How
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While it’s tempting to think of planning as a linear process...




...the reality is a bit more like this:




All the decisions we made in the past have led to where we are today...

...and all the decisions we have yet to make will shape our future.
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Why We Plan

Small area plans allow us to actualize a long-term vision for a community’s future.

The process of small area planning has the best outcomes when planners adopt a
proactive — versus reactive — approach while remaining aware of the opportunity costs.

A high-quality plan includes strategies for:

Frame guidance for future
Implementation in order to policy, development +

capital improvements

Coordinated

Growth
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Context + Background

Background research includes:
- History of the area
- Demographics

. Duke Street Land Use Plan
- Existing land uses

Background Packet
- Housing stock + affordability LA P

Updated: June 11, 2025

- Infrastructure + public utilities O O O . O

- Mobility

- Natural systems (Environmental) «31 =

- O pe n Space click cover to access report

- City/School facilities


https://media.alexandriava.gov/content/planning/202506DukeStreetLandUseBackgroudInformation.pdf?_gl=1*1h9fmt4*_ga*MjEwODA3NDA0Ni4xNzQzNTEzNjI3*_ga_249CRKJTTH*czE3NTQ1ODU0OTMkbzc2JGcwJHQxNzU0NTg1NDkzJGo2MCRsMCRoMA..
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- Effective engagement includes
C O m m u n It these voices at all stages of the
y planning process and through

multiple, accessible means!

Community is made up
of diverse constituents
who are affected in
some aspect by future
land uses and growth.

They include:

Residents
Businesses

Organizations

AN NN

Public/Private
institutions

v" Property owners
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How We Start

Project Timeline:

Dec. 2024 - May 2025

Listen & Learn

Listening sessions
with stakeholders

Pop-ups around the
corridor

Background and
existing conditions

Summer-Fall 2025

Consult

Gather feedback

Develop Plan
Objectives

Updates to Planning
Commission, City
Council, and Boards and
Commissions

Winter-Spring 2026

Share & Draft

Develop Plan
Recommendations

Developland use
concepts that provide
a vision for community

growth in the future

Summer-Fall 2026

=

Refine

Refine and incorporate
land use concepts and
recommendations into
a full Draft Plan for
community review and
comment.

Updates to Planning
Commission, City
Council, and Boards and
Commissions

Late 2026-Early 2027

Adopt

Public Hearing and
Consideration for
Plan Adoption:
Planning
Commission and
City Council

Transparent Process:

Kick-off
aeting

Plan Goals

More Community Engagement

Plan Recommendations
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Planning for People

Land Use

Flexibility for changing land use needs (ex. Declining office market, ground floor retail

=711

Retail, shopping, and civic spaces Neighborhood functionality



Planning for People

Urban Design

Building form

s 2

Walkability + complete streets Engaging public spaces



Planning for People

Housing

15-minute neighborhoods

Housing Data

Rental Housing Supply

713 Committed

Affordable Units (CAUs)
at 30-80% AMI
E.SIZF Other 3,200
units in Alex
West Units at
60% AMI
New Housing 637,

In the last 5 years, 1,241 units  Conversion

have been produced through

development. Of thase, 637 have

been thraugh office to residential 604, Mon-
Conversian

conversions.

; Majority of market and workforce
@ affordable rental units are 50-60+

years old

AlexWEST

Average 1-bedroom rent,
adjusted for utilities
Percentage of units that
were constructed in the
19505 and 1960s
Median income in AlexWest
$68,847) (City-wide median income is
$102,227)
Percentage of renter
households with incomes
less than $50,000 that are
housing cost burdened

14% of the CAUs and 38% of the City’s
market affordable rental units are in
AlexWest

Supply + demand



Planning for People

Mobility

88 FEET | Transit Street A

Human-scale Accessibility For people of all ages + abilities Transit reliability

% @[E a a&ij " Ped + bike safety Connecting the gaps Multimodality



Planning for People

Parks + Open Space

| | i‘r

Shade Struct R s ~ o
a_f_“!.,,“’ BTt s i s Green natural paths

Flexible Lawn Area # s Katural Ar_ef i

- —

Variety of typologies Passive open spaces

Existing + New Parks

—
132 60 192
Acres existing Acres proposed Acres public parks with
public parks new public parks the AlexWest Plan

Active open spaces Connected network of green and open spaces



Planning for People

Economic Development

—
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Design + Visual Interest Live, work, and play Place attracts people drives demand



Planning for People

Infrastructure

i + 90% of existing pipes needed replacing -
+ New materials will last 100 years

+ Uncoupled and separated existing
storm/sewer systems

8"-16
diameter pipes

No Overhead W

Better long term maintenance

-6
diameter pipes

More resilient infrastructure, during storms

Investment for future planning + growth

Pleasant aesthetics

Duct Banks

Electrical

Ranging from 24"-36

6" Conduits




Planning for People

Development Economics
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Planning for People

Health
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Services
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Education
& Training

Transportation

Health
Services

Community
& Human
Services

City
Services

Land Use Plan + Citywide Services interconnected to promote health and wellbeing



Planning for People

Environment + Sustainability

tegend TEMPERATURE + TREE CANOPY W A
) Alexwest Boundary 3

Resource Protection
Area (RPA)

Summer Suface Land Temperatures ('F)
80 115

025 0.5 Miles.

OCTOBER 2023 | WORKING DRAFT

Urban heat + climate strategies

s o

Built environment Stormwater improvements




Planning for People

Community + Equity

Equitable access to amenities Outreach + input



Planning for People

Incremental Change

Existing Conditions Source: Dover, Kohl & Partners Phase 2 Building restored, power lines moved underground,

and bin collection moved to rear

Phase 3 Food truck as interim use and streetlamps added Phase 4 Street trees and landscape buffers added Phase 5 Development completed


https://www.doverkohl.com/pittsburgh-neighborhood
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Adopt Plan

After extensive community input, land use plans
are slated for Planning Commission and City
Council hearings and subsequent approval,
officially becoming part of the citywide master
plan.

Adopted plans represent the culmination of
diverse community engagement and planning best
practices that will serve as the legal mechanism
for future growth.

click cover to access report


https://media.alexandriava.gov/content/planning/SAPs/AlexWestSAPCurrent.pdf?_gl=1*iucd9b*_ga*MjI2NDY5NjkxLjE3NDcwNjA4MzM.*_ga_249CRKJTTH*czE3NTQ5NDU5MzUkbzE1JGcxJHQxNzU0OTQ1OTUwJGo0NSRsMCRoMA..
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Implementation

Every small area plan includes a dedicated chapter Task # Rec # imptamentation Acion Responsiitey  Sport M Lm0
on how the plan will be implemented in the short-, —_—
mid-, and long-term with specific tasks, R
prioritization, and roles to help guide resource B = -
allocation. The pace of plan implementation can — S
vary dramatically depending on market economics, . [ °
grant funding, City investment and other factors. - o :

The City tracks progress of all small area plans, and
other citywide master plan chapters, through an
annual Implementation Report that monitors
development, open space, and other key priorities
outlined in each plan's implementation chapter.

Alexandria Master Plan
FY 2024 Status of Implementation Report

g,
SR 2 September 2024

click cover to access report



https://media.alexandriava.gov/content/planning/FY2024ImplementationReport.pdf?_gl=1*dhr532*_ga*MTk0OTcyNDEwNi4xNzQyMjQyOTQ3*_ga_249CRKJTTH*czE3NTQ2NzY2MjgkbzU2JGcxJHQxNzU0Njc3NTkwJGo2MCRsMCRoMA..
https://media.alexandriava.gov/content/planning/FY2024ImplementationReport.pdf?_gl=1*dhr532*_ga*MTk0OTcyNDEwNi4xNzQyMjQyOTQ3*_ga_249CRKJTTH*czE3NTQ2NzY2MjgkbzU2JGcxJHQxNzU0Njc3NTkwJGo2MCRsMCRoMA..

Thank you!

City of Alexandria - Department of Planning + Zoning - Division of Neighborhood Planning + Community Development

Document prepared by:
= Amanda Dias, Urban Planner Il -
*= Andra Roventa Schmitt, Urban Planner Il -

= Melissa Symmes, Urban Planner Il -


mailto:amanda.dias@alexandriava.gov
mailto:andra.schmitt@alexandriava.gov
mailto:melissa.symmes@alexandriava.gov

	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6: Why We Plan
	Slide 7
	Slide 8: Context + Background
	Slide 9
	Slide 10: Community
	Slide 11
	Slide 12: How We Start
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27: Adopt Plan
	Slide 28
	Slide 29: Implementation
	Slide 30

