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• Changing 
America

• …and the DC 
region and 
Alexandria













Changing values: congestion is now 
viewed as undermining quality of life
Changing values: congestion is now 
viewed as undermining quality of life
Average commuter today spends more than an 
entire workweek per year stuck in traffic. —TEXAS
TRANSPORTATION INSTITUTE
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Bringing these changes home: 
Alexandria and Braddock Road area
• DC is gaining jobs faster than any other 

region in the US
• Median household income in Alexandria 

is up by almost 70% since  1990
• Roughly four times as many Braddock 

neighborhood households earn more 
than $100,000 than in 1990



The value of mixed-use, walkable 
developments is rising

Single use 
environments 2000-
2007: 0%

Mixed-use
walkable
environments:
+35%



URBAN DESIGN VISION AND PLANNING 
FRAMEWORK
• Overview
• Neighborhoo

d identity
• Public realm
• Retail and 

community
culture

• Buildings 
and streets



Overview

• Community 
charrette
and first 
working
session

• Principles
• Mission: 

what this 
plan should 
accomplish



November 3rd Community Charrette
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Outcome from the charrette and first 
working session
• Principles
• What this plan should accomplish
• Neighborhood character



Principles

• Sense of place and 
unique neighborhood 
identity

• “Community-serving”
open space

• …and retail
• A walkable and safe 

neighborhood
• Public housing 

transformed into mixed-
income housing

• …and a community that 
celebrates its diversity

• Managed traffic and 
ki



What this plan should accomplish—a 
plan and strategies to achieve…
• A more visible sense of 

neighborhood identity
• Transformation of public 

housing into mixed-income 
housing

• A great neighborhood park
• …and a network of inviting 

walkable streets
• One or more neighborhood 

lively, walkable, “neighborhood 
squares”

• Celebration of the 
neighborhood’s history and 
contemporary diversity

d th f M t



Neighborhood character—a community 
distinguished by…
• Walkable streets that are 

green—framed by trees and 
landscaped edges to buildings

• Buildings scaled to respect 
historic character, sense of 
community, and walkable 
streets

• A lively sense of diversity 
including race, incomes, ages, 
lifestyles…

• Places that draw people 
together—retail “squares”, 
parks, cultural activities

• Inviting access to Metro



Strategy for achieving principles, mission, 
and character
• Seek opportunities to 

create public benefit 
dollars from development 
where this development is 
the right “fit” with 
community character

• Invest a significant share 
of public benefit dollars in 
the neighborhood

• Partner with the city and 
other funding sources to 
finance appropriate 
improvements



Marking
neighborhood identity
• Gateways
• Transitions
• View corridors 



Character areas



Enhancing a 
walkable public 
realm
• Network of walkable 

streets and small 
parks

• A major new 
neighborhood park



Fayette Street at Pendleton looking North TODAY



Fayette Street at Pendleton looking North with enhancements



A major new neighborhood park

• A: 1261 Madison
• B: Metro site
• C: Andrew Adkins
• D: Post Office



Tradeoffs to consider to creating a 
major new park
• Is it large enough?
• Is it accessible and inviting to the larger community?
• Do the edge conditions contribute to a create park?
• What related improvements could make it a better 

park?
• What are the relative direct and indirect costs?
• How long would it take to happen?
• How does it benefit the larger community?
• Other options?



Post Office



• Large enough? 
– Yes (xx acres)

• Inviting and accessible?
– Highly visible, most central 

location
• The right edge conditions?

– Mix of housing and retail 
facing park

• What could make a 
difference?

– A neighborhood post office 
and café

• Relative direct and indirect 
costs?

– One of three more expensive 
sites

• Timing?
– Relocate post office 

distribution



1261 Madison



• Large enough? 
– Yes (xx acres)

• Inviting and accessible?
– Least visible and central 

• The right edge conditions?
– Located behind housing

• What could make a difference? 
– Community-oriented uses in 

Braddock Place
• Relative direct and indirect costs? 

– Least expensive 
• Timing?

– Potentially earlier than other sites
• Benefit the larger community? 

– Enliven the area around Metro
• Other options?

– Pocket park facing Madison? 
Braddock Place?



Andrew Adkins



• Large enough? 
– Yes (xx acres)

• Inviting and accessible?
– Highly visible, more central 

than other sites 
• What could make a 

difference?
– A café or other commercial 

use visible to and from the 
park

• Relative direct and indirect 
costs?

– Valuable site, lost ability to 
help finance mixed-income 
housing

• Timing?
– Possibly longest timeframe

• Benefit the larger 
community?



Metro site



• Large enough? 
– Yes (xx acres)

• Inviting and accessible?
– Highly visible, but less central than other 

sites
• The right edge conditions?

– Bus bays , embankment, transit hub 
poor neighbors

• What could make a difference? 
– Buffering from bus bays and new retail 

“square”
• Relative direct and indirect costs? 

– One of most valuable development 
opportunities, costly to redevelop

• Timing?
– Reconfigure bus circulation, relocate 

parking
• Benefit the larger community? 

More regional and less neighborhood



Retail and community culture

• One or two neighborhood retail “squares”
• Places that celebrate the community’s unique and 

diverse culture



One or two 
neighbor-
hood retail 
“squares”



Braddock Rd -West 
St. Neighborhood 
Center



Places that celebrate the community’s 
unique and diverse culture



Shaping buildings 
that build 
community
• The right height for its 

context
• Design qualities that 

enhance the 
community



The right height for its context 

• Continuity across and along 
streets

• Appropriate character for 
each part of the 
neighborhood



Continuity across and along streets

• Relationship of building height 
to street width and character

• Suggested heights along 
streets



Relationship of building height to street 
character

Section diagram

–



Defining and activating a vibrant public 
realm
Potential housing along Fayette or Madison Streets



Retail “outdoor room” on West or Madison Streets



Suggested heights along streets

• Patrick and Henry 
Streets—primarily 2-3 
story facing the street, 
higher elements set back 
(up to 50’ east of 
Madison, 70-90’ west of 
Madison)

• Fayette Street—primarily 
2-3 story facing the street, 
higher elements set back 
(up to 70-90’ west of 
Wythe)

• Madison and Wythe 
Streets—primarily 2-3 
story facing the street, 
higher elements set back



Appropriate heights for different areas

• Parker Gray Historic Area—
match predominant adjacent 
heights, primarily 2-3 story

• Braddock East—primarily mix 
of 3 to 4 story

• Mid neighborhood—primarily 3 
story along streets, higher 
elements (up to 70-90’) set 
back

• Triangle—primarily 3 and 4 
story along Fayette, higher 
elements set back and within 
the site (70-120’)

• West neighborhood—primarily 
3 story along streets, higher



Taking advantage of unique opportunities 
to create value
• Increase allowable 

heights adjacent to the 
Metro tracks (Metro and 
Jaguar sites)

• Increase allowable 
heights to support 
redevelopment of Adkins 
site



Fayette Street at 1st Street looking south TODAY



Fayette Street at 1st Street looking south with enhancements



Continuity across and 
along streets –
FAYETTE ST.



Continuity across and along streets –
Patrick and Henry Streets



Continuity across and along streets –
MADISON  and WYTHE ST.



Madison Street looking west TODAY



Madison Street looking west with enhancements



Design guidelines that enhance 
community
• Landscaped edges
• Materials and details 

that demonstrate 
respect for existing 
neighbors

• Buildings that engage 
streets

– No blank walls or 
parking facing streets

– Row houses lining the 
street for taller 
residential buildings

• Sidewalks designed to 
invite walkability

– Tree-lined
A i t idth









Next steps

• Working sessions


