for existing areas of concentrated office (Canal Center and
Transpotomac Plaza) that the zoning be amended to encourage retention of
the commercial uses and attraction of future commercial uses. In addition, the
20-acre former power plant site is an opportunity to attract new office uses,
which will be critical to the success of that site’s redevelopment.

Potential Conversion of Office Uses

The potential conversion of office to residential is a regionally and nationally
occurring trend because of market conditions, ownership, technology, age of
the building, floor to ceiling height, and smaller building footprint size. Many
of the potential office and commercial buildings at-risk of potential conversion
in Old Town North were constructed in the 1960s and 1970s. Some of these
buildings are providing market-rate affordable office spaces for tenants.

The Plan recommends the following strategies to provide the amenities and
incentives necessary to retain and potentially attract office uses in the future:

e Provide the framework for more retail, arts, and cultural amenities.

e Amend the zoning for Canal Center, Transpotomac Plaza, and the former
power plant site to make expansion of existing office and attraction of new
office more feasible.

e Provide better connections to the Metrorail Stations (Figure 2.06) and
transit.

e Enhance open space and open space connections.

e Design buildings to be more flexible to adapt to changing market demands.

SMALL AReA PLAN

While the Plan is providing strategies and incentives to discourage the
conversion of office uses and encourage construction of new commercial uses,
the Plan also acknowledges that there will likely be some conversion of the
office and commercial buildings in the future.
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Figure 2.06: Proximity to Metrorail Stations
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VI. INNOVATION USES

As described in the intent of Subarea 5, the Plan recommends that redevelopment of the former
power plant site include innovation and mixed-uses that could build on the area’s creative economy.
Innovation uses such as, but not limited to, an academic and research institution, incubator spaces, a
culinary institute, or comparable uses could serve as an anchor. In addition, uses such as a museum
are envisioned for the site. The Plan recommends a proactive approach for the City and property
owner to attract and recruit potential innovation uses to the site. These types of uses will encourage
an expansion of Old Town North’s mixed-use character into the former power plant site and will help
encourage emerging entrepreneurial opportunities, jobs, and neighborhood services. Redevelopment
of the former power plant site will require extensive demolition and remediation, involving substantial

time and resources to fulfill the vision for the plan area.

SMALL AReA PLAN
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2.3 ZONING

I. POTENTIAL REDEVELOPMENT SITES

As depicted in Figure 2.07, the Plan identifies sites where potential redevelopment is projected to
occur over the next twenty years. However, the Plan acknowledges that for various reasons some of
these sites may not redevelop. In the event that sites do redevelop, they are expected to comply with
the intent of the Plan, the Design Standards and Guidelines, and the applicable zoning requirements.
Over the 20 to 25 year life of the Plan, other sites not identified in the plan area may redevelop. These
sites will be subject to all necessary City approvals. The Development Summary Tables (Figures 2.08,
2.09, 2.10) identify recommended zoning changes for each site.

The FAR and height recommendations shown in Figures 2.08 and 2.09 do not include any FAR and/or
height bonuses that the site may be awarded through the development review process.

Il. REDEVELOPMENT SITES AND ZONING

Existing zoning is depicted in Figure 2.11, and the recommended zoning changes are depicted in Figure
2.12. The rezoning(s) recommended by the Plan will be contingent on compliance with the vision,
intent and recommendations of the Plan, the Design Standards and Guidelines, and applicable City
approvals.

The creation of a new CDD zone is recommended for the former power plant site to implement
elements of the Plan such as new streets and open spaces. The recommendations of the Plan will
function as the development guidelines for the site and the basis for approval of any subsequent
rezoning(s). For the remaining redevelopment sites, the recommended zones depicted in Figure 2.12
are recommended to achieve the intent of the Plan.
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Figure 2.07: Potential Redevelopment Sites
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LEGEND Notes:

1. The public process for this Plan included review and discussion of the

Hopkins-Tancil blocks, even though a portion of the site is located within the

Redevelopment Site Number as shown in the Development Old Town Small Area Plan. Proposed zoning for the full site was analyzed.

Summary Tables While a separate Master Plan amendment will need to be processed for

the southern block, the analysis for the full site occurred as part of the Old
Town North Small Area Plan process.

Potential Redevelopment Sites
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Figure 2.08: Development Summary Table

SITE EXISTING DEVELOPMENT PROPOSED DEVELOPMENT
. Proposed: Total
Parcel Size - A P
R | . . Existing  Existing Allowable Allowable
X OTN Plan . (Combined in Existing Existing i Proposed Proposed Proposed
Site # Site A Allowable Maximum . . Development
Sub-area some cases. See  Development Zoning zoning FAR Height .
Note) FAR Development (Parcel size x Max
FAR)
UNITS SF SF SF SF SF
NOTES (2) (2) (3) (3) (6) (3)(4) (5)
. . See SAP Height
1 Subarea 4 Robinson Terminal North 141,180 91,814 W-1 1.7 238,816 W-1 1.7 Map 238,816
e
2 Suabrea 4 Dalton Wharf 49,463 28,127 oc 1.0/1.25 (Res) 61,829 oc 10/1.25Res ¢ S’:Aage'ght 61,829
3 Subarea 2 Hopkins (ARHA) 87,171 46,016 RM 15 130,757 CRMU-X 25 S SAMPa:e'ght 217,928
Ladrey 38,752 104,061
Former ARHA HQ 17,768 6,508 125 70,650 -€RMUE 5 See SAP Height “44:308-
4 Subarea 2 RC ’ RMF 3.0 Map 169.560
Former ARHA HQ Liner 0 0
Annie B. Rose 30,652 60,442 1.25 38,315 CRMU-X 25 76,630
AP Heigh
5 Subarea 2 Royal St Bus Garage 87,173 45,401 RM 15 130,760 CRMU-X 25 St SMape'g t 217,933
6 Subarea 4 700 N. Fairfax Street 43,485 49,259 oc 1.0/1.25 Res 54,356 CRMU-X 25 SeE S’:ﬂpage'ght 108,713
Redpeg 12,752
17,865 44,663 44,663
Liberty 2,190 S P M
ee eig
, Subarea 4 Exxon 19,252 2,503 COX Zs 48,130 COX a8 Map 48,130
610 Madison (Cleaners) 9,186 9,800 13,779 22,965
Subarea 4 Royal Restaurant 10,762 4,588 DX 25 26,905 DX 25 See S’:/Ipa”e'ght 26,905
ap
Old Town Auto 1,470
See SAP Height
8 Subarea 4 Asian Wok 37,117 884 DX 25 92,793 DX 25 ee Mape'g 92,793
Towne Motel 10,840
PNC 4,067 '
9 Subarea 4 41,030 DX 25 102,575 DX 25 S S‘:AP Height 102,575
Shell 1,840 2
AFBA
104,986
) B See SAP Height
10 Subarea 4 AFBA Parking Lot 87,172 D 25 217,930 D 25 ee Mape'g 217,930
900 N Washington 52,586
Port Royal

See SAP Height
11 Subarea 4 90,560 137,871 RC 1.25 113,200 CRMU-X 25 ee B 226,400

Ma
Port Royal liner P
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Figure2.09: Development Summary Table Continued

SITE | EXSTINGDEVELOPMENT PROPOSED DEVELOPMENT

Proposed: Total

Parcel Size - i
| | L L Existing  Existing Allowable Allowable
. OTN Plan . (Combined in Existing Existing ) Proposed Proposed Proposed
Site # Site . Allowable Maximum . . Development
Sub-area some cases. See Development Zoning zoning FAR Height .
Note) FAR Development (Parcel size x Max
FAR)
UNITS SF SF SF SF SF
NOTES (2) (2) (3) (3) (6) (3)(4) (5)
See SAP Height
12 Subarea 4 901 N Pitt 59,331 69,378 oc 1.0/1.25 (Res) 74,164 CRMU X 25 ee Mape'g 148,328
See SAP Height
13 Subarea 4 Montgomery Center 86,963 98,944 CRMU/X 25 217,408 CRMU/X 25 ee Mape'g 217,408
See SAP Height
14 Subarea 4 801 N. Fairfax Street 44,430 73,828 0CM(50) 15 66,645 0CM(50) 15 ee Miap C 66,645
A —
Perfect Pita
See SAP Height
15 Subarea 4 Crowne Plaza 87,172 156,466 0CM(50) 15 130,758 CRMU-X 25 ee Mape'g 217,930
Crowne Plaza
16 Subarea 4 Canal Center (7) 454,849 485,678 w-1 2.0 909,686 CRMU-H 250 = SAMPa:'e'ght 1,137,122
39,133
g AP Heigh
17 Subarea 4 Transpotomac Plaza 60,123 39,133 0CM(50) 15 90,185 CRMU-X 25 EL SMa eight 150,308
39,133 P
1010 N Fairfax 16,388
1020 N Fairfax 8,964
: P Heigh
18 Subarea 4 Dry Cleaners 40,703 3,330 DX 25 101,758 DX 25 SEB SAM aHe'g & 101,758
st. Anthony's 14,532 >
325 First st 3,420
19 Subarea 2 Potomack Co 16,920 14,400 DX 25 42,300 DX 20 See S:ﬂpa:e'ght 33,840
20 Subarea 2 0ld Colony Inn 42,746 31,004 D 25 106,865 o)) 25 BE S‘:ﬂpa:e'ght 106,865
See SAP Height
21 Subarea 2 National PTA 44,214 47,836 oc 1.0/1.25 (Res) 55,268 DX 25 ce Mape'g 110,535
P Heigh
2 Subarea 2 Foreign Car Service 32,488 10,910 0OCM (50) 15 48,732 DX 2.0 S 64,976

Map

23 Subarea 4 Craddock Site 25,315 12,448 CDX 25 63,288 CRMU-X 25 See SAP Height 63,288

Map

Note: The FAR and height recommendations shown in Figures 2.08 and 2.09 do not include any FAR and/or height bonuses that the site
may be awarded through the development review process.
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Figure 2.10: Development Summary Table Continued

SITE Existing Development PROPOSED DEVELOPMENT (GFA)
Retail Arts Proposed: Total
. OTN Plan Sub- . Parcel Existing Existing  Proposed ' . Non- . : / Proposed P
Site # Site X i X Residential R . (Primary / Cultural . Allowable
area Size  Development Zoning zoning Residential Height
Secondary) Uses Development

UNITS MAX. GFA MAX. GFA MAX GFA MAX GFA FT MAX GFA

Notes (6) (8) (9) (6)
24a PEPCO Substation 252,064 Unkown uT cDD 85,000 See Height Map 85,000

Subarea 5

24b NRG 852,898 +/- 850,000 uT cDD 2,150,000 See Height Map 2,150,000

Notes:

1. Parcels under common ownership with adjacent parcels, or smaller parcels which may potentially consolidate with adjacent parcels, are shown as being combined as
Potential Redevelopment Sites.

2. The existing development is based on the City's Real Estate records, not on survey data. Parcel and building sizes may be adjusted based on future survey information.

3. The maximum Floor Area Ratio (FAR) shown is based on the Subarea or preferred land use for the site. If the zone allows a higher FAR based on Special Use Permit (SUP)
approval, the higher total is depicted.

4. The actual amount of redevelopment will be subject to compliance with the OTN SAP, the Design Standards and Guidelines, applicable zoning as amended and the

development review process.

Ground Floor Uses shall be consistent with the Plan.

All zoning, land uses, and heights shall be governed by all applicable provisions of the Settlement Agreement with the NPS.

The recommended zone for the Canal Center site is based on retaining and expanding commercial uses on that site with a limited amount of residential use.

The definition of Gross Floor Area (GFA) for the former power plant site will be established as part of the CDD approval(s).

The amount of development for the CDD zone for the former power plant site are intended to be the maximum amount of developments, subject to the recommendations

of the Plan. The specific allocation of uses will be determined as part of the CDD special use permit for the site(s). The goal is to achieve a mix of residential and non-

residential uses on the former power plant site. The Plan recommends a range of 20%-50% of non-residential uses. The final percentage and allocation of uses will be

established as part of the applicable CDD approval(s).

W NO W
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Figure 2.11: Existing Zoning (2017)
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Figure 2.12: Recommended Zoning
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SMALL AReA PLAN

The Plan also recommends amending the CDX zone within the plan area. The text amendment will
update the CDX zone to make all of the CDX requirements consistent in the plan area.

I1l. BUILDING HEIGHTS

Existing Height District limits are depicted in Figure 2.13. The Plan recommends that the predominant
building heights in the plan area be mid-rise (50 - 77 feet) punctuated by taller buildings at strategic
locations. The Plan also recommends a limited number of signature buildings up to 140 feet on the
former power plant site. The Design Standards and Guidelines further guide building heights with
elements such as required building transitions and height variations.

Y
/
y

The following strategies are recommended for building heights as depicted in Figure 2.14:

3

1. Define the open spaces, streets, and streetscapes with appropriate heights consistent with the
intent of the Design Standards and Guidelines.

Create transitions adjacent to lower scale existing buildings and neighborhoods.

Maintain views and neighborhood character to and from the Potomac River.

Maintain the existing height limits within the Old and Historic Alexandria District (OHAD).
Achieve a variety of heights for individual buildings and larger sites.

Ensure that building heights are compatible with the character of the adjoining Parkway.

Allow a limited number of taller signature buildings at the former power plant site to provide a
varied and distinctive skyline on the site as seen from the Potomac River and surrounding area.

No ok wnN
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Figure 2.13: Existing Height District Limits (2017)
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Figure 2.14: Recommended Height District Limits, as amended
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ConceptPlan2021-0000.

Ord. 5136, allow 142' of building height for the
existing tower located at 901 and 901A N Fairfax

N

Notes:

1.

Area subject to the 1981 Settlement Agreement
and the NPS document titled Alexandria
Waterfront: Land Use Agreements, June 1992 2.

A limited number of buildings will be of heights up to 140". The
final number and location of those buildings will be determined
through the development review process.

The height ranges shown on the former power plant site are
intended to provide a variety of building heights for each
building and within each block.

Any changes to building heights on Canal Center will require all
applicable approvals by the NPS.
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2.4 DESIGN

I. URBAN DESIGN STANDARDS AND GUIDELINES

An exclusive focus on density and land use will not result in a cohesive and high-quality redevelopment or
a place that brings lasting value to the City. It is essential that as redevelopment occurs, buildings, open
spaces, proposed streets, and new public spaces be held to the highest design standards. The Design
Standards and Guidelines ensure that the vision and recommendations of the Plan are implemented and
that the redevelopment of the former power plant and other sites provide high-quality architecture,
urban streetscapes, adequate public spaces and parks, and environmental features.

Il. STREETSCAPE IMPROVEMENTS

Much of Old Town North includes streets with a comfortable pedestrian environment. However, there
are locations that prioritize vehicles over pedestrians or where surface parking lots and blank walls do
not promote an attractive or desirable pedestrian experience. The Design Standards and Guidelines
address streetscape elements such as sidewalks, lighting, tree canopy, and furniture to enhance the plan
area's walkability and safety. The Plan also encourages the use of lighting, landscaping, and/or public art
to address existing blank walls and surface parking lots in the plan area.

Figure 2.15: lllustrative Streetscape Improvements

Undergrounded

Pedestrian Pedestrian
Scale Lighting Scale Lighting

Wider Sidewalk
for Retail
Frontage

- 1
Utilities
| Enhanced : Im([:)roved |mPﬂ::V€d —_— e
Landscape Tree Canopy Tree Canopy

b

Note: See the Old Town North Urban
Design Standards and Guidelines
referenced above for applicable
requirements for each street.
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FIGURE 2.16: ILLUSTRATIVE CONCEPT PLAN BT
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OBJECTIVES:

1.

Potential Affordable Housing - Proposed new residential
development is encouraged to provide affordable
housing to the extent feasible, consistent with the
recommendations in the Housing Chapter.

Ground Floor Arts and Cultural Uses - Potential for
ground floor arts and cultural uses. See the Retail/Art and
Cultural Areas and Corridors Map and the Arts Corridor
Map as shown in Figures 2.04 and 2.05.

Ground Floor Retail - Required and/or optional retail
frontages provided per the Retail/Art and Cultural Areas
and Corridors Map depicted in Figure 2.04.

- ® -

Yo mm e e — -

1

I Note: The potential buildings, open spaces, and roof-top open

1 spaces depicted are for illustrative purposes. The final design and
configuration of buildings, open spaces, and roof-top open spaces

.' will be subject to the OTN SAP, the Design Standards and Guidelines,

the Zoning Ordinance as amended, and as required as part of the

development review process.

Streetscape Improvements - Potential streetscape
improvements include enhanced tree canopy, under-
grounding utilities, widening sidewalks, installing bio-
retention systems as well as enhancements to existing
blank walls and/or surface parking lots.

Improved Design - Compliance with the Design Standards
and Guidelines to create distinctive architecture that
complements the public realm.

Connectivity - Enhanced connections through mid-block
pathways and/or connections and viewsheds to the
waterfront.

LEGEND

[ ] Existing Buildings

[ Existing Parks and Open Space
[ ] Potential Buildings

3 Potential Parks and Open Space
|:| Potential Rooftop Open Space

@ See Figures 2.17, 2.18, 2.19,
2.20 for design strategies
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Figure 2.17: lllustrative Concept Plan - A
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Figure 2.18: lllustrative Concept Plan - B
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Figure 2.19: lllustrative Concept Plan - C
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Figure 2.20: lllustrative Concept Plan - D
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2.5 LAND USE AND ECONOMIC DEVELOPMENT

RECOMMENDATIONS

GENERAL
Promote a balanced mix of residents and employees in the plan area.
Ensure high-quality building design and materials.

Encourage integration of the plan area’s railroad and industrial heritage
into new buildings, parks, and the streetscape design.

Improve safety and walkability by sustaining street life through day and
evening hours.

EXISTING AND PLANNED OFFICE USES

Implement the following strategies to provide the amenities and incentives

necessary to retain and attract commercial uses:

a. Provide the framework for more retail and arts and cultural amenities
in the neighborhood.

b. Amend zoning consistent with Figure 2.12 to make expansion of
existing office more feasible.

c. Provide enhanced transit and pedestrian connections to the Braddock
and Potomac Yard Metrorail Stations.

INNOVATION USES

Prior to redevelopment, the City will coordinate with the former power
plant site property owner to attract potential innovative anchor use(s) that
will build on the neighborhood's brand and creative economy and meet
the intent of the Plan for the site.

501 OLpo TowN NORTH SMALL AREA PLAN

IV. RETAIL USES

10.

11.

Provide retail and/or arts and cultural uses in locations as depicted in Figure
2.04. The amount of required retail or arts and cultural uses provided
within each location will be subject to all applicable zoning provisions and
the Design Standards and Guidelines.

Encourage neighborhood-serving retail uses and a variety of retail uses
within the Retail or Arts and Cultural Uses Areas and Corridors. Arts and
cultural uses may be permitted within the required retail locations if
approved as part of the SUP process.

Consider optional retail and/or arts and cultural uses in the areas depicted
in Figure 2.04. While retail and/or arts and cultural uses are not required
in these locations, they may be permitted if approved as part of the SUP
process.

For required and optional retail locations, the ground floor height and
depth will comply with the height and depth requirements within the
Design Standards and Guidelines, regardless of the ground floor use.

Explore the potential for a comprehensive retail marketing strategy and
management including, but not limited, to a Business Improvement
District (BID), or comparable management entity to achieve a coordinated
approach for retail, arts and cultural-related uses and programming.



V.

12.

13.

a.
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ARTS AND CULTURAL USES

For sites within the Retail/Arts and Cultural Uses Areas and Corridors
(Figure 2.04), the Plan provides regulatory incentives for arts and cultural
uses (required and optional) by excluding the square footage of new space
dedicated to these uses from the maximum floor area permitted. In order
to utilize this provision, developers will be required to commit to these
types of uses and may need to charge rents that accommodate them in
order to fill the spaces. Use of this incentive is subject to the following:

a. Approval by City Council as part of a SUP process.

b. For the purposes of the Old Town North Small Area Plan, arts and
cultural uses are defined as: organizations, businesses, individuals,
studios, galleries, or other venues that are related to cultural, visual
and performing arts, design, and handcrafted products.

c. Flexibility for related uses in the larger creative economy, such as firms,
businesses and stores in media, marketing, handcrafting, art supply,
and design may be considered as part of the SUP process.

d. The space allocated for arts and cultural uses will include a restrictive
covenant that requires compliance with all requirements of this section
and that ensures continuation of use, operations and maintenance of
the facility by a qualifying art or cultural use as specified above for a
period of at least 10 years.

e. The size of the space that may be excluded from the floor area will be
limited to the frontages identified in Figure 2.04.

For sites within the Retail/ Art and Cultural Areas and Corridors (Figure
2.04), the Plan recommends the allowance of additional floor area if title
for the entire art/cultural space is given at no cost to the anchor(s). Use of
this incentive is subject to the following:

Approval by City Council as part of a SUP process.

b. Additional floor area will not exceed 30% above the maximum floor area

for the building or block.

SMALL AReA PLAN

For the purposes of the Old Town North Small Area Plan, an arts anchor is
defined as a visual or performing arts or cultural venue that is accessible
to the public including, but not limited to, uses such as a theater, concert
hall or other music venue, instructional art, music, or drama academy,
or a museum. Other uses consistent with the intent of the Plan may be
allowed at the discretion of the Director of Planning and Zoning.
Sites must provide a contiguous size of 5,000 to 10,000 square feet for
an arts anchor space in order to qualify for the additional floor area. A
smaller or larger square footage may be approved as part of the SUP
process. The final size of the arts and cultural space will be based on
achieving the intent and objectives of the Plan.
The total additional floor area for arts and cultural uses resulting from
this incentive in the plan area will not exceed 250,000 square feet.
The on-site parking requirement for the arts anchor may be fulfilled
through an off-site shared parking agreement if approved as part of the
SUP approval(s).
The space allocated for arts and cultural uses will include a restrictive
covenant that requires compliance with all requirements of this section
and specifies provisions for:

i. Ensuring continuation of operations and maintenance of the

arts anchor for a period of 30 years;
ii. Replacing the use(s) in the event that the original use vacates
the space; and
i. Other restrictions as deemed necessary as part of the SUP.

Establish an Old Town North Arts and Cultural District under Virginia Code
Section 15.2-1129.1 for the areas identified in Figure 2.04. The creation of
the District is limited to potential floor area for arts and cultural uses as
outlined in the Plan.
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VI.

10.

11.

12.

13.

14.

15.

16.
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ZONING AND LAND USE

Update the zoning in strategic areas (Figure 2.12) to attract and retain
office and commercial uses and achieve objectives of the Plan such as
affordable housing, urban design, and open space.

Implement all necessary zoning amendment(s) to allow the arts and
cultural uses recommended by the Plan.

Establish new CDD zoning for the former power plant site as generally
depicted in Figure 2.12.

Potential redevelopment sites and the remaining sites will comply with the
recommended zoning as depicted in Figure 2.12.

Redevelopment of each site will be subject to the requirements and all
applicable provisions of the Development Summary Tables (Figures 2.08,
2.09 and 2.10).

Implement the maximum building heights and all applicable ranges of
building heights for the plan area consistent with Figure 2.14.

Provide appropriate height transitions as depicted in the Design Standards
and Guidelines.

As part of the CDD concept plan(s) for the former power plant site and
associated special use permit process, more specific height limitations will
be established for each block consistent with the intent of the Plan

52| 0OLp Town NORTH SMmALL AREA PLAN

VILI.

17.

18.

19.

DESIGN

Adopt the Old Town North Urban Design Standards and Guidelines to
implement the design intent of the Plan.

Require that projects comply with all applicable Design Standards and
Guidelines to ensure high-quality design within the plan area. Standards
will require higher level of review with the expectation that new
development will be required to comply. Any deviation from the Standards
will be evaluated and determined through the Development Special Use
Permit (DSUP) process. Guidelines are advisory and new development
is encouraged to incorporate them as appropriate. In addition, new
development is expected to comply with the applicable approvals, zoning
requirements, and existing City Plans and policies such as, but not limited
to, the Complete Streets Design Guidelines, Green Building Policy, and the
Housing Master Plan.

Encourage the use of innovative measures including, but not limited
to, lighting, landscaping, and/or public art to address blank walls and
surface parking lots in the plan area for sites that are not anticipated for
redevelopment.
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3.1 HOUSING OVERVIEW

Old Town North has approximately 2,600 residential units and a population of approximately 3,100 residents. The
housing types, which include rental and ownership units, are a combination of townhouse units (20%) and multifamily
units (80%) with a limited number of single family homes. The housing within the plan area includes:

e Garden style World War Il era multifamily buildings leased first as apartments and later converted to condominiums;

e Townhomes, which are part of the rental housing supply developed and maintained by the Alexandria Redevelopment
and Housing Authority (ARHA);

e Wardman style townhomes located on several blocks along Washington Street, which are now utilized primarily for
commercial purposes; and "The Mill" Residences

e Market-rate, income-restricted high-rise apartment, and condominium buildings.

Figure 3.01 contains a list of Old Town North Residential Developments (existing and approved or recently constructed).
Figure 3.02 is the Old Town North Residential Developments Map showing the locations of these developments.

Annie B. Rose House Canal Place Condominiums

The Kingsley Apartments

54| OLp TowN NORTH SMALL AREA PLAN



Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

Figure 3.01 : List of Existing and Recently Approved Residential Development

DATE NAME TYPE/TENURE UNITS
1790 Robert E Lee Boyhood Home Single Family Home/Ownership 1

2 1870 Oronoco and N. Washington Street Townhomes/Ownership 6

RESIDENTIAL DEVELOPMENTS BUILT BETWEEN 1936-1983

3 1936 Harbor Terrace Garden Style Multi-Family/Ownership 164

4 1940 Riverton Garden Style Multi-Family/Ownership 79

5 1942 Potomac Shores Garden Style Multi-Family/Ownership 29

6 1942 Hopkins Townhomes/Rental 56

7 1944 Canal Place Garden Style Multi-Family/Ownership 122

8 1964 Port Royal Hi-Rise Multi-Family/Ownership 186

9 1970 Marina Towers Hi-Rise Multi-Family/Ownership 282

10 (1975 Alexandria House Hi-Rise Multi-Family/Ownership 208

11 (1978 Ladrey Highrise Hi-Rise Multi-Family/Rental* 170

12 | 1978 Watergate Townhomes/Ownership 100

13 (1979 Tobacco Quay Townhomes/Ownership 46

14 11980 Canal Way Townhomes/Ownership 44

15 |1980 Shad Row Townhomes/Ownership 22

16 1983 Annie B. Rose Hi-Rise Multi-Family/Rental 90
SUBTOTAL 1,598

DATE NAME TYPE/TENURE UNITS
17 | 1995 Rivergate Townhomes/Ownership 58
18 | 1995 Hearthstone Mews Townhomes/Ownership 29
19 | 1996 Pitt Street Station Townhomes/Ownership 20
20 (1998 Portner's Landing Townhomes/Ownership 36
21 11998 Portner's Landing Low-Rise Multi-Family/Ownership 53
22 2003 Garrets Mill Townhomess/Residential 12
23 | 2006 Liberty Row Low-Rise Multi-Family/Ownership 65
24 | 2006 Chatham Square Townhomes/Ownership and Rental 76
25 12007 Abingdon Row Low-Rise Multi-Family/Ownership 54
26 (2012 Printers Row Townhomes/Ownership 21
27 2013 The Oronoco Mid-Rise Multi-Family/Ownership 60
28 |2014 The Kingsley Mid-Rise Multi-Family/Rental 175
29 |2015 The Mill Mid-Rise Multi-Family/Rental 25

SUBTOTAL 672

DATE NAME TYPE/TENURE UNITS

30 | Under Construction The Mill Annex Mid-Rise Multi-Family/Rental 9

31 | Under Construction 700 N Washington Mid-Rise Multi-Family/ Tenure TBD 31

32 [ Under Construction Brightleaf & Cooper Townhomes/Ownership 16

33 [ Anticipated Completion 2018 Edens Mid-Rise Multi-Family/Rental 232
SUBTOTAL 288
TOTAL 2,577

SMALL AReA PLAN
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Figure 3.02 : Existing Residential Development

LEGEND (N

RESIDENTIAL DEVELOPMENTS 1700-1900 - RESIDENTIAL DEVELOPMENTS - RECENTLY APPROVED AND/OR
UNDER CONSTRUCTION AS OF 2016
RESIDENTIAL DEVELOPMENTS 1936-1983

I RESIDENTIAL DEVELOPMENTS 1984-2015

56| 0Lp TowN NORTH SMALL AREA PLAN



3.

Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

2 HOUSING ANALYSIS

Vision

The Plan envisions a variety of housing choices and building types in the plan
area that are affordable and accessible to a diverse range of ages, incomes,
abilities, and household sizes.

This vision will be met through several strategies including:

10.

Utilizing tools within the City’s Housing Master Plan, such as the Density
Bonus Program to expand the number of affordable housing units.
Prioritizing the provision of on-site affordable housing units as part of new
market-rate developments.

Replacing Resolution 830 units on a one-for-one basis and on-site, to the
greatest extent feasible, as properties in the plan area redevelop.
Incorporating community spaces within residential developments.
Including on-site recreational space in residential developments.
Exploring opportunities for creating and preserving market affordable
housing.

Promoting flexibility in building design to allow people to age-in-place.
Promoting a job/housing balance by focusing on-site affordable housing
units near transit, jobs, and amenities.

Promoting energy-efficiency in building design for all residential buildings,
including affordable housing.

Exploring innovative housing solutions such as micro-units and, as
appropriate, building conversions.

SMALL AReA PLAN

Il. Housing Development Analysis and Projections

The Plan includes a map of potential redevelopment sites (Figure 2.07) and
an lllustrative Concept Plan (Figure 2.16) with objectives identified for each
potential redevelopment site. In meeting these objectives, Old Town North will
become a stronger, more sustainable and diverse community offering:

e Expanded housing choices for households of varying income ranges, ages,
sizes and abilities;

e Public community space, including that which is within housing
developments;

e Livelier and more attractive streetscapes;

e New services and retail; and

e Broader employment opportunities.

|

_—
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3.3 HOUSING DEMAND AND AFFORDABILITY

I. Housing Demand
To ensure there is an expansion of housing options to serve the community now and in the
future, it is important to plan for a variety of housing needs, including:

e New and existing members of the work force;

e Persons who wish to live and work in the same neighborhood;

e Workers in the creative economy;

e Households of varying sizes, including those with children;

e Empty nesters downsizing to be close to services and amenities and seniors who wish to
age-in-place?; and

e Persons with fixed incomes who wish to remain in the neighborhood.

Given Old Town North’s proximity to transit and amenities, the plan area is an ideal location for
persons of all ages. It’s desirability as a place to live also means that market rate rents and for
sale home prices trend toward the upper end of the price scale, making it difficult for young
employees, parents with children, artists, persons on fixed incomes and others challenged by
already stretched and limited budgets to enter into the plan area’s rental or homeownership
markets.

For example, based on data from the City of Alexandria's Office of Real Estate Assessments, as
of 2016, two recently constructed Old Town North apartment developments have market-rate
monthly rents that range from approximately $2,000 for a studio up to $5,000 for a 2-bedroom
unit. Newly constructed townhomes have an average sales price of nearly $1 million. Older
condominiums had an average price of around $500,000, and newer condominiums had an
average price of nearly S1 million.

1 The U.S. Center for Disease Contril and Prevention (CDC) defines aging in place as "the ability to live
in one's own home and community safely, independently, and comfortably, regardless of age, income,
or ability". Aging in Place is separate from community-wide assisted living options and/or nursing care
facilities.

581 OLo TowN NORTH SMALL AREA PLAN



Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

Based on the definition from the U.S. Department of Housing and Urban
Development (HUD), housing is generally considered affordable if the cost of
the housing and its utilities are at no more than 30% of a household’s gross
income. According to the American Community Survey, households in the
plan area likely spend between 25% to 35% of their income on housing and
housing-related costs.

Of the approximately 2,600 residential units in the plan area, 342 are
Committed Affordable Units (CAUs). CAUs are publicly assisted units that
are available to income-eligible households through rent and/or occupancy
restrictions imposed as a condition of support under federal, state, or local
programs. Targeted income levels for CAUs vary by program. ARHA currently
provides 342 CAUs within the Old Town North plan area. Two ARHA-owned
properties (Hopkins-Tancil Courts and the former ARHA headquarters) are
identified as potential redevelopment sites. The housing objectives and
recommendations for this Plan reinforce the importance of preserving the
current levels and increasing income restricted units as well as creating new
market affordable housing units in Old Town North.

There are currently no market affordable rental units in the plan area. Market
affordable housing is housing that is considered affordable to households
earning 60% of Area Median Income (AMI), without any restrictions or public
subsidies.

The City defines the income group for affordable housing as households with
incomes at or below 60% of AMI for housing rental units and at or below
80% of AMI for sales units, both adjusted for household size. As of 2016, the
annual income limit for a 2-person household with incomes at 60% AMI is
$52,140 and at 80% AMI is $56,150. There are also set aside and workforce
ownership units in the City. The income limit for these units goes up to 100%
of the AMI. As of 2016, this income limit is $108,600. Annual income limits
for the Washington, DC Metropolitan Statistical Area (MSA) are established
by HUD.

Based on the above noted incomes, it would be difficult for the household
groups mentioned above to afford a market- rate rental or a market-rate for
sale unit in the plan area. By utilizing a range of existing and new affordable
housing tools, this Plan seeks to expand housing opportunities to help those
who desire to live and/or remain in Old Town North.

Figure 3.03 Committed Affordable Units (CAUs) in Old Town North
NAME OWNER TYPE OF COMMITTED TOTAL |BUILT/ AMI!
ASSISTANCE |AFFORDABLE |UNITS |RENOVATED
1942 (Pub.Hsg) /
. 56 are located f
Hopkins- Project-based | in the OId Town 1984 (conversion
Tancil ARHA 2 North Small 109 program to Sec. [30-50%
Courts voucher Area Plan 8 Moderate
Rehabilitation)
Public
Ladrey ARHA 170 170 1978 30-50%
Highrise Housing?
Annie Pendleton .
B. Rose | House Limited | Project-based 90 90 1983 30-50%
o voucher
House Dividend
Chath Public Housi 26 CAUs are in
atham ublic Housing | the Old Town 2005 (Redeveloped/ | 51 =no
Square3 ARHA and LIHTC? North Small 52 Placed-in-service) |0 0%
Area
Resolution 830° 342
Privately-Owned Federally Assisted 0
State and/or Local Sources—Acquisitions 0
and Rehabilitation
Developer Rental Set-Aside Units 0
TOTAL ASSISTED UNITS 342

1 AMI: Area

Median Income.

2 Refer to the Old Town North Small Area Plan Definition of Terms.

3 Chatham Square is a mixed-income development with a total of 52 CAUs split between Old Town
and Old Town North. 26 CAUs are located in Old Town North.

4 Low Income Housing Tax Credits

5 Resolution 830: Adopted by City Council and ARHA in 1981 and amended in 1982 establishes a

requirement for one-for-one replacement of publicly assisted units lost through redevelopment. See
the link for a complete description. All existing CAUs in Old Town North are Resolution 830 units.

Figure 3.04: HUD Area Median Income for Fiscal Year 2016
Virginia State Median Income: $77,500
Effective Date: 3/28/2016
*30%: Extremely Low-Income | 50%: Very Low-Income | 80%: Low-Income

MSA: Washington-Arlington-Alexandria, DC-VA-MD HUD Metro Fair Market Rent (FMR) Area
Median Income: $108,600

AMI Person per Household

Percentage | One Two Three Four Five Six Seven Eight
30% $22,850.00 | $26,100.00 | $29,350.00 | $32,600.00 | $35,250.00 | $37,850.00 | $40,450.00 | $43,050.00
40% $30,440.00 | $34,760.00 | $39,120.00 | $43,440.00 | $46,920.00 | $50,400.00 | $53,880.00 | $57,360.00
50% $38,050.00 | $43,450.00 | $48,900.00 | $54,300.00 | $58,650.00 | $63,000.00 |$67,350.00 | $71,700.00
60% $45,660.00 | $52,140.00 | $58,680.00 | $65,160.00 | $70,380.00 | $75,600.00 | $80,820.00 | $86,040.00
70% $49,150.00 | $56,150.00 | $63,150.00 | $70,150.00 | $75,800.00 | $81,400.00 | $87,000.00 | $92,600.00
80% $49,150.00 | $56,150.00 | $63,150.00 | $70,150.00 | $75,800.00 | $81,400.00 | $87,000.00 | $92,600.00
Source: U.S. Department of Housing and Urban Development (HUD)
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1. Prioritize high quality, mixed-income residential development in the plan area to provide
opportunities for a range of households of varying sizes, ages, abilities, and income groups.

2. Encourage mixed-income housing and maximize affordability throughout the plan area by
implementing an increase in the density bonus provision from 20% to 30% pursuant to Section
7-700 of the Zoning Ordinance. The provision of the arts and cultural incentives as outlined in the

Plan will not preclude the potential use of Section 7-700.

3. Achieve the goal of a 40-year term of affordability for new affordable housing units in the plan
area.

4. Prioritize the goal of one-for-one on-site replacement of Resolution 830 units within the plan area.

5. Explore other regulatory strategies to further expand mixed-income housing and to foster public-
private-nonprofit partnerships.

6. Encourage artist housing with regulatory tools as well as encouraging partnerships that can attain
artist housing units in the plan area.

7. Incorporate open passive and active recreational space and community space in residential
developments for private and public use, if feasible.

8. Incorporate universal design to enable residents to age-in-place and improve the safety and utility
of housing for people with disabilities including visitability features.

9. Prioritize quality standards for the exterior design of units within residential developments,
including mixed-income housing to be indistinguishable from the market rate units and be

consistent with the Design Standards and Guidelines.

10. Ensure that new residential development meets the sustainability objectives of the Plan.
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4.1 OPEN SPACE AND RECREATION OVERVIEW

Old Town North is home to a series of waterfront parks that run from West's Point in the
south to Daingerfield Island in the north. Additionally, the plan area includes Montgomery
Park and additional private open space with public access such as Alexandria House Park.
In total, Old Town North is well served by more than 31 acres of publicly accessible open
space (Figures 4.01 and 4.02), at a ratio slightly higher than the average neighborhood in
Alexandria, with a variety of spaces offering passive and active recreation for Old Town
North residents and visitors.

There are future open space opportunities for the plan area: the former power plant
site and the rail corridor. These sites will create strategic links that will enhance trail
connections and provide additional open space. The former power plant site will expand
on the continuous waterfront access and offer new areas for active recreation.

The potential redevelopment sites identified in the Plan also provide opportunities for
additional urban parks, private and public open space, and rooftop open space.

Figure 4.01: Existing Publicly Accessible Open Space

PARK Ownership Areain
Acres***
Oronoco Bay Park City 5.08
Rivergate Park* Private + City 2.84
Dee Campbell Rowing Center** | City 0.8
Tidelock Park* Private 4.68
Montgomery Park City 2.0
Alexandria House Park* Private 1.0
Wythe Street Plaza City 0.44
West's Point City 0.07
Parkway + Mt. Vernon Trail NPS 11.33
Rail/Trail Corridor between Multiple 3.0
Fairfax St & Madison St
Total 31.24
Note:

* Private properties with public access easements.
** Dee Campbell Rowing Center is owned by Alexandria City Public Schools.
**% Areas are based on GIS data

Figure 4.02: Existing Publicly Accessible Open Space and Tree Canopy
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4.2 OPEN SPACE AND RECREATION ANALYSIS

. PLAN AREA

Publicly Accessible Open Space

The plan area includes City parks, areas owned and operated by NPS and privately owned properties
with public access easements such as Alexandria House Park, Rivergate Park and Tidelock Park. These
park areas represent about 15% of the plan area. Old Town North has 9 acres of open space per 1,000
people, which is higher than the goal established by the City Council approved Open Space Master Plan.

By pursuing conversion of the rail corridor to a linear park (a portion of which is used actively as a trail
today south and east of North Fairfax Street), and with a portion of the area of the former power plant
site being provided as open space, Old Town North will benefit from new publicly accessible areas of
open space. In total, it is anticipated that the amount of publicly accessible open space in Old Town
North will grow from the current 31 acres to approximately 40 acres (see Figure 4.03).

Open Space Types and Uses: Private and Publicly Accessible

In addition to new publicly accessible open spaces, private open spaces, such as yards, courtyards, and
rooftop open spaces will also be provided with development projects. The amount and design of public
and private open space will be determined as part of the development review process.

- ‘;_',:.,’“

Oronoco Bay Park Wythe Street

QR

SMALL AReA PLAN

Figure 4.03: Planned Publicly Accessible Open Space

Publicly Accessible Open Space Acres | % of OTN
Area

Existing Public Open Space

NPS/Parkway 11.33 | 5.5%

Parks (Public and Private with 1691 |8.2%

Public Easement)

Rail/Trail Corridor between Fairfax | 3.0 1.4

and Madison Streets

Subtotal Existing 31.24 |15.1%

Potential New Public Open Space

Rail Corridor (Linear Trial Park) 3.97 2.0%

between Fairfax and Abingdon

Streets

Power Plant Site 5.0 2.4%

Other Redevelopment Sites (On- 0.0 0.0%

site open space to be determined

as part of development review

process)

Subtotal Proposed 8.97 4.4%

2040 Build (Existing + 40.21 | 19.5%

Potential New)

Notes:

1. Measurements from GIS Data.

2. Calculation of open space potential for the former
power plant site is based on the illustrative design
depicted in Figure 4.04. Final size and layout to be
determined through the development review process.

3. Inaddition to new public open space, on-site public
open space will be required on new development blocks.

4. Potential open space size amount to be determined as
part of the development review process.
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Figure 4.04: lllustrative Open

Space

Figure 4.05
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Existing Buildings
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Existing Parks and Open Space
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- Existing Connections/Views to River

Y

===, Potential New Connections/Views to River

rooftop open spaces depicted are for illustrative
purposes. The final design and configuration of
buildings, open spaces, and rooftop open spaces
will be subject to the OTN SAP, the Design Standards
and Guidelines, the Zoning Ordinance as amended,
and the development review process.

Potential New Public Open Space

BRCAL

Potential New On-Site Open Space
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Il. LINEAR PARK

The Plan recommends the conversion of the rail corridor into a linear park through the process of
rail-banking (and potentially abandonment), in coordination with Norfolk Southern. Further details
on the Norfolk Southern rail corridor can be found in the Transportation Chapter. The trail section
east of North Fairfax Street, from Third Street to Oronoco Street, could also be enhanced through
improvements such as enhanced planting and screening of services as part of the development review
process.

The conversion of the rail corridor will add approximately 4 acres of new open space that could be used
for a variety of passive and active recreational uses and improve the connection from the Parkway to
the Mount Vernon Trail along the waterfront (See Figure 4.05). The area is approximately 100 feet
wide, and includes the existing rail tracks, embankments and linear stands of woodland which offers a
sense of seclusion and screening for the adjoining residential uses south of the corridor.

The Plan recommends the following design strategies for the linear park:

1. Improve connections to the existing trail along East Abingdon Drive and the Mount Vernon Trail
along the waterfront.

2. Separate pedestrian and bicycle trails.

3. Enhance landscaping design with selective clearing of the existing woodland for increased comfort
and safety.

4. Provide areas of active recreational use along and adjacent to the linear park.

5. Incorporate the existing rail tracks into the linear park design as physical interpretation of the
area’s industrial heritage.

6. Locate play areas for children of different age groups.

7. Integrate and improve the existing open spaces adjacent to Canal Center and Transpotomac Plaza,
including removal of the existing fencing.
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Figure 4.05: lllustrative Linear Trail Park
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Enhanced planting while incoporating
industrial elements

Note:

The open space depicted is for illustrative purposes. The final

design and configuration of open space will be developed as
>N part of the development review process.
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I1l. FORMER POWER PLANT SITE

Significant publicly accessible open spaces will be key elements of the
redevelopment of the former power plant site.

A. Expanded Waterfront Open Space

The Plan recommends an area ranging from 2 to 4 acres of added public open
space along the waterfront. As depicted in Figure 4.07, there is 5.7 acres of
existing waterfront open space adjacent to the former power plant site. The
Plan will increase the waterfront park by 2 to 4 acres. This expansion to the
waterfront open space will increase the open passive areas and woodland
along the river. Additionally, it creates the opportunity to widen the current
waterfront trail access between the former power plant site and the River,
with the potential to separate the bicycle and pedestrian trail for a better
connection between the plan area and Daingerfield Island to the north.

e T 1-.'1', e
- --.-.-;;.._-h.._..';l_'._
o

Figure-4:(_)é: View of Potomac River from the former powe;‘ 6Iant site.

QR
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The waterfront open space will include a range of active and passive uses, and
a varied landscape character (wooded, riverine and open grass areas) which
opens the waterfront to enjoyment by residents and visitors. Amenities for
trail users, such as rest areas and bicycle repair stations, should be explored.

The expanded waterfront open space should be designed in a way that
connects and relates to the development and uses of the former power plant
site to increase access and views to the waterfront. Incorporation of existing
industrial elements into the design of open spaces, site and building design
should be explored to the extent feasible.
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Figure 4.07: Expanded Waterfront Open Space lllustrative Design

LEGEND

@ Enhanced Trail Connection

@ Separated Bicycle/
Pedestrian Trails

@ Enhanced Landscaping

@ Active Use Area

@ Industrial Heritage Elements
@ Street Crossing

@ Play Area

@ Existing Trail Retained

@ Additional Sections of Trail
@ Passive Area: Seating / Picnic
@ Vistas Retained

Existing Parks and Open Space
- Potential New Public Open Space

(N

Note:

The open space depicted is for illustrative purposes. The final design and
configuration of open space will be developed as part of the development review

V process. Any revisions to the existing waterfront park will require all necessary
approvals by NPS.
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B. Recreational Open Space Adjacent to the Linear Park

Adjacent to the linear park, the Plan recommends 1-2 acres of open space on the former power plant
site (Figure 4.08) for multi-use active recreational space, such as soccer, basketball, and tennis courts,
with a potential community facility.

Beyond the public open space which is anticipated with the redevelopment of the former power plant
site, a portion of the potential new urban blocks created through the redevelopment of the site will be
devoted to open space. The amount and location of open space within each block will be determined
as part of the CDD approval(s) for the site.

Figure 4.08: Expanded Active Recreation Open Space lllustrative Design

r = 5 —xJj

LEGEND

@ Enhanced Trail Connection

(D Separated Bicycle/
Pedestrian Trails

@ Enhanced Landscaping
@ Active Use Area
@ Industrial Heritage Elements

@ Street Crossing

Note:

The open space depicted is for illustrative purposes.
The final design and configuration of open space will be
developed as part of the development review process.
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IV. ADDITIONAL OPPORTUNITY SITES

Waterfront Parks — Many of the waterfront parks which are intended for improvements under the
Waterfront Plan are located in Old Town North. The recommendations of the Plan are consistent with the
Waterfront Plan.

Montgomery Park — Montgomery Park is considered by many as the "social heart" of the community due
to its value and central location. The Plan incorporates the design recommendations for Montgomery
Park adopted as part of the City's 2016 Neighborhood Parks Improvement Plan. A central goal of the
community is to protect and enhance the existing uses, such as the farmer's market and tennis courts.

In addition, the Plan recommends that the streetscape design around the park be carefully considered
and enhanced, particularly where it intersects to the south at Montgomery Street identified as a Retail
Corridor.

Alexandria House Park — The Plan recommends coordination to include outdoor art exhibitions in a portion
of the park (Figure 4.10) to support the wider goal of promoting North Fairfax Street as an Arts Corridor.

Public Access Easements and Potential Connections - The Plan encourages the provision of public access
easements as part of the development review process where feasible to implement the intent of the Plan.
This is likely to be applicable to larger development sites, and to locations within the plan area which have
been identified as important for pedestrian connections.
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Note: Final design will require approval of the Alexandria
House Homeowners Association.
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V. TREE CANOPY

The tree canopy coverage in Old Town North currently makes up approximately 26 acres of the total
area (including streets), which equates to approximately 13% of the plan area. Typical with an urban
area, the proportion of tree coverage is less than neighborhoods with large suburban yards that can
contribute to a mature and large tree canopy. Other aspects of the plan area land uses also give rise to a
lower canopy. For example, the former power plant site has limited tree canopy. Additionally, although
there is a considerable amount of green open space, the majority is located on the waterfront where
maintaining views of the Potomac River has limited the tree canopy.

As aresult, one of the key objectives of the Plan is to increase the tree canopy, and there is considerable
opportunity to do so over the life of the Plan. The range of strategies for increasing the tree canopy is
described below. The table shown in Figure 4.11 summarizes the anticipated canopy growth.

Increasing Street Tree Canopy

The existing street tree canopy coverage is varied from contiguous blocks of coverage to large areas
with very limited coverage. In general, the southern blocks of the neighborhood include a higher
proportion of street tree coverage.

The Design Standards and Guidelines specify the improvements to streetscapes anticipated both
adjacent to development sites and in areas where wider sidewalks will allow for better growing
conditions for street trees. Additionally, the new streets which will be created on the former power
plant site will allow for a significant increase in tree canopy.

Rail Trail Corridor

The linear park adjacent to the former power plant site has potential for adding tree canopy. However,
the increase is limited by the nature of a linear space and by the competing desire to create a park
that feels secure and can be used safely by pedestrians and cyclists. The portion of the rail corridor
currently used as the Mount Vernon Trail also has a potential for increase tree canopy.

QR
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Waterfront Parks

The Waterfront Plan included an overall increase of tree canopy in the waterfront parks. A preliminary
analysis of Oronoco Bay Park, Rivergate Park, Tidelock Park and Wythe Street Plaza indicates this would
add approximately 1.3 acres.

Development Sites

Redevelopment sites in the plan area will go through a development review and approval process,
which includes a provision for 25% crown coverage. The crown coverage requirement will be met on-
site to the extent feasible. If the 25% crown coverage requirement cannot be met on-site, an off-site
contribution will be provided as part of the development review process. The former power plant site
is a large site with an opportunity to add a significant amount of trees within the plan area.

Preliminary Estimates for Tree Canopy

Considering all of the strategies to increase the tree canopy, it is possible that the tree canopy could
increase from approximately 12.8% to approximately 22.8% of the plan area (Figure 4.11). Increasing
tree canopy in the plan area is consistent with the Plan's sustainability objectives.

Diversifying the Tree Canopy
The Plan recommends that the tree species used are diversified, including street trees, in order to
minimize the risks from disease or changing environmental conditions.
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Figure 4.11: Preliminary Estimates for Tree Canopy

Potential New)

% of OTN
Tree Canopy Acres Area
Existing Tree Canopy
Existing (Total) 26.40 |12.8%
Potential Additional Tree Canopy (Net New)
Additional Street Trees (existing 6.12 3.0%
streets)
Additional Street Trees (new streets, | 3.68 1.8%
e.g. power plant site)
Rail Corridor/Linear Park (west of 0.29 0.1%
Fairfax St)
Former Power Plant Site 2.54 1.2%
Other Development Sites 6.7 3.3%
Additional trees in Waterfront Parks | 1.27 0.6%
(Oronoco, Wythe St and Rivergate)
per Olin Schematic
Additional trees in other City Parks 0.0 0.0%
Subtotal Proposed 20.6 10.0%
2040 Build (Existing + 47.0 22.8%

Note: The amounts shown are preliminary estimates.
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4.3 ARTS AND CULTURE OR]

SMALL AReA PLAN

Old Town North is home to two important cultural institutions — The Art League and MetroStage - as well as businesses in the creative sectors and to residents
who enjoy the cultural activities that take place in the area. The Land Use and Economic Development Chapter discusses in more detail the objectives to create a
neighborhood-based arts and cultural center within Old Town North through a possible plan-area wide Arts District and/or Arts Corridor centered on and around
North Fairfax Street. In addition to streetscape improvements, enhancements to North Fairfax Street may include some of the following elements:

— Streetscape improvements — Public art on public sites
— Lighting — Public or private art on private sites
— Banners (per the allowable — Programming

sign regulations) — Arts and Cultural Uses

— Improved/unique sidewalks
— Architectural elements

rpedO@PactM’y

. EXTEND TCBRAND . .

Figure 4.12: Community's Vision for Arts and Cultural Uses in Old Town North
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Promote recreational areas with passive and active spaces for the use and
enjoyment of all ages.

Prioritize programming for public open spaces with themes such as the
arts, concerts, fairs, sport, and fitness.

Ensure that waterfront park improvements are consistent with the
Waterfront Plan.

Implement the City's Neighborhood Parks Improvement Plan and related
recommendations to achieve enhancements to Montgomery Park, and to
continue existing programming such as the farmer's market.

Promote a stronger network of open spaces through more connections
between public and publicly accessible spaces and between public spaces,
enhanced streetscapes, and arts and cultural amenities.

Provide and enhance views to and from the Potomac River and strengthen
views to the north and south. Additionally, rooftop open space should
also maximize views.

Pursue the conversion of the rail corridor into a linear park with a
separated bicycle and pedestrian trail, and areas of active and passive
recreation.

Provide public open spaces as part of the redevelopment of the former
power plant site as generally depicted in Figure 4.04, including:
e An additional 2 to 4 acre public open space along the waterfront
e A1to 2 acre public open space for active recreational use adjacent
to the recommended linear park
e Additional on-site open space will be required as part of the
development review process.
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10.

11.

12.

13.

14.

15.

The publicly accessible open spaces on the former power plant site will
include areas where the industrial heritage of the site is incorporated
through the restoration/preservation of industrial artifacts and
interpretive elements.

Open space uses to be suitable for all age groups.

The City and the property owner will coordinate on the design,
maintenance and programming responsibility for new public open spaces.

A minimum 25% of tree canopy will be provided on-site for development
sites. To the extent that the required tree canopy cannot be provided on-
site, a contribution will be provided to enable tree canopy to be provided
within the plan area and/or other nearby areas as determined as part of
the development review process.

Provide streetscape improvements along all development site
frontages. For larger projects, developers may be required to implement
improvements in the vicinity of their frontages, e.g. on the block corner(s)
adjacent to their sites.

Coordinate streetscape and environmental improvements as set out
in the Infrastructure and Sustainability Chapter and all applicable City
regulations.

All open space and streetscape improvements will follow the Design
Standards and Guidelines and all other applicable City regulations.
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16. The City will establish an Old Town North Open Space and Streetscape Improvement/Tree

17.

18.

19.

20.

Canopy Fund(s). The funding will be provided by sites where the required ground level open
space, streetscape improvements, and/or tree canopy requirements cannot be provided on-site.
Monetary contributions will be provided to the Fund(s), and the amount of contribution will be
established as part of the implementation process.

Community facilities with meeting/event, cultural, after-school and recreational space should
be sited on the former power plant site and/or within the plan area. A process for determining
operation, management, and maintenance of the facilities will be developed under the
implementation process.

All recreation and cultural spaces will follow the Design Standards and Guidelines and other
applicable regulations.

Identify through the development review process potential sites for public art and in particular
along North Fairfax Street. Identify and undertake coordinated strategies for securing the art,
working through the City’s development review process and the Office of the Arts.

Explore initiatives to promote Old Town North's branding and marketing programs, expanded arts
and cultural venues, and programming for the enjoyment of residents, employees and visitors of
the area.

QR

SMALL AReA PLAN
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5.1 TRANSPORTATION OVERVIEW

The transportation strategy is designed to maximize the use of transit, pedestrian, and bicycle
amenities and to encourage a shift from private autos to more sustainable modes of transportation,
consistent with the City’s Transportation Master Plan. Transportation also plays a key role in Old Town
North to address the sustainability objectives of the Plan.

While the majority of the plan area consists of an urban network of streets and a geography that
gives it a special character along the waterfront — some constraints to the grid connectivity also
exist. The former power plant site, a number of developed parcels, and the rail corridor, limit some
of the connectivity within the plan area and the surrounding neighborhoods. Therefore, the Plan
recommends improvements to the circulation network through:

e Extension of the existing street grid into the former power plant site.

e Expanded waterfront parks and trails with pedestrian and bicycle connections.

e Conversion of the rail corridor to a linear park with east-west pedestrian and bicycle connections.

e Street cross sections and sidewalks designed to prioritize pedestrians.

e Shared parking strategies that accommodate new technology.

e Two-way streets to prioritize pedestrians.

e Improved access and connectivity of Old Town North to the Parkway, the surrounding
neighborhoods, and to the Braddock and Potomac Yards Metrorail Stations.

Creating safe, functional places for people to walk and bike can have a profound impact on the health
and well-being of Alexandria residents. Designing streets that prioritize the pedestrian with access
to transit and cycling, are important strategies to increase physical activity while reducing traffic
congestion and improving air quality. This Plan helps to ensure that Old Town North includes safe and
convenient transportation options.

OLb TowN NORTH SMALL AREA PLAN
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TRANSPORTATION STRATEGY

The transportation strategy is based on the following:

Enhanced Streetscapes and Pedestrian Environment that reflects the goal of the City’s adopted
Vision Zero resolution and offers an interesting, safe, attractive, and engaging environment for
pedestrians.

Reuse of the Rail Corridor as a linear park with pedestrian and bicycle connections and recreational
amenities.

Separation of Pedestrian and Bicycle Paths to be provided along the expanded waterfront open
space as part of the redevelopment of the former power plant site.

Enhanced Bicycle Facilities as recommended in the City’s Transportation Master Plan to improve
north-south and east-west connectivity in Old Town North. The recommended facilities provide
additional options for connections to the Mount Vernon Trail and improved bicycle connectivity
between the Metrorail Stations, the Mount Vernon Trail, and the waterfront.

Existing or New local Transit routes will be configured to provide service to the former power
plant site and transit connectivity to the Braddock Road and Potomac Yard Metrorail Stations.

Local and Circulator Transit Service to provide more frequent and convenient service between
the King Street Metrorail Station and the Braddock Road Metrorail Station, as recommended in
the City’s Transportation Master Plan. The service would traverse through Old Town North using
North Fairfax, Madison, and Montgomery Streets.

Extend the Urban Street Grid as part of the redevelopment of the former power plant site as
generally depicted in Figure 5.01.

Figure 5.01: Urban Street Grid on Former
Power Plant Site

LEGEND
_} Framework Streets and Street Extensions

Internal Street Grid

Note:

This graphic is for illustrative purposes only. Final configuration of
the OTN framework streets, internal street grid, block sizes, open
spaces, buildings and building heights will be subject to the Plan,
the Design Standards and Guidelines, the Zoning Ordinance as
amended, and the development review process.
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5.2 PEDESTRIAN REALM - CONNECTIVITY

The Plan envisions the existing and new streets to function as spaces that provide a vibrant public life
within the neighborhood while achieving multiple public health benefits. Walking is widely recognized
to lower incidence of cardiovascular disease, diabetes, and other diseases. The Plan and associated
Design Standards and Guidelines provide a framework for improving the public realm in Old Town
North in a way that is consistent with Vision Zero’s goal of eliminating traffic deaths and serious injuries
by 2028 by creating streetscapes that prioritize pedestrians while being inclusive of all transportation
modes. An increase in Old Town North's walkability will have a direct impact on the overall safety,
health, and well-being of its residents, workers, and visitors.

The Plan recommends increasing the space given to people and the underlying ecological systems by
reducing the width of existing over-sized roadways such as Second Street and the northern end of North
Royal Street. The streetscapes are intended to serve multiple functions such as sitting, walking, biking,
gathering, as well as retaining and filtering stormwater run-off. The Design Standards and Guidelines
provide requirements for the design of streetscapes within the plan area.

Additionally, the Plan recommends the transformation of the existing rail corridor into a linear park
(Figure 5.01) that will create separated pedestrian and bicycle paths. The implementation of the linear
park and improvements to the East Abingdon Drive bicycle and pedestrian connection will require
coordination with Norfolk Southern, NPS, PEPCO, and the property owner as part of the redevelopment
of the former power plant site.

I. CONNECTIVITY TO METRO STATIONS

The Plan recommends streetscape and circulation improvements to provide better connectivity
to adjacent neighborhoods to the west and to the Braddock and Potomac Yard Metrorail Stations.
Enhanced sidewalks and crossings on each side of Slaters Lane and across the Parkway, including
bicycle accommodations should be provided. These enhanced pedestrian connections will be critical to
maximize transit ridership, a primary goal of the Plan (Figure 5.03). The Design Standards and Guidelines
provide sidewalk standards and cross sections to ensure that streetscape design meets the goals and
recommendations of the Plan.

OLb TowN NORTH SMALL AREA PLAN

“Develop a holistic City transportation system
that puts the health, mobility, and accessibility
of “people first” by implementing development
and transportation programs and projects
consistent with the following level of precedence:
pedestrians, bicyclists, public transportation,
shared motor vehicles and private motor
vehicles.” - Environmental Action Plan 2030
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Il. CONNECTING FORMER POWER PLANT SITE

Urban scale blocks (Figure 5.03) will be created with the redevelopment of the former power plant to
provide a variety of engaging pedestrian routes that will encourage walking and biking. As the former
power plant site redevelops, there is an opportunity to provide an additional trail along the waterfront
parallel to the existing Mount Vernon Trail in order to provide a separation between pedestrians
and cyclists and increase the safety and convenience of the trail for all users. The Open Space and
Recreation Chapter outlines the proposed conversion of the existing rail corridor to a linear park with
an improved pedestrian and bicycle pathway along East Abingdon Drive.

Ill. GREEN STREETS/STREETSCAPE

The Green Streets connect existing and/or planned parks and also provide connections to the
waterfront. The Plan identifies four streets as Green Streets: North Royal, Wythe, Second, and North
Washington. Green Streets are characterized by their improved landscaping, tree canopy, and green
infrastructure facilities (Figure 5.02). Green Streets will also include traffic calming measures, such
as curb extensions (bulb-outs) at intersections, which provide better visibility and shorter crossing
distance for pedestrians.

Figure 5.02: Green Street Frontage (Royal, Wythe, and Second Streets)

Note: This section is for illustrative purposes. Refer to the Design
Standards and Guidelines for applicable requirements for each street.

SMALL AReA PLAN

5 TransporTATION| 81



Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i
Figure 5.03: Pedestrian Circulation
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5.3 BICYCLE CONNECTIVITY

. BICYCLE NETWORK

The Plan creates a network to encourage biking as a viable travel option, which has health and
environmental benefits consistent with the Pedestrian and Bicycle Chapter of the City’s Transportation
Master Plan (Figure 5.04). The bicycle network in the plan area includes both on and off-street bicycle
facilities to serve all users and trip types with a focus on better connections to transit, bicycle parking,
and regional bicycle connectivity through the Mount Vernon Trail, which is a segment of the East Coast
Greenway, a 3,000 mile-long bicycle and walking route that connects communities from Calais, Maine
to Key West, Florida. The network will enable more people to bike for some of their daily trips and
increase the proportion of the workforce who bike to work.

In addition to the Green Street features, the Plan recommends implementing the Pedestrian and
Bicycle Chapter of the City’s Transportation Master Plan for improving the bicycle network in the City
(Figure 5.04). Additional public outreach will occur to determine the approaches needed to implement
the recommendations in that Plan.

The Plan also recommends extending the bicycle facilities into the former power plant site as
redevelopment occurs, as well as Slaters Lane, which would provide an east-west bicycle connection
from the former power plant site to the existing bicycle lane on Slaters Lane west of the Parkway.

SMALL AReA PLAN
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Il. BICYCLE PARKING

Providing adequate end-of-trip facilities is a critical component of any bicycle network. The Plan
recommends bicycle parking in a number of contexts:

e Bicycle parking at residential and employment sites.
e Bicycle parking at retail areas.

Bicycle parking will follow the rules and regulations of the City's Bicycle Parking Standards.

I1l. BIKESHARE

Bikesharing is a program that allows users to rent a bicycle for a short period of time. Bicycles are
“checked out” at one station and returned to any station within the system. Members pay based
on the length of time they use the bicycle, thus reducing the costs associated with personal bicycle
ownership. Bikeshare also helps to provide “last mile” connectivity to major transit facilities such as the
Braddock Metrorail Station, Potomac Yard Metrorail Station, or the Metroway. With stations dispersed
throughout the plan area, these bicycles are meant to be used for short time periods. The placement
of future bikeshare stations should generally be consistent with locations identified in the Pedestrian
and Bicycle Chapter of the City’s Transportation Master Plan, with a minimum of 5 bikeshare station
locations within the plan area.
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Figure 5.04: Proposed Bicycle Network
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See Figures 5.01 for street
extensions into the former
power plant site and the
urban scale blocks.

“—J""'\-—h.,.g

Conversion of existing rail
corridor into a separated
pedestrian and bicycle trail.

e

LEGEND

Note:
BN Existing Trail 1. This map has been adopted as part of the Pedestrian and Bicycle Chapter of
BN  [xisting Advisory Bicycle Lane; Bicycle Lane the Transportation Master Plan in April 2016.

2. Additional public outreach will occur to determine the approaches needed
to implement the recommendations in that Pedestrian and Bicycle Chapter
® ® ® ® Proposed Shared Roadway of the Transportation Master Plan.

® ® ® ® Proposed Trail

® ® ® ® proposed Enhanced Bicycle Corridor
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5.4 TRANSPORTATION STUDY

I. METHODOLOGY

A transportation study was conducted to determine the traffic impact of the
proposed development in Old Town North, including the redevelopment of the
former power plant site. The transportation study examined impacts within
the plan area including the potential conversion of Montgomery Street from a
one-way operation to a two-way operation. The transportation study included
the analysis of 29 intersections under the 2040 Build scenario, all of which
were studied during both the AM and PM peak hours.

The transportation analysis performed for the plan area is a planning-level
study that evaluates the order of magnitude impacts associated with the Plan’s
potential redevelopment projections. The study assumed that development
will be built out over a 25 year period and assumes changes in regional traffic
patterns over that time period. All future development applications associated
with the Plan will require additional transportation studies to analyze the
specific impacts of the blocks and will include additional transportation data
available at that time as well as refined development information. The studies
will also update the traffic impacts associated with specific development and
refine the recommended improvements to the transportation network.

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

1. 2016 Existing Conditions

2. 2040 Baseline Scenario
a. Assumes regional growth through 2040.
b. Build out in the Old Town North plan area to the full development
potential allowable under existing zoning/site plan approvals.
c. Does not assume the redevelopment of the former power plant site.
d. New Potomac Yard Metrorail Station.
e. Metroway service between Braddock Road and Pentagon City.

OLD TowN NORTH SmALL AREA PLAN

Improved transit service through a new Old Town Circulator.
Improved transit headways for select DASH routes per the DASH
Comprehensive Operations Analysis.

Route 1 transit signal priority between East Glebe Road and First Street.
Signal timing adjustments at various intersections based on
transportation studies for various developments.

2040 Build Scenario

a.

Build-out of development in the plan area through 2040, including the
former power plant site.

Conversion of Montgomery Street from one-way operation to a two-
way operation and associated intersection improvements along North
Washington and Montgomery Streets.

Extension of North Royal, North Fairfax, and North Pitt Streets into the
former power plant site.

Additional roadway grid within the former power plant site to support
development.

Additional local transit service/routes from the south to serve the
redeveloped power plant site and connect to the new Potomac Yard
Metrorail Station.

To enable improved connectivity and reduce congestion at streets
connecting the former power plant site improvements include, but
are not limited to the following:

i. A potential new east-west street connecting the redeveloped
former power plant site to West Abingdon Drive. Alternative
options include widening of West Abingdon Drive. The final
design and approach to address the intersection of Slaters Lane
and Abingdon Drive will need to be approved as part of the
future Coordinated Development District (CDD) approval(s)
for the site.

ii. Roadway re-striping of West Abingdon Drive at Slaters Lane to
provide additional vehicle capacity.

iii. Roadway re-striping along Bashford Lane at the Parkway.
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The analysis assumes increases in traffic attributed to regional growth including approved development
in the plan area and planned development in neighboring jurisdictions regardless of the development
in the plan area. The Plan provides improved pedestrian and bicycle connectivity, enhanced transit
service, and new roadway connectivity in and through the plan area which provides travel choices
in terms of route and mode. The study showed that with the construction of all the recommended
roadway and transit improvements, the transportation network operates more efficiently in the 2040
Build Scenario than the 2040 Baseline Scenario.

IV. MODE SHARE

To represent the anticipated trip-making patterns associated with the redevelopment of Old Town
North, assumptions were developed to assign trips to transit, pedestrian, bicycle, and auto modes.
Mode choice, the design to use one of these options, was applied based on the proximity of each
block to transit (either a station or a stop) and the type of land use forecast on each block. Mode
choice assumptions are consistent with the mode choice factors used in other small area plans in
the City and mode share data from US Census records of the City. It is widely recognized that urban,
mixed-use developments with accessible transit will result in lower automobile trip generation. When
the mode choice assumptions are applied to the proposed mix of uses for the 2040 Build scenario in
Old Town North, the resulting overall daily mode choice is 40% of trips being made by Metrorail, 5%
of trips by bus, 15% of trips by bike or foot, and 40% by automobile (Figure 5.05). The mode choice
assumes build-out of the proposed mix of uses, accessibility to multiple modes of transportation
including Metrorail and dedicated high-capacity Metroway, enhanced street connectivity, and bicycle
and pedestrian facilities.

V. AUTONOMOUS VEHICLES

Consideration should be given to Autonomous Vehicles and other emerging transportation trends
and technologies as part of the future traffic studies for future redevelopment sites. Future roadway
and building design should incorporate elements that may facilitate automated vehicles and other
emerging transportation trends, to the extent feasible, without compromising pedestrian safety and
the public realm.

Figure 5.05: Mode Split
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5.5 STREETS AND CONNECTIVITY

I. COMPLETE STREET TYPOLOGIES

The Alexandria Complete Streets Design Guidelines classifies the City's streets
into eight typologies: Commercial Connector, Main Street, Mix-Use Boulevard,
Neighborhood Connector, Neighborhood Residential, Parkway, Industrial, and
Shared Street. Figure 5.06 depicts the complete street typology designation
within the plan area. In addition, the Complete Streets Design Guidelines
include overlays such as transit streets. The design of transit streets provides
easy access to transit for all users, including people with disabilities. This
overlay is intended to focus on more transit-intensive streets as depicted in
Figure 5.07.

New and re-configured streets will follow the street cross-sections depicted in
the Design Standards and Guidelines. These street cross-sections incorporate
the provisions of the Alexandria Complete Streets Design Guidelines.

Il. NEW STREETS IN THE FORMER POWER PLANT SITE

Figure 5.06 shows the desired framework streets on the former power plant
site. The Plan recommends the extension of the adjoining streets of North
Pitt, North Royal, and North Fairfax Streets into the site. Final configuration
of framework streets, internal street grid, and block sizes will be subject to
the recommendations in the Plan, the Design Standards and Guidelines, the
Zoning Ordinance as amended, and the development review process.
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Illl. ONE-WAY TO TwWO-WAY CONVERSION; OPERATION OF
MONTGOMERY STREET

The Plan recommends the conversion of Montgomery Street from one-way to
two-way operation, which supports the Plan's recommendation to promote
this street as a retail corridor. The transportation study identified the following
measures in order to improve the operation at the intersection of Montgomery
Street and Washington Street:

e Remove northbound left turn on North Washington Street to Powhatan
Street.

e Powhatan Street at North Washington Street intersection will be a right in/
right out only.

e Provide eastbound and westbound left turns on Montgomery Street at
North Washington Street.
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Figure 5.06: Complete Street Typologies Potential new East/ —
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Figure 5.07: Complete Street Typologies - Transit Streets
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5.6 TRANSIT

One of the most important features of Old Town North is its commitment to transit-oriented
development. This involves a range of transit options, which will provide transit services consistent
with the amount and type of the existing planned development.

Existing DASH, WMATA and planned DASH routes will serve the plan area providing service to the
Braddock Road Metrorail Station, the Potomac Yard Metrorail Station, Old Town, the District of Columbia,
and a variety of other destinations (Figure 5.08). The Plan recommends that DASH transit headways
be improved, consistent with the DASH Comprehensive Operations Analysis. This includes creating an
Old Town Circulator per the DASH Comprehensive Operational Analysis (Figure 5.09). The Old Town
Circulator can be accommodated through either increasing headways on the AT8, or realigning the AT2
to follow the AT8 , contingent on capital and operating budgets. This improved route would provide
better connectivity between Old Town North and the Braddock Metrorail Station.

The Plan recommends a new local north-south transit route that runs from a southern terminus to be
determined along North Fairfax Street, through the former power plant site, across Slaters Lane, and
terminates at the Potomac Yard Metrorail Station (Figure 5.09). A phasing plan will be identified to align
the new service’s implementation with the former power plant site development levels. The City will
also be undertaking a comprehensive analysis of the bus transit network and the recommendations of
this Plan may be adjusted per the future planning effort. Future transit improvements are subject to
funding through the City's Capital Improvements Program.

I. NORFOLK-SOUTHERN RAIL SPUR FUTURE TRANSIT EVALUATION

The existing Norfolk-Southern rail corridor starts at the Robinson Terminal North warehouse near the
junction of Pendleton Street and North Union Street. The rail corridor previously served industrial areas
adjacent to the waterfront, as well as the former Potomac River Generating Station (former power plant
site). The track crosses multiple roadways, notably at the Parkway and Slaters Lane. The Mount Vernon
Trail runs alongside the existing rail corridor from the Parkway to the track terminus at Pendleton Street,
then continues on-street down North Union Street.

CR
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An analysis was conducted to determine future transit use along the rail corridor as a long-term goal.

It was determined that a linear park is more feasible due to extensive land acquisition that would be
required for a transitway along the rail corridor. In addition, the rail corridor provides limited access to
higher density uses that are compatible with high capacity transit. Utilizing existing local streets and
the potential new street network with the former power plant site will provide better transit access to
existing and future land uses.

Il. WATER TRANSPORTATION

The possibility of water transportation on the Potomac River would require technical and operational
evaluation. A water taxi, particularly on the Potomac River, may reduce demand on other transit systems
that may be carrying increased numbers of summer tourists and visitors to special events. Water taxis
could link Old Town North to a growing system of waterfront destinations along the Potomac River,
including Old Town, National Harbor, the Southwest Waterfront, Anacostia, and Georgetown. Potential
water taxi implementation could be through the redevelopment of Canal Center, or the former power
plant site. Additional analysis to determine the feasibility of a water taxi at any of these sites would
need to be coordinated through the development review process. There may also be an opportunity
for a marina at Canal Center or the former power plant site.

Ill. TRUCK LOADING

The growth in office, retail, and other development will increase truck loading and deliveries. The
necessity for truck deliveries also demands that the City allocate room for delivering trucks. To maintain
efficient traffic circulation, the City will require a comprehensive policy regarding truck loading and
deliveries during the development review process.

In the near term, loading zones can be requested and reviewed by the Traffic and Parking Board. With
the conversion of Montgomery Street to a two-way operation, the City will designate loading zones
for the commercial blocks east of Washington Street, as well as require new developments to include
loading zones or bays through the development review process. Additional requirements regarding
access and loading are specified in the Design Standards and Guidelines.
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Figure 5.08: Existing Transit Network
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Figure 5.09: Recommended Transit Improvements
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5.7 PARKING

I. PARKING LOTS, STRUCTURES, AND ON-STREET PARKING

Parking lots and parking structures have a negative impact on portions of the plan area. In order to
create a desirable public realm, parked cars should generally be below-grade, freeing up ground level
space for courtyards and active street frontages. When cars are parked at or above grade they will be
screened behind active uses such as retail, office, or residential uses.

Management of on-street and on-site parking is a critical feature of any transportation system and
should be carefully coordinated with other transportation considerations. On-street parking spaces
should be efficiently managed to maximize turnover of spaces and encourage garage parking for longer
stays. In the short term, the Plan recommends consistent parking restrictions along the identified
retail corridors to maximize turnover of spaces near retail uses. As more uses are added and demand
for on-street parking increases, on-street parking spaces should be metered. This could be part of a
performance parking program that coordinates pricing with occupancy levels and available off-street
parking options.

Adequate parking for each use will be provided with new development. Where possible, shared parking
should be pursued first to maximize efficiencies of existing parking facilities. New parking facilities
should be open to the public and employ smart parking technologies including variable pricing and
available parking space technologies. Wayfinding signage should be employed to efficiently direct
drivers to parking garages and clearly indicate price and availability of parking.

Il. CARSHARE

Carsharing provides an effective incentive for participants to forgo car ownership and rely on transit
or other modes since a shared car could be readily available when needed. The growth and success
of these programs in the City and other urban neighborhoods throughout the country has shown
their effectiveness in reducing auto dependency. Members pay based on how much they drive, thus
reducing the fixed costs associated with private automobile ownership. As part of redevelopment,
the Plan encourages development to establish carsharing in each building and for the City to identify
potential carshare locations on public streets.

SMALL AReA PLAN
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Ill. ELECTRIC VEHICLES / CHARGING STATIONS

Electric vehicle charging stations will become more important as drivers consider the switch to vehicles
that reduce fuel use and emissions contributing to climate change. Charging stations should be
installed at key locations to serve drivers using plug-in hybrid or electric vehicles. These key locations
may include residential, commercial, and office parking areas or within parking structures.

5.8 TRANSPORTATION MANAGEMENT PLAN

Transportation Management Plans (TMPs) are a set of specific strategies that influence travel behavior
by mode, frequency, time, route or trip length in order to help achieve an efficient and sustainable use
of transportation facilities, along with other City goals such as promoting access for all transportation
system users, improving mobility, and minimizing the negative impacts of vehicular traffic.

Given the centrality of multi-modal transportation in Old Town North, and in order to ensure that the
systems and programs are in place as needed to support the density, the Plan requires that future
development employ aggressive TMP measures to achieve a 50% Non-Single Occupant Vehicle (SOV)
mode share target, and also meet future TMP requirements. The redeveloped former power plant site
should be established as a new TMP district, while individual developments south of the former power
plant site are required to develop their own TMPs.

These strategies will include market-rate parking fees for all uses, performance parking, shared parking,
parking management, transit passes, “un-bundling” parking cost (separating the cost of parking from
the purchase or lease cost of a unit), transit incentives, semi-annual monitoring and reporting, and
similar measures.

Charging market rates for parking is an important tool in the TMP strategies employed to create a
successful multi-modal community. Availability and cost of parking will heavily influence people’s
decision whether or not to drive. Parking should be available for those that choose to drive and are
willing to pay its cost. At the same time, incentives (financial and otherwise) should be provided to
those who choose not to drive.
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5.9 TRANSPORTATION RECOMMENDATIONS

PEDESTRIAN AND BICYCLE NETWORK

Implement pedestrian and bicycle network improvements consistent
with the City’s Vision Zero Policy, Transportation Master Plan and the
Environmental Action Plan.

As part of the redevelopment of sites, the sidewalks will be improved to be
consistent with the applicable cross-sections in the Design Standards and
Guidelines and the City’s Complete Street Design Guidelines.

Provide a continuous, connected, and accessible network that enables
pedestrians — including those with mobility impairments — to move safely
and comfortably between places and destinations.

North Royal, Wythe, Second, and North Washington Streets will be
implemented as Green Streets with enhanced landscaping and traffic
calming measures such as narrower travel lanes, enhanced tree canopy,
and curb extensions (bulb-outs). The streetscape improvements will be
consistent with the applicable cross-sections in the Design Standards and
Guidelines and the City’s Complete Street Design Guidelines.

Improve the Norfolk Southern rail corridor adjacent to the former power
plant site to include a separated pedestrian and bicycle paths through the
planned linear park.

As part of the redevelopment of the substation site, provide enhanced
pedestrian and bicycle improvements as depicted in the Design Standards
and Guidelines, for East Abingdon Drive and Slaters Lane frontage.

Construct a new trail within the expanded waterfront open space on the
former power plant site, as generally depicted in Figure 5.03, to separate
the existing pedestrian and bicycle trail.

Add an enhanced bicycle facility along Slaters Lane to improve bicycle
connectivity to the Mount Vernon Trail and the Potomac Avenue Trail.

10.

11.

12.

13.

14.

15.

SMALL AReA PLAN

Add a minimum of five additional bikeshare stations within the plan area,
including two within the former power plant site. The final location of the
bikeshare stations will be determined as part of the development review
process.

TRANSIT

Improve local transit connectivity within Old Town North, the former
power plant site, surrounding areas and the Braddock and Potomac Yard
Metrorail Stations by implementing the Old Town Circulator and a new
north-south local transit route to serve the Potomac Yard Metrorail Station.

Circulator transit stops will be designed to include real-time transit
information and innovative display technologies to include route maps,
schedules, and local and regional information.

Require a coordinated Transportation Management Plan (TMP) for the
former power plant site.

Employ aggressive TMP performance measures, meeting or exceeding a
50% Non-Single Occupant Vehicle modal split.

Explore additional local-serving routes to connect locations within Old
Town North to nearby communities and destinations.

As part of the redevelopment of the former power plant site and the
Canal Center site, the developer should examine the feasibility of a water
transportation option.
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STREETS

Provide a compact grid of streets in the former power plant site in alignment
with, and connecting to the established street grid in Old Town North.
North Fairfax, North Royal, and North Pitt Streets will be extended into the
former power plant site as generally depicted in Figures 5.01 and 5.06.

Evaluate the feasibility of converting Montgomery Street from a one-way
street to a two-way street, with parking generally on each side of the
street between North Henry Street and North Fairfax Street, and there will
be good faith to work with the community. As part of the conversion of
the street from a one-way street to a two-way street, loading for existing
businesses and future development will be evaluated and addressed.

As the former power plant site is redeveloped, continue to work with
the NPS on the feasibility and implementation of a new east-west street
connection as generally depicted in Figure 5.03. Alternative solutions
for the intersection of Slaters Lane and West Abingdon Drive will also be
considered. A solution to mitigate the intersection of Slaters Lane and West
Abingdon Drive will require approval prior to the Coordinated Development
District (CDD) approval(s) for the former power plant site(s).

All new streets and rights-of-way will be dedicated to the City as public
streets. Perpetual public access easements for streets may be considered
if approved as part of the development review process.

New and re-configured streets will comply with the Design Standards and
Guidelines and the City’s Complete Street Design Guidelines.

As part of the CDD approval(s) for the former power plant site, specific
requirements for phasing and sequencing of streets and infrastructure will
be established, which will be tied to the amount of development.. The
site will also be responsible for all off-site infrastructure improvements
generated by the planned development.

Each development will be required to submit a comprehensive approach
and policy regarding truck loading and deliveries as part of the development
review process.

OLD TowN NORTH SmALL AREA PLAN

IV.

23.

24.

25.

26.

27.

28.

29.

PARKING

Given the current surplus of underutilized off-street parking in Old Town
North, shared parking agreements should be promoted and encouraged to
help meet residential and commercial parking requirements.

New parking constructed on the former power plant site should
incorporate shared parking strategies to maximize the use of the parking,
while minimizing the overall amount of parking needed to serve all of the
uses. This parking should be made available to the public, in partnership
with the property owner, the City will have some level of control over the
management, operations, and pricing of the garage(s).

Explore parking maximums for each use on the former power plant
to encourage pedestrian, bike and transit use and help in achieving the
sustainability objectives of the Plan

Establish consistent on-street parking restrictions to encourage turnover
of parking spaces in retail areas. This may require adding restrictions to
blocks that are currently unrestricted. Parking meters should be considered
when/if on-street parking occupancy remains above 85%.

Parking wayfinding should be developed to conveniently locate and access
available parking in the plan area.

Provide advanced parking management systems including real-time
parking availability, pre-trip parking information, and parking reservation/
navigation systems.

Require long and short-term bicycle parking as part of the development
review process.
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The Plan addresses urban sustainability at the building and site scale and builds on the City’s
commitment to sustainable and livable communities. In addition, the Plan recommends strategies to
transform the approximately 20 acre former power plant site into a model of sustainability.

Old Town North’s sustainability focus will also be enhanced by an urbanism that will provide and
integrate open spaces and restored natural ecosystems into the neighborhood in unique, sustainable
ways, built around the principles of a productive, mixed-use, socially active, and walkable community.

The Plan presents a generational opportunity to integrate the site of a former power plant back into
the fabric of the neighborhood and to address the environmental issues associated with past uses.
Urban development and natural ecosystems need not be mutually exclusive, nor are people and
their activities separate from nature. The former power plant site will modify its relationship with the
environment by restoring waterfront open spaces, reducing impervious surfaces, remediating the soil,
treating stormwater runoff, and restoring portions of the Resource Protection Area (RPA). The site will
be accessible through public transportation, the pedestrian and bicycle network, and will engage the
adjoining uses and buildings, offering Alexandria the ability to showcase forward thinking urban and
sustainable planning and development for the 21st century.

This Plan builds on Alexandria’s Environmental Action Plan (EAP) and the Eco-City Charter by
providing strategic guidance and a road map for environmental goals within the plan area. The EAP
encompasses the City’s sustainability efforts, addressing land use, open space, air quality, water
resources, transportation, environment and health, global climate change, green building, solid waste
management, energy, and other emerging environmental trends.
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The Plan recommends sustainability strategies at four scales:
Plan-wide;

Neighborhood scale for the former power plant site;
Streetscape, including increasing tree canopy; and
Site-specific elements for new developments.

Recommendations at these four scales will provide greater achievements than focusing on individual
building strategies.

To develop the Plan an Eco-District study was conducted which evaluated future development and
potential strategies and targets. This Chapter takes the analysis and establishes priorities based on the
Plan’s sustainability objectives which integrate land use, transportation, and sustainability.

The goal of the Plan is to implement an Old Town North Eco-District through sustainable environmental
solutions that integrate building, open space, and infrastructure projects, establish targets, guide
investments and improve the quality of life and environmental health. When implemented, these
solutions will support sewer and stormwater management, efficient energy use including renewable
energy, and clean air and soil. The importance of sustainability lies in a comprehensive approach

of integrating design, land use, transportation, energy, green building and water quality. The Plan
prioritizes:

Water Quality: Combined Sewer System;

Water Quality: Stormwater Management and Green Infrastructure;
Energy and Green Building; and

Design, Land Use, and Transportation.
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Figure 6.01 Eco-District Strategies

WATER QUALITY

Address impact of combined sewer
overflows (CSOs).

Conserve water through re-use of
low-flow fixtures.

Implement stormwater
management through green
infrastructure and low-impact
development.

Increase the tree canopy and
enhance green space through
appropriate planting, native trees,
and green roofs.
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ENERGY & GREEN BUILDING

e  Prioritize energy efficiency, high
performance, and enhanced green
building.

e Explore on-site renewable and
district-scale energy systems.

e Prioritize clean, renewable, and low-
carbon energy sources locally and

from external utility distribution.

DESIGN, LAND USE, AND
TRANSPORTATION

Achieve a variety of building types,
heights, and densities that support
a diverse population and allows for
aging in place.

Prioritize the provision of on-site
affordable housing.

Achieve, sustain, and utilize a
balanced land use mix including
key features to create a complete
neighborhood to meet the
community’s social and economic
needs.

Use open spaces to connect
neighborhoods and provide public
amenities such as parks and
enhanced waterfront open spaces.
Prioritize public transit, cycling,
and walking as an economic,
environmental, and public health
tool.

Enable the use of low-emission and

electric vehicles through charging
and clean fuel infrastructure.

PERFORMANCE MEASURES
Energy and greenhouse gas
emissions per capita.

Increase in open space.

Number of green roofs, light
colored pavements, and increase in
tree canopy coverage.

Number of green infrastructure
projects.

Number of acres with separated
sewer and stormwater system.
Increase in number of bike,
pedestrian, and transit trips.
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A. Background

The plan area is located within an area of the City with a Combined Sewer
System (CSS), where stormwater and sanitary sewage use the same set of
pipes. During dry weather, all sewage flows to the wastewater treatment
plant and receives a very high level of treatment before being discharged to
local waterways. However, during rainfall or snowmelt, the pipes can become
overloaded with stormwater. During wet weather, when volumes exceed the
capacity of the system, this mixture of stormwater and sewage may overflow
into local waterways and into the Potomac River. In the City, about 540 acres
(just under a square mile) including a portion of Old Town North are served by
a CSS. There are a total of four overflow points, or Combined Sewer Outfalls
(CSOs), which discharge into Hooffs Run, Hunting Creek, and Oronoco Bay
as shown on Figure 6.02. The plan area is predominantly located within the
Pendleton Street (CSO-001) combined sewershed.
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Combined sewer discharges are regulated by the Virginia Department of
Environmental Quality (VDEQ) through the issuance of discharge permits,
typically with 5-year durations before renewal. In 2013, the City received a
renewal of its 5-year VDEQ discharge permit. This new permit requires the City
to update its existing Long Term Control Plan (LTCPU), which requires the City
to develop and implement a plan to reduce discharges from the CSS.

B. Existing Conditions

The City’s existing permit requires that the combined sewer discharges from
redevelopment projects be mitigated. The City developed a 2014 Memorandum
to Industry to provide developers with guidance on mitigating combined sewer
flows from redevelopment sites. The provisions of the Memo to Industry will
be further refined once the LTCPU is finalized and approved by VDEQ. The
LTCPU will likely include a proposal for large infrastructure projects, such as
storage tanks or tunnels, to capture combined sewage during a rain event
before it reaches local waterways for all of its outfalls, including the outfall
that serves the plan area (CSO-001). This combined sewage will then be stored
during the rain event and then pumped back into the sewer system following
the rain event and conveyed to the Alexandria Renew Enterprises (AlexRenew)
wastewater treatment facility for a high level of treatment before being
discharged, consistent with the treatment of all sanitary sewage in the City.
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Figure 6.02 Combined Sewershed
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C. Mitigation of Potential Impacts of Plan on Combined Sewer Discharges

The City’s LTCPU along with this Plan and the City’s existing policies (Memorandum to Industry for
redevelopment in the CSO area) provide an opportunity to mitigate the impacts of combined sewer
discharges through a variety of measures. These measures include:

e Sewer separation, where either sanitary or stormwater flows are connected to a separate sewer
outside the combined sewer area;

e Stormwater management, including green infrastructure, to reduce the flows going into the
CSS; and

e Contributions for off-site improvements, including combined sewer storage facilities.

Strategies have been developed to mitigate potential impacts in combined sewer discharges due to
redevelopment envisioned under this Plan. An analysis of the plan area shows that redevelopment
could result in an increase in sanitary flow of approximately 46 percent over existing sanitary flows by
2040, assuming full redevelopment potential of the plan area. Development and redevelopment will
be required to comply with the City’s 2014 Memorandum to Industry on the CSS, the development
and redevelopment related provisions of LTCPU, and other relevant policies in effect at the time of
redevelopment with the ultimate goal of reducing the impacts of combined sewer discharges for the
City to stay in compliance with its environmental obligations.

In order to mitigate the impacts of combined sewer discharges, the following basic general
framework is proposed for the plan area:

e All sites will be required to provide on-site separation of storm and sanitary sewers.

e |f separate sanitary and storm sewer systems are available, then redevelopment projects
will be required to connect to these systems.

e |f connecting to separate sewers is not feasible, then redevelopment projects can
implement green infrastructure that retains stormwater on-site, or potentially in the public
right-of-way, to mitigate the impacts of the project on combined sewer overflows.

e |f neither sewer separation nor the implementation of green infrastructure is feasible
for a redevelopment project, then a contribution would be made towards mitigation of
combined sewer overflows off-site.
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The green infrastructure and required contribution will be based on the impact of each site on

combined sewer discharges as described in the City’s Memo to Industry. If a portion of the site is
able to be treated through green infrastructure, such as the installation of a green roof, then the
contribution discussed above could be adjusted. Any on-site stormwater management provided to
address combined sewers can also be used to demonstrate compliance with requirements of the
State’s and City’s stormwater management requirements. The analysis of future sanitary sewer flows
and impacts on combined sewer discharges is provided in the Old Town North Small Area Plan System
Capacity Evaluation dated January 2017.

D. Framework for Mitigating Combined Sewer Overflows for the Former Power Plant Site

The former power plant site, due to its size and proposed density, will have a more significant
impact that will need to be taken into consideration as part of mitigating the impact of combined
sewer discharges. It will be important to address this site, the impacts it will have on combined
sewer discharges, and what will be required to mitigate these impacts early on and throughout the
development review process.
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A. Stormwater Management and Green
Infrastructure

Inaddition to sewer and stormwater separation, the
Plan promotes the implementation of Low Impact
Development (LID) practices and Environmental
Site Design (ESD) techniques that offer water
quality benefits by reducing stormwater runoff
volumes and mimicking pre-development site
hydrology. The implementation of LID or green
infrastructure  stormwater practices reduces
the volume of stormwater runoff and produces
additional benefits that include conserving open
space, providing green space, reducing energy
demand, reducing urban heat island effect,
and reducing flooding. These practices are also
integral to Complete Streets and Green Streets
implementation and an increase in tree canopy
coverage. On-site retention of stormwater also
offers CSO benefits by reducing the volume of
stormwater being conveyed in the combined pipe
network, which may reduce CSO volume per event.
LID practices supported by this Plan include:

e \Vegetated green roofs;

e Urban bioretention;

e Dryswales;

e Rooftop/downspout disconnection;
e Sheetflow to vegetated filter strip;
¢ Rainwater harvesting;

e Planter boxes; and

e Permeable pavement.
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The most successful systems seamlessly blend
these elementsinto energy and water management
strategies, and enhance the urban environment
for improved human connections with nature.
Integrating a green infrastructure system into the
buildings, sites, and streets will:

e (Clean the air and stormwater to enhance the
environment and improve human health.

e Cool the overall temperature of the area,
decreasing energy costs, and improving
habitat and pedestrian comfort.

e Connect contiguous green spaces along the
ground, up living walls, and over green roofs,
creating diverse habitat opportunities and
connecting people to nature.

e (Create tree canopy coverage to help
reduce the heat island effect, offer greater
habitat opportunities, and provide a more
comfortable pedestrian experience.

e Include parks and plazas — publicly accessible
spaces that provide vegetation, increase
habitat opportunities, and improve human
health. They also contribute to the cultural
character of a neighborhood.
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B. Resource Protection Area

While the extent of the RPA for perennial streams such as the Potomac
River is measured as 100 feet landward from the top of bank for the river,
the first 50 feet measured from the top of bank landward is considered the
most crucial portion of the RPA (Figure 6.02). Seeking to remove existing
encroachments from this first 50 feet of RPA and restoring this area during
redevelopment provides a unique opportunity to protect the Potomac River
and other environmental features. This Plan also promotes the removal of
existing encroachments from the most critical 50 feet portion of the RPA to
improve water quality and stormwater management. Restoring this portion
of the RPA will improve water quality, reduce flooding, create green space,
and restore habitat.

A. Background

Energy is fundamental to our lives, to a thriving community, and to our
economy. The majority of global electricity consumption still comes from
non-renewable fossil fuels such as coal, oil, and natural gas which produce
greenhouse gas (GHG) emissions, a major contributor to global climate change.

Dominion Virginia Power supplies electricity to the City of Alexandria including
the Old Town North plan area. As of 2014, the company had a fuel mix of
26% coal, 30% natural gas, and 9% heavy fuel oil, for a total of 65% fossil
fuels. The remaining 35% comes from nuclear power, hydropower and other
renewable energy resources. Washington Gas supplies natural gas to the City
of Alexandria, including portions of Old Town North.

The EAP provides goals and targets for buildings to reduce energy consumption
and achieve carbon neutrality, and to produce energy locally and sustainably
in the plan area through installation and promotion of renewable energy and
efficient energy technologies.
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B. Prioritize Green Building, Energy Efficiency and High Performance
Buildings

A primary goal of the Plan is to implement the City’s Green Building Policy
requirements outlined in the EAP, with particular prioritization of high-
performance buildings that reduce energy consumption through energy
efficiency practices. Further active and passive strategies for future buildings
include site design, building envelope optimization, high-performance
lighting and daylighting, active plug-load management, and the use of
advanced heating, ventilation, and air conditioning technologies. Supporting
these priorities includes opportunities to work with properties in the plan
area to implement benchmarking programs to facilitate ongoing energy
performance measurement and reporting of energy performance results,
while also increasing the energy performance of all buildings to meet or
exceed energy performance levels outlined in current energy codes.

The Plan recommends that Leadership in Energy and Environmental Design
(LEED) or comparable systems be used to provide third-party accreditation
of buildings. For the OTN Eco-District, the Plan recommends LEED Silver with
a focus on energy reduction or as recommended by the EAP, whichever is
more stringent.
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C. Former Power Plant Site
I. LEED-ND

The former Power Plant site has the opportunity to pursue a district-wide strategy because of its size and
expected time frame for redevelopment. The Plan recommends LEED-Neighborhood Development (LEED
ND) Silver to evaluate the environmental features at a district scale.

Il. Prioritize Renewable and Low-Carbon Energy

The Plan recommends promoting and installing renewable energy technologies, such as solar photovoltaic
systems to the extent feasible, to strive for carbon neutrality. The use of renewable energy technologies
to reduce energy demand and GHG emissions is particularly effective in combination with reducing
energy consumption. The Plan includes recommendations regarding integration of renewable energy
technologies.

lll. District-Scale Energy Systems

The redevelopment of the former power plant site provides an opportunity for the developer to explore
the use of district energy and cogeneration systems to potentially reduce energy consumption and
associated carbon emissions. District energy systems deliver hot water, steam, or chilled water from
a central plant(s) to multiple buildings via a network of pipes. They may use a wide variety of energy
sources including natural gas to accommodate thermal end use demands. They may also take advantage
of simultaneous electricity generation, through Combined Heat and Power (CHP) technologies, to
increase the efficiency and effectiveness of energy sources. Some development applications may also
take advantage of incorporating microgrids. In addition, the Plan recommends integrating green building
practices, renewable energy technologies, and other energy efficient technologies at the district-wide
scale.

IV. Develop a Sustainability Master Plan

The Plan recommends the submission of a Sustainability Master Plan by the developer of the former
power plant site to identify strategies to implement the phased recommendations on a site-wide basis.
The Sustainability Master Plan should integrate long-term progressive goals in successive phases, with
the ultimate goal of carbon neutrality. The phasing should anticipate a 20 to 30 year build-out of the site
and the evolution of sustainability requirements and technology during that period.

108 | OLp TowN NORTH SMALL AREA PLAN



Amended 12/16/23, Ordinance 5514
Please refer to Notes 1, 2, and 3 on page i

The Plan's urban design, land use, and
transportation ~ recommendations  reduce
environmental impacts by reducing the
percentage of trips by motor vehicle (reducing
energy consumption and air pollution),
reducing heat, and managing stormwater
runoff. These strategies have the additional
benefit of strengthening economic and social
sustainability as well.

A. Urban Scale Blocks

The Plan recommends the retention and
creation of urban scale blocks with frequent
intersections, which provide a number of routes
for pedestrians and bikes, making walking and
biking a more attractive and viable mode of
transportation.

B. Diverse Mix of Land Uses

Old Town North can become a compact walkable
community by introducing neighborhood
services and amenities within walking distance
of all residents, as well as a mix of residential and
commercial uses to help reduce dependence
on cars and encourage people to walk or bike
to meet their daily needs. This strategy plays a
major role in reducing fossil fuel consumption
while reducing the overall carbon footprint
of each individual and the neighborhood as a
whole.

C. Abundant and Connected Sidewalks

To encourage pedestrian activity and help
Old Town North build a sense of community,
generous sidewalks for new development will
be designed to provide a greater area of the
public right-of-way for pedestrians rather than
vehicles. Seating and planted areas are planned
along sidewalks to provide areas for gathering
and shade.

D. Urban Street Trees

Designing streets to include planted areas
and street tree species native to Alexandria
will enhance the visual quality of the urban
environment while helping to mitigate wind,
provide shade, and manage stormwater run-off.
This will also increase tree canopy within the
plan area.

E. Engaging Buildings

Some of the buildings in Old Town North were
developed to be oriented away from the public
realm and toward parking lots, or raised above
the street. Thisresulted in some of the buildings
we see today that effectively turn their backs to
the street, depriving the public realm of critical
“eyes on the street” and reducing the sense
of security. To re-establish the relationship
between private and public areas and to create
a more comfortable pedestrian environment,
the Design Standards and Guidelines provides
a framework for having buildings re-engage the
street.
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F. Pedestrian-Scaled Design

To create a visually stimulating pedestrian
environment, building facade heights will be
in complementary proportion to public right-
of-way widths and adjacent buildings. By
incorporating variations in facade lengths and
depths, the buildings will relate to the scale of a
person, reinforcing the public realm as a place
for people. By providing a pedestrian-scaled
environment, the site design will encourage
walking as a primary mode of transportation.

G. Diversity of Housing Choices

Creating housing opportunities for a variety
of family sizes and income levels will allow
for a greater diversity of housing, making Old
Town North adaptable to the changing needs
of the community in the future. Promoting
housing choices is also an opportunity to
encourage energy efficiency in building design
for residential buildings, including affordable
housing.

H. Open Space

The Plan recommends a hierarchy of community
recreational and open spaces at various scales
to support a variety of recreational activities
for groups and individuals. Private open space
for individual units will be provided through
elements such as a front yards and courtyards.
New public open spaces will include parks
on the former power plant site including an
expanded public waterfront open space. There
will also be open spaces conveniently located
within a short walk of all residences to provide
places for people to gather such as playgrounds
and/or flexible spaces for active and/or passive
recreation. The pedestrian network is intended
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to allow residents, employees and visitors to
easily and quickly integrate outdoor activities
into their daily lives.

I. Transportation

The Plan recognizes the close relationship
between transportation, land wuse and
sustainability and promotes a multi-modal
and sustainable transportation system that
minimizes environmental pollution and urban
congestion. With Old Town North’s proximity
to the Braddock Road Metrorail Station and the
future PotomacYard Metrorail Station, improved
access and connectivity to these stations as
well as adjacent neighborhoods encourages
the use of alternative transportation modes
such as walking, cycling, and transit to minimize
the use of personal vehicles, relieve strain on
infrastructure and roadways, and reduce GHG
emissions. In addition, recognizing that cars will
continue to be part part of the transportation
systemin Old Town North, the Plan recommends
incentives to facilitate alternate energy vehicles
such as providing appropriate charging facilities
in parking facilities.

J. Design for Longevity

Quality building materials and built forms that
create timeless buildings designed for longevity
will encourage adaptive reuse rather than
replacement which reduces the energy and
resources required for new construction.
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WATER QUALITY: COMBINED SEWER SYSTEM

New buildings will be required to provide all necessary sanitary sewer
and stormwater improvements to address the CSO as identified in the
2014 Memorandum to Industry as may be amended. In the event that a
comprehensive solution for the CSO is approved for the plan area by City
Council, all new development will be required to contribute an amount
equivalent to the necessary improvements that would have been necessary
without the plan area improvement. The monetary contribution will be
established as part of the development review process for each site.

WATER QUALITY:
INFRASTRUCTURE

STORMWATER MANAGEMENT AND GREEN

Require the provision of green roofs on new buildings.
Encourage reuse of captured rainwater.

Utilize the most advanced water conservation technologies for interior
(toilets, faucets, etc.) and exterior (irrigation, water features, etc.)
applications available at the time of construction or redevelopment.

Maximize use of native drought tolerant plant and tree species.

Remove impervious surfaces to the greatest extent feasible within the RPA
as part of the associated redevelopment.

New public streets and streetscapes will incorporate green elements and
stormwater management as part of the design of the street to the extent
feasible. The final design parameters for the streets will be part of the
Design Standards and Guidelines.

Increase the amount of tree canopy within the plan area from approximately
13% to 23% per the Open Space and Recreation Chapter.

lit.

QR
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To the extent feasible, incorporate green walls into exterior building
features to cool structures, decrease energy costs, reduce heat island
effect, and enhance streets and plazas.

ENERGY AND GREEN BUILDING

A. District-Wide Sustainability Measures — Former Power Plant Site

10.

11.

12.

13.

Require planarea-wide sustainability through LEED-ND silver or comparable.

Require the submission of a Sustainability Master Plan for the former
power plant site as part of the submission of the first development special
use permit (DSUP) that demonstrates the compliance with the goals
and recommendations of the Plan and identifies short-term, mid-term,
and long-term strategies and targets to achieve the goal of district-wide
sustainability measures. The Sustainability Master Plan should be updated
with each subsequent block(s) and/or building(s) to show how the project
achieves the Plan’s goals.

The redevelopment of the former power plant site should strive to achieve
carbon neutrality by 2040 and strive to achieve carbon neutral buildings
by 2030.

Explore the development of district energy systems for heating and cooling
on the former power plant site that take advantage of local renewable
energy sources, including, but not limited to, geothermal energy, sewage
heat, anaerobic digestion, and waste heat from buildings.

B. Energy Use

14.

Encourage on-site generation and storage of renewable electricity from
solar photovoltaic (PV) and other available renewable resources.
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15.

16.

17.

V.

18.

19.

20.

21.

22.

23.

24.

25.
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Integrate the use of natural daylighting in all proposed buildings.

Explore a minimum of LEED Silver or comparable, or the City’s Green Building standards
and requirements, whichever is greater. In addition, new buildings will comply with
the EAP, as implemented through City policies. Energy consumption/utilization and

stormwater should be prioritized in the certification for the buildings.

Strive to achieve carbon neutral buildings by 2030.

DESIGN, LAND USE, AND TRANSPORTATION

Maintain a walkable, small block network of streets and sidewalks for pedestrians; avoid
super blocks.

Provide a mix of land uses, and transit oriented development as part of the redevelopment
of the plan area.

Design new development to prioritize travel by pedestrians, bikes and transit, and
minimize the need for car use.

Provide a variety of opportunities for daily active recreation, including attractive facilities
for walking, biking, active recreation, and other fitness activities that support public

health.

Develop an integrated network of open spaces which incorporate environmental
components as part of its design.

Design parking garages to accommodate electric vehicle charging stations.
Utilize quality building materials that consider the long term life cycle of the building.

Design buildings for long-term aesthetic appeal and flexibility for future changes in use.
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7.1 HISTORIC RESOURCES OVERVIEW

Old Town North includes a rich range of historic resources and sites spanning three centuries, many
predating the founding of the City. An important part of the plan area's identity, these resources
should be preserved and documented for future generations, as well as celebrated in the public
realm today. A portion of the plan area lies within the Old and Historic Alexandria District (Figure
7.01). Incorporating the past through historic interpretation, such as signage or design elements that
reference the area’s history contributes to defining the area’s unique identity.

One of the first recommendations that came out of the planning process was to document the
plan area’s history, compiling in one place all the known historic architectural and archaeological
elements and resources for future reference. The Old Town North Historic Interpretation Guide (see
Appendix) is provided as a reference for the community, as well as for the City and property owners
of future redevelopment sites. The Plan recommends that the Historic Interpretation Guide be used
to interpret historic resources on both public and private development sites. Additional analysis

and documentation related to Old Town North’s historic resources completed through the planning Portners Brewery, 1869-1932
process may be found in the Appendix.

el

Old Dominion Glass Factory, 1901-1925 Alexandria Roller Rink & Bowling Center, 1948-1986 Old Dominion Glass Company, 1901-1928
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SMALL AReA PLAN

Figure 7.01: Old and Historic Alexandria District (OHAD)
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Note: The Old and Historic Alexandria District extends south throughout
most of the Old Town area.
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7.2 HISTORICAL THEMES AND INTERPRETATION

THEME AREAS

Old Town North’s historical theme areas are reflected in Figure 7.02. The map
illustrates the area’s development patterns and land uses, and explains the
integration of the people, places and events over time.

The following theme areas can be used to interpret the cultural landscape of
Old Town North:

e African American Life

e Agriculture and Rural Life

e Industry

e Military

e Native American Life

e Suburbanization

e Transportation

The Waterfront is integral to many of this area’s themes. The themes cover
the different settlement patterns of Native Americans and early European
settlers as well as African American communities and daily life. Military
activity associated with the French and Indian War and the Civil War occurred
in this area. The development of both industry and transportation, and the
associated connections between these two themes, defined much of the
19th- and early 20th-centuries. The construction of the George Washington
Memorial Parkway in the 1920s as a transportation corridor and memorial
landscape as well as suburbanization in this area, characterized several
decades of the 20th-century. As a result of the evolution of this area and
understanding of the themes, one can better understand how Old Town
North evolved into a mixed-use neighborhood by the end of the 20th-century.

OLD TOWN NORTH HISTORIC INTERPRETATION GUIDE

Many of the physical buildings and sites associated with Old Town North’s
historical events and people are no longer extant, making it difficult to
appreciate the rich history of the plan area. The Old Town North Historic
Interpretation Guide (Guide) was developed to create a broad framework
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for understanding the historical development as well as to provide creative
solutions for historic interpretation based on established themes (See
Appendix, Old Town North Historic Interpretation Guide). The Guide will
work in conjunction with the Design Standards and Guidelines to ensure that
development projects include some form of historic interpretation, whether
in the site or building design, early in the development application and
approval process(es).

Purpose of the Guide:

The Guide seeks to accomplish the following:

e Provide an overview in the form of a historical narrative of the
neighborhood’s cultural landscape development from early settlements
to the 1960s.

e Provide a broad foundation that can be built on through individual efforts
to create a comprehensive history of Old Town North’s cultural resources
as additional research projects are undertaken.

e |dentify themes in the neighborhood’s cultural landscape for
interpretation.

e Convey concepts for interpretive strategies to apply to private
redevelopment sites, public infrastructure and open space or community-
led initiatives, featuring a mix of both on-site and off-site strategies as
well as creative options for integrating interpretation into the built
environment, corridors, and open space as well as via digital initiatives.

The Guide is not intended to provide a comprehensive and complete
history of Old Town North, nor to dictate the exact requirements for historic
interpretation at specific sites, but rather to provide a range of ideas for
interpretation, some more traditional and others more innovative. As
development progresses, compliance with the Zoning Ordinance, Board of
Architectural Review (BAR), and Archaeology Code requirements will provide
the framework for greater integration of history into the design and site plans
for specific projects. Acomprehensive historical interpretive plan that focuses
on the length of the Waterfront, including sections of Old Town North, can be
explored as a future project.
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Figure 7.02: Old Town North Historical Themes Overview Map
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Prepared by: Alexandria Archaeology
Office of Historic Alexandria - 11/11/2016
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Utilize the Old Town North Historic Interpretation Guide in combination
with the Design Standards and Guidelines, and other resources, to interpret
the history of private and public sites in the plan area.

All Development Site Plans (DSPs) or development Special Use Permits
(DSUPs) projects will incorporate a historic interpretation component as
part of the review and approval process.

Encourage projects adjacent to Washington Street/George Washington
Memorial Parkway to consider how they can contribute to and enhance its
memorial character, pursuant to the Washington Street Standards.

Explore the development of streetscape design guidelines for Washington
Street to continue the City’'s commitment to protect the memorial
character of the Parkway, pursuant to the Design Standards and Guidelines
and the 1929 Agreement with the Federal Government.

Incorporate character defining historic elements into site design as part of
an interpretive strategy where significant historical buildings or elements
remain, regardless of whether the site is located within the Old and Historic
Alexandria District.
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7.3 HISTORIC RESOURCES RECOMMENDATIONS

On the former power plant site, reuse and integrate the character defining
portions of significant elements conveying the City’s 20th century industrial
heritage, as feasible.

Integrate canal stones, railroad lines, and other historical features that
may come to light in archaeological investigations (foundations, outlines
of wells and privies, etc.) as interpretive elements and historic artifacts in
public and other spaces, as feasible.
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8.1 IMPLEMENTATION OVERVIEW

A. IMPLEMENTING THE VISION OF THE PLAN

The Plan establishes a 25-year framework to guide future planning and
development in the plan area in a manner that is consistent with the intent
of the Plan and is compatible with the emerging needs of the community and
the City.

In order to mitigate potential impacts and enhance the livability in Old Town
North, the planned improvements focus on phased improvements such as
streetscape enhancements, green streets, new and enhanced parks, increased
walkability, connectivity, and sustainability improvements.

B. ROLE OF REDEVELOPMENT

Many of the improvements recommended in the Plan can be implemented
as part of the redevelopment for these sites. For example, streetscape
improvements, enhanced urban design, high-quality architecture, enhanced
sustainability measures, and the potential arts and cultural uses and affordable
housing can be addressed as part of the redevelopment process.

In addition, the redevelopment of the former power plant presents a
significant opportunity to remediate the existing soil and building on the
site. The redevelopment is also an opportunity to reconnect the site with the
neighborhood and provide benefits such as new open space, restored urban
street grid, and potential innovation uses.

C. ROLE OF THE PLANNING COMMISSION

The Planning Commission will oversee implementation of the Plan as carried
out by City staff from various departments. A more detailed implementation
plan, identifying specific roles and responsibilities, will be developed after the
Plan approval. Implementation updates and refinements will be provided to
the Planning Commission at regular intervals for review and guidance.
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D. ROLE OF THE URBAN DESIGN ADVISORY COMMITTEE (UDAC)

The UDAC established in July 1994 will continue to play a role in the review of
developmentapplications (outside the Old and Historic District) for compliance
with the Design Standards and Guidelines. For development applications
within the Old and Historic District boundary, UDAC review for development
applications will be limited to ensuring the streetscapes requirements (not
the building or site improvements) are consistent with Design Standards and
Guidelines. UDAC will continue to provide a recommendation to the Director
of Planning and Zoning regarding compliance with the Design Standards and

Guidelines for applicable projects.
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8.2 IMPLEMENTATION STRATEGY AND MATRIX

A. IMPLEMENTATION STRATEGY AND MATRIX

The table below (Figure 8.01) identifies tasks that along with existing policies ensure the successful
implementation of various planning elements and recommendations referenced in the proceeding
chapters. The implementation tasks are identified as short, mid, and long-term, recognizing that there
are some tasks achievable in the near future that will enable subsequent tasks and development to
happen in accordance with the Plan. Other tasks are significantly more complex and will require
extensive coordination, and/or will be subject to market forces and actions of private developers. To
augment these efforts, the Plan recommends exploring the establishment of a management entity,
such as a business improvement district, to coordinate activities and programming in the Retail /Art
and Cultural Areas and Corridors and for the arts and cultural uses.

The Plan also acknowledges that some of the implementation will be contingent on redevelopment.
The timing for redevelopment will be in large part based on the market conditions. As is often the
case, market conditions are cyclical, which will likely result in an uneven pace of implementation of
the Plan improvements. However, within the short-term, mid-term and long-term strategies outlined
below, it is envisioned that the components of the Plan will be implemented.

SMALL AReA PLAN
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Figure 8.01: Implementation Tasks

OLD TOWN NORTH SMALL AREA PLAN
UPDATE

IMPLEMENTATION TASKS

Short-
term
(0-5

years)

Mid-term
(6-10
years)

Long-term
(11+ years)

On-going

Developer
Responsibility
(as part of devel-
opment review
process)

Responsibility*

Recommendation
Number
Chapter— —Rec. #

#.#.#
I—Sect'ion

Establish developer contributions to
1 [implement the Plan improvements
based on amount of impacts.

City

4.4.16

Establish all necessary funds such as:
a. Streetscape/Tree Canopy Fund
2 | b. Open Space Fund
c. Combined Sewer/Stormwater
Infrastructure Fund, if necessary

B. Land Use and Economic Development

Coordinate with the former power
plant site property owner(s) to attract
3 | innovation anchor/uses that build on
the intent and recommendations of the
Plan.

City

City

4.4.16

2.5.6

Explore the feasibility of a Business Im-
provement District (BID) or comparable
entity to manage the implementation

of the Retail Corridors and Arts District.

Developer/City

2.5.11

Zoning Ordinance change(s) to estab-
lish an Art District as permitted through
Code of Virginia Section 15.2-1129.1,
allowing for the implementation of
additional floor area as outlined in the
Plan.

City

2.5.14

Rezone designated redevelopment
6 | sites to facilitate adopted Plan
objectives.

Developer

2.5.15-21

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The

implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).
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Figure 8.01: Implementation Tasks Continued
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OLD TOWN NORTH SMALL AREA PLAN

UPDATE

IMPLEMENTATION TASKS

Short-
term
(0-5

years)

Mid-term
(6-10
years)

Long-term
(11+ years)

On-going

Developer
Responsibility
(as part of devel-
opment review
process)

Responsibility*

Recommendation
Number

Chapter— —Rec. #
#.o#LH#
I—Section

Amend the Old Town North Urban
Overlay District to reflect the Plan
recommendations for the Retail /Art
and Cultural Areas and Corridors

City

2.5.16

Implement streetscape improvements
consistent with Plan recommendations.

City/Developer

2.5.22-24; 4.4.13-15

Implement an increase in the density
bonus provision from 20% to 30% pur-
suant to Section 7-700 of the Zoning
Ordinance

3.4.2

10

Prioritize the goal of one-for-one,
on-site replacement of Resolution 830
units within the plan area

City/Developer

3.4.4

11

Explore the possibility of utilizing the
Alexandria House Park for public art
such as a sculpture garden.

City, Alex House

4.4.2

12

Obtain the necessary approvals from
Norfolk Southern for railbanking to
convert the rail corridor to a linear park
as depicted in the Plan.

City

4.4.7

13

Pursue abandonment of the rail corri-
dor from Norfolk Southern for perma-
nent use as a linear park.

City

4.4.7

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The

implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).

8 ImpLEmMENTATION] 123



Amended 12/16/23, Ordinance 5514

Please refer to Notes 1, 2, and 3 on page i
Figure 8.01: Implementation Tasks Continued

OLD TOWN NORTH SMALL AREA PLAN

UPDATE

IMPLEMENTATION TASKS

Short-
term
(0-5

years)

Mid-term
(6-10
years)

Long-term
(11+ years)

On-going

Developer
Responsibility
(as part of devel-
opment review
process)

Responsibility*

Recommendation
Number

Chapter—| ,—Rec. #
#.#.#
I—Sec‘tion

14

Convert the rail corridor to a linear trail
park with pedestrian and bike connec-
tions.

Developer/City

4.4.7

15

Implement the expanded waterfront
public open space and the recreational
open space adjacent to the rail corridor
as part of the redevelopment of the
former power plant site.

City/Developer

4.4.8-11

16

Enhance the plan area's tree canopy as
redevelopment occurs.

Developer

4.4.12

17

Encourage the provision of public art
on Fairfax Street or the retail portions
of Montgomery and North St Asaph,
rather than providing public art on a
site-by-site basis as part of the devel-
opment review process.

City

4.4.19

18

19

Explore the use of grants or other
comparable funding to implement the
public art component of the Plan.

Provide streetscape improvements
to implement the Plan as part of the
development review process.

X

X

X

X

City

Developer

4.4.20

D. Transportation

5.9.1-4

20

Implement an improved north-south
and east-west bicycle network con-
sistent with the City’s Transportation
Master Plan.

City

5.9.5-9

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The

implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).
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Figure 8.01: Implementation Tasks Continued
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OLD TOWN NORTH SMALL AREA PLAN

UPDATE

IMPLEMENTATION TASKS

Short-
term
(0-5

years)

Mid-term
(6-10
years)

Long-term
(11+ years)

On-going

Developer
Responsibility
(as part of devel-
opment review
process)

Responsibility*

Recommendation
Number

Chapter—

#.

I—Rec. #
#.#
I—Sec‘tion

21

Implement the Old Town Circulator and
a new north-south local transit route to
serve the future Potomac Yard Metro-
rail Station.

City

5.9.10

22

Evaluate the feasibility of implementing
water transportation as an alternative
mode of transportation at Canal
Center and the former power plant
site.

City/ Developer/
Property Owner

5.9.15

23

Connect Pitt, Royal and Fairfax Streets
to the former power plant site as gen-
erally depicted in the lllustrative plan,
as part of the redevelopment of the
former power plant site.

City/Developer

5.9.16

24

Evaluate the conversion of Montgom-
ery Street from a one-way to two-way
street with associated intersection
improvements.

City

5.9.17

25

As part of the approval of a rezon-

ing for the former power plant site,
provide all necessary traffic mitigation
measures as required by the City,
which may include a new east-west
connection from the former power
plant site to W Abingdon Drive.

Developer

5.9.18

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The

implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).
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Figure 8.01: Implementation Tasks Continued

OLD TOWN NORTH SMALL AREA PLAN

UPDATE

IMPLEMENTATION TASKS

Short-
term
(0-5

years)

Mid-term
(6-10
years)

Long-term
(11+ years)

On-going

Developer
Responsibility
(as part of devel-
opment review
process)

Responsibility*

Recommendation
Number

Chapter— —Rec. #
#.# . #
I—Sec‘tion

26

Implement all off-site infrastructure im-
provements generated by the planned
development.

Developer

5.9.21

27

Establish requirements for phasing
and sequencing of streets and infra-
structure as part of the Coordinated
Development District (CDD) special
use permit approval(s) for the former
power plant site.

City

5.9.21

28

Truck loading and deliveries compre-
hensive approach

Developer

5.9.22

29

Incorporate shared parking strategies.

City/Developer

5.9.23-24

30

Explore parking restrictions along retail
corridors along with advanced wayfind-
ing and parking management systems.

City

5.9.25

31

Provide all necessary sanitary sewer
and stormwater management improve-
ments to address the combined sewer
outfall (CSO) as development occurs.

Developer

6.3.1

32

Establish a strategy to design and
implement a combined sewer storage
facility(ies) within the plan area.

City

6.3.1

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The

implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).
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Figure 8.01: Implementation Tasks Continued

SMALL AReA PLAN

OLD TOWN NORTH SMALL AREA PLAN

Developer i
Short- . Recommendation
UPDATE term Mid-term Long-term Responsibility N
(6-10 & On-going | (as part of devel- | Responsibility*
IMPLEMENTATION TASKS e years) (KRR opment review Chapter— —Rec. #
years) process) #.oH# . #
I—Sect'ion

Identify all remediation measures for
the former power plant site as part of .
33 the Coordinated Development District X X X City/Developer |6.3.11

(CDD) special use permit approval.

Implement Green Building and Energy

34 | Use measures recommended by the X X Developer 6.3.13-15
Plan

F. Historic Resources

35 | Use the Historic Interpretation Guide X X Developer 7.4.1-2

as part of the development review
process to incorporate historic inter-
pretation in the plan area.

36 | Provide a report to the Planning Com- X City
mission on the status of implementa-
tion of the Plan.

Note: Specific Departments and/or agencies will be identified After Plan approval with the redevelopment of a detailed Implementation Plan. The
implementation tasks for the former power plant site assume redevelopment in the mid-term (6-10 year time-frame).
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A.1 BACKGROUND

SMALL AReA PLAN

I. PLANNING CONTEXT Y AR
Old Town North is a growing mixed-use urban neighborhood prominently located on the west bank of ""9"_'_ Gy ; =
the Potomac River (River) in Alexandria, Virginia. It is connected visually and physically to the lights S TN e SO e R
and activity of Old Town and to several other adjacent Alexandria communities. Moreover, it has ; e 2l

sweeping views to the north of the Washington Monument and the U.S. Capitol building, views to 2 W IR

the south of the Woodrow Wilson Bridge which spans the Maryland and Virginia boundary lines, and s »
views of National Harbor.

Old Town North is approximately 145 acres, exclusive of right-of-way. Its eastern boundary is the River; .27 % 2.¢ SRR, i v
its western boundary is generally along Washington Street; its southern boundary is Oronoco Street; /. Y - :
and its northern boundary is the base of Daingerfield Island. LRl L

N \i#
. # Wil
- k) “\\

Figure 1.01 : Old Town North Context within the

City of Alexandria
Il. HISTORIC PRESERVATION IN OLD TOWN NORTH

To understand the evolution, development and history of Old Town North, related materials and information were gathered to understand Historic Preservation
in this area. The following existing resources and materials were reviewed:

e 0Old and Historic Alexandria District (1946): In 1946, Alexandria City Council established the Old and Historic Alexandria District (OHAD) and the review
authority of the Board of Architectural Review (BAR), making the OHAD the nation’s third oldest historic district. This designation came about for
multiple reasons. By the 1920s and 1930s, there was increasing interest in protecting Alexandria’s rich history as George Washington’s “hometown”
and its extensive and intact architecture. Residents, businesses and elected officials saw benefit to preserving the buildings and character of Old Town,
noting that maintaining the charming character would have added economic benefits. Additionally, in 1929, the City signed an agreement with the
federal government, still in place today, which required the City to regulate growth and development along Washington Street in order to protect the
“memorial character” of this thoroughfare when the Mt. Vernon Memorial Highway opened in 1932. The 1946 ordinance creating the OHAD was based
on a similar ordinance that had been put in place in Charleston, SC, in 1931. A key tenet of the creation of the OHAD was not only protecting the historic
buildings but also ensuring the compatibility of any new construction with the historic character. Over the years, the OHAD’s boundaries have shifted and
expanded but substantial parts of “Old Town” fall within the boundaries, including the entire length of Washington Street from the northern City limit to
the southern City limit and a buffer zone on either side.

e National Register nominations for the Alexandria Historic District (1969, amended in 1984) and the Mount Vernon Memorial Highway (1981), and the
Parkway (1995).

e Washington Street: A Review of Washington Street and its Memorial Character (2012) - This presentation highlights architecturally and historically
notable buildings on Washington Street. While not an exhaustive list of all the notable or significant buildings on Washington Street, it is a representation
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of different architectural styles from a range of time periods that should be considered when understanding the overall character and memorial nature

of Washington Street.

e Alexandria Master Plan, Historic Preservation Chapter, Old Town North Small Area Plan (1992): This document identified some of the known and
potential historical and archaeological resources within the planning area and provided the starting point for an initial understanding of the history of
Old Town North with the caveat that additional research was needed to further identify significant sites.

Building on the Plan goal and objectives for Historic Resources, the following documents were generated during the Plan Framework Phase to better understand
the existing resources and to contemplate future needs for documentation, preservation and interpretation:

e 2015 OTN Self-Guided Historic Tour Brochure and Map

¢ Buildings of Merit on the George Washington Memorial Parkway since 1932

e 2015 Photographic Survey Catalogue of Existing Buildings in Old Town North (Hard copies are available to view in the Planning and Zoning Department).

Several structures located in the Old and Historic District (OHAD) are part of the community’s rich history, such as the Mount Vernon Cotton Mill Factory which
was constructed in 1847 for industrial use as a cotton factory and has been re-purposed several times for commercial and residential uses. The building reopened
in 2015 as the “The Mill,” a 25-unit apartment building, with an addition that includes another 9 renal units. Another example of a historical structure in Old Town
North is the Robert E. Lee Boyhood Home located at 407 and 609 Oronoco Street, between Washington Street and St. Asaph Street. The Lee Home was erected in
1795 and remains today as a private residential use.

Figure 1.03: 1929 Aerial Map
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A.2 COMMUNITY ENGAGEMENT PROCESS

I. PLANNING PROCESS

SMALL AReA PLAN

In June 2015, City Council established a 21 member Old Town North Small Area Plan Advisory Group representing different stakeholders in the plan area. Together,
the community, Advisory Group, and City staff worked to build on the recommendations of the 1992 Plan while establishing a framework for future planning and
development in the area that addresses the emerging needs of the community. For detailed background information, refer to the Old Town North Project Brief in

Appendix A.4.

The planning process included five phases from Spring 2015 to Spring 2017: Figure A.01

PHASE |

Plan Framework
Development Phase
¢ Visioning
¢ Goals/ Objectives
e Measures
e Design concepts

PHASE 2

Study Findings
Phase
¢ Data collection

e Study concepts from
Phase 1

PHASE 3

Testing Findings
Phase
e Test concepts from
Phase 1
¢ Refine proposals

PHASE 4

Recommendations
Phase
o Refine concepts
e Develop plan
recommendations

PHASE 5

Plan Development
and Approval Phase
e Finalize studies
¢ Draft chapters
e Submit for public review
and adoption
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Figure A.02: Work Program Schedule

2015
Il. ADVISORY GROUP AND COMMUNITY PARTICIPATION MAR | APR | MAY | JUNE | JUY 0 AUG | SEP 1 OCT Nov. | DEC
. . . . . PRELIMINARY i H H H '
Advisory Group members served as liaisons to the community, provided Establish interdepartmental project team: draft work : : : : :
input on issues throughout the process, and developed recommendations e B ot e amtneng o : : : : :
< H H H . SAP and begin planning process for charrette . PHASE 1: PLAN FRAMEWORK DEVELOPMENT
on the Plan VviSion pr‘|nC|p|eS’ goals and Objectlves. The group met Continue planning for, and conduct charrette for development of the plan
’ | framework (vision, goals, objectives, measures), related design options, and
from October 2015 — May 2017 for a total of 16 meetings. Members | implementation plan; hold Educational Kick-Off Events for the SAP
also participated on subcommittees that focused on specific planning §
categories, studied concepts developed during the charrette process, and ! :
provided feedback and suggestions. § § § ; ; ; ; R
: : : B §CIty councll§ "‘._ B Iainning Commi
H Meeting ‘ . : ' : H 4 cityCounq;:
H H :  Public Hearin
. +Advisory Group : 5 ; ;
%, . Composition ; N . ! “‘ Framework Revi
— : : Education ;
et 3 3 OTN SAP Kick-Off RO
PLAN :
FRAMEWORK
| See above 3
. Charrette’
+ Community
W,@B
Education |
Community |
Open House /'
Education
Charrette
Week

®© 6 6 ©O0 © 0 © o0 o

! Project Team ! Project Team ! Project Team : Project Team : Project Team : Project Team ' Project Team : Project Team : Project Team
Meeting ;| Meeting Meeting ! . Meeting ' Meeting : Meeting . Meeting ;| Meeting . Meeting

2
Advisory
Group
Meeting

1
Advisory
Group
Meeting

3
Advisory
Group
Meeting

Debrief
CC Action
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8 9 10 13 14

SMALL AREA PLAN

2016 2017
JAN  FEB © MAR ¢ APR © MAY ' JUNE ' JuyY :  AUG '  SEP . ocT . NOV . DEC JAN ©  FEB © MAR © APR ' MAY | JUNE !
PHASE 3: TEST FINDINGS PHASE 4: PLAN RECOMMENDATIONS
Test redevelopment proposals, according to schedules, and the design Mi"_i charrette to further refing plan framework elements, _related
concepts and public infrastructure projects against the Plan Framework design concepts, implementation, and redevelopment projects as FUTURE:
goals and the study findings, and refine proposals as needed and feasible appropriate. Draft Policy Recommendations. Continue Studies: PHASE 5: PLAN DEVELOPMENT AND APPROVAL IMPLEMENTATION
Historic Interpretation Guide, Parking Study, Transportation Study, - 3 .
H H H I Eco-District Study, Sewer & Stormwater Study, Toolbox for Blank Finalize Studies. Prepare Draft SAP Update Chapters and submit for AND
d J J g W;lil Enhancements, Market Sil’udy public review and public approval processes with implementation to follow MAINTENANCE
PHASE 2: STUDY FINDINGS g .
Begin data collection for existing redevelopment proposals with full ' ' ' '
study effort to begin in January for other redevelopment sites, plan J J J J
framework elements, and gap areas d d d d
1 | | | | 1 1 1 g 1 1 e 1 1
: : : : : : : : R b, 1+ Planning ", ; ; o : :
. : : : : ! : : : o N "' Commission “*, . . S L., . .
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L : : : : : : : : *4,Extended Schedule , : : K o » L
Les® : : : : : : : : Uttt : : : Lo
: : : : : : : : : : Pt : : : :  Planning Commission,
; ; | : ; ! ; ; ; ; ; ; ; ; | | | i | *CityCouncil
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"Leverage waterfront
access and views!"

interpretation
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"Achieve and
sustain a balanced
land use mix"

"Promote historic

Ill. DESIGN CHARRETTE

Unique to this planning process was the inclusion of two public
charrettes — intensive, collaborative design and planning sessions
that occur over a multi-day period.

The first charrette held in November 2015 was a week-long
visioning process to kick-off the Old Town North Small Area Plan.
Community input gathered from the November 2015 Charrette
as well as input from the initial Advisory Group Meetings which
informed the Goals and Objectives for seven planning categories
as shown on the following pages. These goals and objectives
served as a starting point for further study and testing and served
as the basis for establishing the vision and recommendations of
the Plan.

A second charrette was held in June 2016 and took place over
three days. The June 2016 Charrette resulted in the development
of a preliminary draft illustrative design and related draft policy
narratives for the plan. For detailed information on the charrettes
including the community’s involvement, refer to the Charrette
Report in Appendix A.4.

The community outreach process also included presentations
and updates to community groups and associations in the
surrounding area as well as walking tours which identified unique
characteristics of the plan area. Additionally, staff coordinated
tours outside of the City specific to artist housing — Baltimore
Artist Housing Inc., City Arts Housing, Mount Rainier Artist Lofts
and Brookland Artspace Lofts.

Throughout the planning process, the community was invited
to comment or ask questions using the OTN Online Comment
Board in addition to contacting staff directly. The public was also
invited to participate throughout the process using AlexEngage,
the City’s online engagement platform.

Consistent with the City’s civic engagement policy, all meetings
associated with this planning process were open to the public
(See Figure A.4 for list of meetings). Background information
and materials pertaining to these meetings can be found on the
project webpage, alexandriava.gov/86036.



https://www.alexandriava.gov/Engage
https://www.alexandriava.gov/planning/info/default.aspx?id=86036
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The following goals and objectives were generated by the Advisory Group and the community during the November 2015 design charrette

and served as the basis for establishing the vision and recommendations of the Plan.

PLANNING, LAND USE, AND DESIGN

GOAL

Identify and enhance Old Town North’s unique character and sense of place to
complement area’s history, culture, and existing neighborhoods and to promote an
active, diverse and balanced community.

OBJECTIVES

Achieve a variety of building types and heights that are appropriately scaled for the
surrounding neighborhood and community.

Encourage high quality architectural building design that further defines the unique
neighborhood character of Old Town North.

Achieve and sustain a balanced land use mix including key urban features that help
create a complete neighborhood with a sense of place and to meet the community's
social and economic needs.

Identify areas for active street frontages including reinforcing retail focus areas in
the 1992 OTN SAP.

Promote high quality pedestrian oriented streetscapes that utilize appropriate
lighting, landscaping and signage to promote a safe and vibrant community.

Promote sustainable land use and urban design patterns throughout Old Town
North.

Ensure new developments and land use tools are flexible and not too prescriptive.

SMALL AReA PLAN

HOUSING

GOAL

Encourage a variety of housing choices that are affordable and accessible to a diverse
range of ages, incomes, abilities and household sizes throughout the plan area.

OBJECTIVES

Utilize tools within the City’s Housing Master Plan, such as the Density Bonus
Program memorialized in section 7-700 of the Zoning Ordinance to expand the
number of affordable housing units.

Prioritize the provision of on-site affordable housing units as part of new market-rate
developments and explore opportunities for creating market affordable housing.

Replace ARHA-owned units on a one-for-one basis, and on-site, to the greatest
extent feasible, as properties in Old Town North redevelop.

Incorporate community spaces and on-site recreational space within residential
developments, as feasible.

Promote flexibility in building design to allow people to age in place.

Promote a jobs/housing balance by focusing on-site affordable housing units within
Transit Oriented Development near jobs and amenities.

Promote energy-efficiency in building design for all residential buildings including
affordable housing.

Explore innovative housing solutions such as micro units and, as appropriate,
building conversions.
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OPEN SPACE, RECREATION, AND CULTURAL ACTIVITIES

GOAL

Expand, enhance and connect publicly accessible passive and active open space.

OBJECTIVES

Use open space to connect neighborhoods to viewsheds and public amenities such
as parks, and the waterfront.

Identify new public and private open space and coordinate the OTN SAP with the
NPS Daingerfield Island Master Plan.

Design open space to accommodate a variety of recreational and cultural uses for all
ages and abilities with active and passive uses including kid friendly spaces.

Explore locating community facility(ies) within the plan area.
Promote Montgomery Park as anchor and heart of the community.

Prioritize green/open space on the former power plant site and explore additional
dog park(s).

Create a linear park that extends to Potomac Yards. Explore a Norfolk and Western
Heritage Trail.

Identify Royal, Wythe, Second, and Washington Streets as Green Streets.
Identify new opportunities for arts and cultural spaces and activities by:

e Leveraging partnerships with existing arts and cultural spaces such as the Art
League and Metro Stage

e Providing the right tools to support an Arts District beyond a land use designation
to include wayfinding, tax policy, economic development incentives, etc.

e Exploringideas such as alignment of arts and crafts with brewery establishments

136 OLo TowN NORTH SMALL AREA PLAN

TRANSPORTATION

TRANSPORTATION: BIKE _J‘; ND AUTO CIRCULATION

ideas for Future Study

GOAL

Further encourage an integrated multi-modal transportation network using the
existing street grid, and grid extensions where necessary, to promote a healthy,
auto-independent lifestyle

OBJECTIVES

Provide an interconnected network that supports walking, biking, and transit use
that is consistent with the Transportation Master Plan.

Identify streetscape improvements.
Improve access and connectivity of Old Town North to the Parkway, the surrounding
neighborhoods, and to Metrorail Stations (Braddock and future Potomac Yards

Metro Stations).

Improve and expand bike storage facilities in commercial and residential
developments.

Explore Feasibility of Madison and Montgomery as 2-way streets. Coordinate any
new construction on Madison and Montgomery with proposed reconstruction of
those streets (CIP)

Investigate opportunities for improving the existing street network by utilizing major
future redevelopment sites and the railroad tracks.

Continue to investigate and monitor parking conditions as properties in Old Town
North develop.

Consider the future potential impacts of autonomous cars on road design.

Require adequate parking for new construction and investigate tour bus parking
conditions.

Minimize impacts of loading and unloading facilities.
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INFRASTRUCTURE AND SUSTAINABILITY

PROPOSED ECO-DISTRICT CONCEPT

'v % QE&,

GOAL

Create an eco-district model with sustainable environmental solutions that support
sewer and stormwater management, efficient energy use including renewable
energy, and clean air and soil. Include measures that are higher than the baseline.

OBJECTIVES

Consistent with the Environmental Action Plan, the Energy and Climate Change
Action Plan, and associated Master Plans, implement innovative design throughout
the plan area to minimize fossil fuel use and improve energy, water, air, and soil
quality at the district scale through:

e Utilizing renewable energy and evaluating level of efficiency required of
buildings.

e Empbhasizing renewable district energy including, solar, ground source heat
pumps, Microgrids, and battery storage.

e  Prioritizing clean energy or low carbon fuels provided through external utility
distribution as a supplemental energy source only.

e  Exploring low carbon and alternative fuel vehicles and infrastructure.

e Reducing the urban heat island effect through green roofs, tree canopies,
materials for buildings.

e  Minimizing impact of combined sewer overflows through green infrastructure.

e Employing plantings, native trees, and other green infrastructure/ low impact
stormwater methods (LID) including mitigation and recovery.

e Integrating air quality enhancements in all aspects of design

e Maximizing open space on the former power plant site

HISTORIC PRESERVATION

- - SmALL AReA PLAN
};lISITQRY &(ARCHNEOLOGY:THEME AREAS, B
ideas for Future Study T %

GOAL

Encourage a variety of housing choices that are affordable and accessible to a diverse
range of ages, incomes, abilities and household sizes throughout the plan area.

OBJECTIVES

Preserve, integrate and celebrate historic and archaeological resources to maintain
neighborhood authenticity.

Promote cultural richness and an understanding of the history of the neighborhood.

Define, enhance and reinforce the special character of the Washington Street
corridor in conjunction with the Washington Street Standards and other tools.

Incorporate Historic interpretation in the natural environment.
Celebrate the railroad history.

Create guide to preserve and interpret historic architectural and archaeological
elements and resources in Old Town North.

Make history an integral art of the plan with historic interpretation of elements such
as the canal, springs, industry, and railroad.
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ECONOMIC DEVELOPMENT

RETAIL

diras for Future Study 5

o

POTOMAL BIVER

LEsEND

GOAL

Attract unique uses that serve as an economic engine to grow and sustain a balanced
economy.

OBJECTIVES

Reinforce the identified retail focus areas in the 1992 OTN SAP plan and further
strengthen St. Asaph and Montgomery Street as a concentrated retail corridor.

Strengthen hospitality related economic opportunities in Old Town North.
Rethink office space inventory as part of the desired balance of land use.

Maximize proximity to metro, biking, walking as an economic tool (Transit
Oriented Development [T.0.D.]).

Ensure flexibility in land use to accommodate changing market trends and
unknown physical and economic constraints.

Encourage and provide employment opportunities for local residents.
Encourage broadband deployment.

Preserve and expand small neighborhood retail mix and explore economic
niches that are unique to Old Town North.

Explore Washington Street as a commercial corridor.
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lll. ADVISORY GROUP SUBCOMMITTEES

During the Old Town North Small Area Plan planning
process, Advisory Group members were divided
into subcommittees specific to relevant planning
topics, providing them and the community with the
opportunity to delve into the subject matter in a more
in-depth manner.  All background information,
meeting materials and summaries pertaining to
subcommittee work can be found at alexandriava.

gov/86036.

The Planning, Land Use and Design and Housing
Subcommittee met three times between January and
March 2016 to study Phase | Plan Framework goals
and objectives related to their respective categories.
These two planning categories are connected given
that planning, land use and design help to address
social, economic, and design-related factors that shape
communities and their housing markets. Members of the
subcommittee and other stakeholders also participated
in tours of affordable housing developments that serve
artists in the region.

In studying redevelopment sites in the planning area,
the subcommittee identified opportunities for land use
and housing with particular focus on: (1) promoting
a balanced mix of uses beyond what currently exists
today; (2) identifying existing and new regulatory
tools to promote the goals and objectives, such as the
provision of affordable housing units through both
income-restricted as well as market-rate developments,
including those that might help strengthen Old Town
North’s creative economy.

Figure A.03: Work Program Schedule

SMALL AReA PLAN

SXZ,

[
[
[
EcCONOMIC DEVELOPMENT
SuUB-COMMITTEE

The Open Space, Recreation and Cultural Activities and Historic Preservation Subcommittee met twice
during the period between January and March 2016. The subcommittee studied key concepts advocated
by the community and developed recommendations accordingly.

Open space themes identified during the planning process related to green connections, new and
enhanced open space opportunities and trail connections. The subcommittee also suggested locating
multi-purpose community facilities within the plan area as well as exploring the establishment of Old
Town North as an Arts and Cultural District under Virginia Code Section 15.2-1129.1and/or an Arts
Corridor along North Fairfax Street.
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Subcommittee members reviewed the following information related to
Historic Preservation: Old and Historic Alexandria District (1946); National
Register nominations for the Alexandria Historic District (1969, amended in
1984); the Mount Vernon Memorial Highway (1981); George Washington
Memorial Parkway (1995); Washington Street: A Review of Washington Street
and its Memorial Character (2012); and Alexandria’s Master Plan, Historic
Preservation Chapter, OTN Small Area Plan (1992).

During the Plan Framework Phase, the subcommittee generated the following
documents: 2015 OTN Self-Guided Historic Tour Brochure and Map; Buildings
of Merit on the George Washington Memorial Parkway since 1932; and 2015
Photographic Survey Catalogue of Existing Buildings in OTN.

A key recommendation by the subcommittee was to develop the OTN Historic
Interpretation Guide. This guide summarizes known OTN historic resources by
theme areas and provides strategies to guide the community, developers and
City in interpreting the resources and sites.

The Infrastructure and Environmental Sustainability and Transportation
Subcommittee met twice between February and April 2016 to address key
themes, opportunities, challenges and strategies in the respective areas.

The overarching strategy of the subcommittee emphasized application of
sustainable techniques above and beyond existing requirements and building
codes, such as the City’s stormwater requirements, CSO policy, City’s current
Green Building Policy, and energy efficiency under the 2010 Virginia Building
Code. Members worked to define OTN as an Eco-District and establish draft
performance criteria for commercial and residential redevelopment. Discussion
focused on identifying areas and strategies for advancing Eco-City Alexandria;
reviewing the City’s Environmental Action Plan, LEED green building standards,
and the City’s Green Building policy to determine their suitability for OTN; and
energy efficiency and renewable energy, green building and infrastructure.
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The subcommittee was also charged with advising staff and offering
recommendations on larger work planitems relative to transportation elements
of the Plan including plan-wide streetscape improvements; consideration for
the one-way street conversion on Montgomery; potential street extensions;
railbanking process; transit considerations; traffic analysis; and parking study.

The Economic Development Subcommittee met twice between February and
April 2016 to explore strategies for attracting innovative uses and expanding
the economy in the plan area.

The subcommittee hosted a public Retail and Commercial Panel Discussion
that included speakers from Alexandria Economic Development Partnership
and the retail and commercial real estate markets. They addressed questions
pertaining to current and future retail and commercial market trends for OTN,
taking into account that OTN should be seen as part of a larger market that
includes Braddock, Old Town, Rosemont, and Potomac Yard. Key strategies
emerging from the discussion included attracting neighborhood retail services
for OTN in the future rather than seeking regional level services; enhancing
neighborhood amenities and providing flexible work space as a competitive
edge for a changing work force; and taking advantage of the trend for co-
working spaces where businesses share meeting, office and administrative
support/equipment; and maker space.

An Innovation District Panel Discussion was held in June 2016 featuring a
representative of The Brookings Institution, which has conducted extensive
research on innovation districts, and a representative of Johns Hopkins
University, which participates in an innovation district in Baltimore, MD.
Accordingtothe Brookings Institution, innovation districts facilitate the creation
and commercialization of new ideas and support metropolitan economies by
growing jobs in ways that leverage their distinct economic attributes. These
districts build on and revalue the intrinsic qualities of cities: proximity, density,
authenticity, and vibrant places.



https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNHIGRev122016.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNHIGRev122016.pdf
https://www.brookings.edu/innovation-districts/
https://www.jhu.edu/assets/uploads/2016/01/johnshopkinsfactbook.pdf
https://www.jhu.edu/assets/uploads/2016/01/johnshopkinsfactbook.pdf
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Figure A.04: Old Town North Civic Engagement, Meetings 2015-2017

SMALL AReA PLAN

Date Channel Type Date Channel Type
1/10/2015 | Community Open House Pre-Planning Educational Event -Mont- 4/20/2016 | Advisory Group Retail and Commercial Market Panel
gomery Park Discussion
10/29/2015 | Advisory Group Regular Meeting 4/28/2016 | Advisory Group Regular Meeting
11/9/2015 | Advisory Group Regular Meeting 5/12/2016 | Advisory Group Community Meeting
11/12/2016 | Community Open House Pre-Planning Educational Event - Canal 5/26/2016 | Advisory Group Regular Meeting
Center 6/8/2016 Advisory Group Regular Meeting
11/13/2015 | AlexEngage Online Community Feedback Opportu- 6/23/2016 | Mini-Charrette Mini-Charrette and Community Meet-
nity ing
11/16/2015 | Charrette Charrette and Community Meeting 6/24/2016 | Mini-Charrette Mini-Charrette and Community Meet-
11/18/2015 | Charrette Charrette and Community Meeting ing
11/19/2015 | Charrette Charrette 6/25/2016 Mini-Charrette Mini-Charrette and Open House
11/20/2015 | Charrette Charrette and Community Meeting 8/18/2016 | Stakeholder Meeting History/Interpretive Plan
12/12/2015 | City Council Update 8/29/2016 | Advisory Group Summer Update
12/13/2015 | AlexEngage Online Community Feedback Opportu- 9/29/2016 | Advisory Group Regular Meeting
nity (ongoing thru March) 10/4/2016 | Planning Commission Worksession
12/17/2015 Advisory Group Regular Meeting 10/5/2016 Clty Council Worksession
1/20/2016 | AG Subcommittee Meeting | Open Space, Recreation and Cultural 10/27/2016 | Advisory Group Regular Meeting
Activities and Historic Preservation - - -
- - - - 11/7/2016 | Advisory Group Community Meeting
1/20/2016 | AG Subcommittee Meeting | Planning, Land Use and Design & - -
Housing 11/15/2016 | Advisory Group Regular Meeting
2/10/2016 | AG Subcommittee Meeting | Economic Development 12/6/2016 Planning Commission Update
2/10/2016 | AG Subcommittee Meeting | Infrastructure and Environmental Sus- 12/14/2016 | Advisory Group Regular Meeting
tainability & Transportation 2/22/2017 | Advisory Group Regular Meeting
2/11/2016 | Advisory Group Regular Meeting 3/30/2017 | Advisory Group Regular Meeting
3/9/2016 AG Subcommittee Meeting | Planning, Land Use and Design & 4/13/2017 | Community Open House Community Meeting
Housing 4/13/2017 | AlexEngage Online Community Feedback Opportu-
3/9/2016 AG Subcommittee Meeting | Open Space, Recreation and Cultural nity (45-days)
Activities and Historic Preservation 4/27/2017 | Advisory Group Regular Meeting
3/22/2016 | AG Subcommittee Meeting | Planning, Land Use and Design & 5/25/2017 | Advisory Group Regular Meeting
Housing All meetings associated with this planning process were open to the public and
3/24/2016 | Advisory Group Regular Meeting community members were encouraged to attend and participate.
4/13/2016 | AG Subcommittee Meeting Infrastructure and Environmental Sus-
tainability & Transportation
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Figure A.05: Old Town North Civic Engagement, Additional Outreach

December 2015 Project Brief Outreach/Reference

April 2016 Baltimore Artist Housing Inc. and City | Community Tour
Arts Housing

April 2016 Mount Rainier Artist Lofts and Community Tour
Brookland Artspace Lofts

June 2016 Old Town North Planning Glossary Outreach/Reference

August 2016 Old Town North Charrette Report Outreach/Reference

December 2016 Old Town North Historic Interpreta- Outreach/Reference
tion Guide

Throughout Online engagement opportunities Outreach/Notice

Throughout eNews notifications; social media Outreach/Notice
postings; listserv notices prior to each
public meeting

Throughout All public meetings posted to City Outreach/Notice
calendar and website

Throughout All materials and background informa- | Outreach/Notice
tion posted on project website

Throughout Meetings with area community Outreach/Notice
groups and associations

Throughout Meetings with property owners Outreach/Notice

Throughout Walking Tours of Plan Area Community Tours/

Outreach
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SMALL AReA PLAN

IV. RELATED CITY PLANS AND POLICIES

The OTN Small Area Plan Update builds on and is informed
by the following previous plans and studies including:

e 2030 Environmental Action Plan (2009)

e Alexandria Open Space Master Plan (2002)

e Citywide Parks Improvement Plan (2014)

e Complete Streets Design Guidelines Policy (2011)

e Competitive Office Study (2017)

e Eco City Charter (2008)

e Green Building Policy (2009)

e Housing Master Plan (2013)

¢ Long Range Educational Facilities Plan (2015)

e OTN Small Area Plan (1992)

e Parks and Recreation Needs Assessment (2013)

e Pedestrianand Bicycle Chapter of the Transportation
Management Plan (2016)

e Sanitary Sewer Master Plan (2012) City of Alexandria
e Transportation Master Plan (2008) T e e e LT YR e

ECO-CITY CHARTER 2008

city of olexandria, virginia
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A.3 DEMOGRAPHICS AND STUDENT GENERATION

DEMOGRAPHICS
Old Town North is home to approximately 2% (approximately 3,000) of the City’s
population which is estimated to be 147,650 in 2015. With a median age of 43, the

populationis older than might be found elsewhere in the City. Over 40% of the population
has an advanced degree and two-thirds are college educated. Due to its location, a
higher portion of the employed residents use alternative modes of transportation to m;m:i] m

work such as walking or biking, or work from home than the City as a whole. While the
racial or ethnic makeup of the area more or less reflects the City as a whole, only about
10% of OTN'’s population is foreign-born compared with a Citywide estimate of 30%. For
additional demographic information, please refer to the OTN Project Brief.

OVEIE O Awith
v Raavancedldcsrees

STUDENT GENERATION

Alexandria City Public School (ACPS) enrollment data indicates that 73 ACPS students are
living in the Old Town North plan area as of fall 2016. Historically, the student generation
rates within the OTN are much lower than the citywide rates, as the population is older,
with smaller household sizes and families than other parts of the City.

New housing, especially multi-family, produces few students per unit, due to higher
costs and lower bedroom counts than older housing. When fully developed, the .

former power plant site in the Old Town North Plan area could potentially include m [ﬂm @G m
1,254 multifamily units and 22 townhouse units. The core area of Old Town North

could potentially include 1,646 multifamily units and 146 townhouse units. Citywide, emI“OYed m

new multifamily units generate an average of 0.033 ACPS students per unit and 0.102 m alternative m

students per townhouse unit. For reasons likely pertaining to real estate costs, housing

types, and school district boundaries, the OTN planning area has much lower student @G tranSPOI‘tatiOI‘ S
-

generation rates - approximately 0.008 students per multifamily dwelling unit and
approximately 0.01 students per townhouse unit.

If Old Town North were to retain a lower student generation rate than the City as a . ‘ .
whole, the development anticipated in the plan area could generate approximately 25 .
additional students. If there is a future shift in the demographic composition of the

neighborhood that encourages an influx of families with children enrolled at ACPS, such
that Old Town North demographics more closely resemble the City as a whole, the new
development could yield as many as 115 students. These projections do not include any
allocation for potential increases in public or affordable housing, which typically have a
higher student generation rate than market-rate units.

0 ©% {fereigh bermn

144 ] OLo TowN NORTH SMALL AREA PLAN


https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNProject%20BriefFinal122215.pdf
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Based on the projected students for the plan area, an additional school facility is not
recommended by the Plan. Two school site reservations are located in proximity to the
plan area, at North Potmoac Yard and Simpson Field.

LONG-RANGE EDUCATIONAL FACILITIES PLAN

ACPS, in cooperation with the City, completed and adopted a 2015 Long Range Educational
Facilities Plan (LREFP), focusing on needs for elementary and middle schools. This plan
identified substantial potential school capacity problems, primarily in Alexandria’s West
End. However, schools in the eastern part of the City tend to be the oldest, and therefore
less likely to meet current educational needs or standards. The Plan identified a number
of potential improvements to existing schools, as well as need for additional schools with
possible locations for some.

With the adoption of the Plan, the ACPS School Board identified two immediate needs —a
financing plan to meet the needs identified in the facilities plan, and development of a
facilities plan for Pre-K and additional high school capacity. (These two areas are being
addressed in Phase 2 of the LREFP.) As elementary enrollment continued to grow during
the LREFP planning process and it became clear that more students are staying in ACPS
schools as they reach the upper grades, it became evident that T.C. Williams High School
would not be able to meet the growing needs for high school into the 2020s if this trend
continued. A financing plan is being developed to consider a variety of means of providing
facilities to both rehabilitate or replace aging schools, and to meet capacity demands into
the next decade through a combination of capacity improvements at existing schools, new
school construction, and potential leasing of existing buildings as permanent or temporary
school space. A need for swing space to accommodate enrollment while existing schools
are comprehensively rehabilitated was also identified.

STUDENT ENROLLMENT PROJECTIONS AND CAPITAL IMPROVEMENTS PLANNING
Long-term enrollment projections for ACPS are based on both current patterns of
enrollment change from existing development, and enrollment expected from new
development. Projections are used to identify the need for new schools and expansion of
existing schools. The current long-range forecast anticipates significant further growth in
enrollment before an expected slowing of growth in the mid-2020s as the current group of
students generated by the recent growth spurt passes through the grades. Capital facilities
to provide for growth are generally programmed and budgeted closer to the point of
need when projections have been confirmed by continued births, actual growth in school
enrollment and follow-through in plans for new construction of residential units. Major
capital facilities improvements in the current ACPS Capital Improvement Program Budget
can be found at https://www.acps.k12.va.us/Page/486.

SMALL AReA PLAN
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https://www.alexandriava.gov/uploadedFiles/planning/info/FINALLongRangeEducationalFacilitiesPlanJune232015v3reduced.pdf
https://www.acps.k12.va.us/lrefp
https://www.acps.k12.va.us/lrefp
https://www.acps.k12.va.us/Page/486
https://www.acps.k12.va.us/Page/486
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A.4 OLD TOWN NORTH SMALL AREA PLAN RELATED STUDIES

I. OLD TOWN NORTH SMALL AREA PLAN (OTN SAP) ASSOCIATED
DOCUMENTS

Old Town North Urban Design Standards and Guidelines

Old Town North Small Area Plan Definition of Terms

Old Town North Project Brief (A Compilation of Existing Conditions,

Comprehensive Transportation Master Plan

Pedestrian and Bicycle Mobility Plan

Demographics, Plans, and Policies)

Old Town North Charrette Report (includes links to materials and

public input)

II. OLD TOWN NORTH SMALL AREA PLAN RELATED STUDIES
Transportation Study

Eco-District Study

Parking Study
Historic Interpretation Guide

Toolbox for Blank Walls, Podium Buildings and Surface Parking Lots

Ill. CITY OF ALEXANDRIA RELATED PLANS AND POLICIES
PLANNING

City of Alexandria Zoning Ordinance

2010 Strategic Plan

Green Sidewalks BMP Design Guidelines

BAR Design Guidelines

Washington Street Standards

TRANSPORTATION

Alexandria Complete Streets Design Guidelines
Complete Streets Policy

146 | OLo TowN NORTH SMALL AREA PLAN

INFRASTRUCTURE AND ENVIRONMENTAL SUSTAINABILITY

Eco-City Charter 2008

Environmental Action Plan 2030

Energy and Climate Change Action Plan

Water Quality Management Supplement

Long Term Control Plan

Stormwater Management Plan

Memorandum to Industry

PARKS, RECREATION AND CULTURAL ACTIVITIES

Landscape Guidelines

Urban Forestry Master Plan

Natural Resource Management Plan

Citywide Parks Improvement Plan

HOUSING

Housing Master Plan

The Alexandria of our Future (Strategic Plan on Aging, 2013-2017)

Alexandria Children and Youth Master Plan 2014



https://www.alexandriava.gov/planning/info/default.aspx?id=86032
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNSAPDefinitionofTerms052417.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNProject%20BriefFinal122215.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNProject%20BriefFinal122215.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNFinalCharretteReport08192016.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNFinalCharretteReport08192016.pdf
https://www.alexandriava.gov/planning/info/default.aspx?id=86032
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNEcoDistrictStudy013117.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNFinalInterpGuide03222017.pdf
https://www.alexandriava.gov/uploadedFiles/planning/info/Old_Town_North_SAP_2015-2017/OTNBlankWallsoolboxFinalDraft042817.PDF
https://www.municode.com/library/va/alexandria/codes/zoning

https://alexandriava.gov/uploadedFiles/council/info/
ApprovedStrategicPlan.pdf
http://alexandriava.gov/uploadedFiles/tes/info/
GreenSidewalksBMPDesignGuidelines%20.pdf

https://www.alexandriava.gov/uploadedFiles/planning/info/Historic_Preservation/pnz_historic_designguidelines.pdf
Washington Street Standards

https://www.alexandriava.gov/planning/info/default.aspx?id=7384
https://www.alexandriava.gov/uploadedFiles/localmotion/info/
gettingaround/Alexandria%20Complete%20Streets%20Design%20Guidelines.pdf
https://alexandriava.gov/uploadedFiles/tes/info/
1-6-2010%20Complete%20Streets%20update%281%29.pdf

https://alexandriava.gov/uploadedFiles/tes/info/1-6-2010%20Complete%20Streets%20update%281%29.pdf 
http://alexandriava.gov/tes/info/default.aspx?id=3088

https://www.alexandriava.gov/uploadedFiles/tes/info/
FINAL_FULLPLAN_060108.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/
FINAL_FULLPLAN_060108.pdf
http://alexandriava.gov/uploadedFiles/tes/eco-city/
EAP_FINAL_06_18_09.pdf

http://alexandriava.gov/uploadedFiles/tes/eco-city/EAP_FINAL_06_18_09.pdf 
http://alexandriava.gov/uploadedFiles/tes/eco-city/
DraftEnergyClimateActionPlan03.14.2011.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://www.alexandriava.gov/uploadedFiles/tes/info/MemoToIndustry07-14.pdf
https://alexandriava.gov/uploadedFiles/recreation/info/
040907_land_guidelines.pdf
https://www.alexandriava.gov/uploadedFiles/recreation/info/UFMP%20Final.pdf

https://www.alexandriava.gov/uploadedFiles/recreation/info/UFMP%20Final.pdf 
http://alexandriava.gov/recreation/info/default.aspx?id=48838

http://alexandriava.gov/recreation/info/default.aspx?id=65170

https://www.alexandriava.gov/uploadedFiles/housing/info/Housing%20Master%20Plan%20Final.pdf
https://www.alexandriava.gov/uploadedFiles/dchs/adultservices/Strategic%20Plan-%20Final.pdf

https://www.alexandriava.gov/uploadedFiles/dchs/info/AlexandriaChildrenYouthMasterPlanFinal.pdf
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