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-..The psople on the sid

ewdlk, being
culture-bound, know that the space
which they are part of is a sidewalk,
and, as part of thelr culture, they
have the patiern of a sidewalk in thelr
minds. itis this patiern in their minds
which causes them to behave the
way that people do behave on
sidewalks, not the pursly spatial
aspect of the concrete and the walls

ang curbs.

— Chiistopher Alexander
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DESIGN GUIDELINES

Cariyle is a eighty-two acre mixed use development
in Alexandria, Virginia comprised of oftice,
residential, hotel, retall, and recreational uses. I is
located between QOld Town and the Eiesnhower
Valley, and adjacent to the King Street Metro Station
area. The development process for the site began
with the submission of a Development Plan prepared
by Cooper, Robertson and Partners to the City of
Alexandria. The Development Plan applied for
approval for rezoning the property 1o CO zoning, for
a special use permil for a planned residential ang
commercial development, and a transportation
management plan special use permit. The
Development Plan was approved by the Alexandria
City Council in April 1980 with conditione.
Compliance with these conditions and the
Development Plan requirements will be required by
the City of Alexandria for all site plan submissions.

The Development Plan and the conditions are also
the basls for this document - the Carlyle Street
Deslgn Guidelines.

i@ pupose of the Carlyle Streetscape Design
Guldet fo ensure high quallty, integraled,
compatible development while aliowing flaxibility
over lime 10 address changing developmert needs.
Six precincts have been designated within Cartyle to
refiect one of the principal goals of the Development
Plan — that of creating a series of distinct places.
These gquidelines will describe the desired
streetscape characiers for Carlyle's six precincts.
To achleve the desired characlers, the guidelines
will provide standards and specifications to guide
parcel owners with the design and construction of
the streeiscape. The sirestscape design principles
wili aiso be described to give g basis for future
interpretation by users of these guidelines.
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Design Guidelines ¢

1.2 ORGANIZATION AND US|
THE GUIDELINES

1.2.1 ORGANIZATION

There are eight chapters of the Carlyle Straetscane
Design Guidelines. This, the first, is a basic
introduction to the guidelines. Chapler Twe containg
guidelines that apply uniformly to all of Carlyle.
Following Chapter Two are six chapters, one for
each precinct. These six chapters address specific
requirements for each precinet. The precinct
chapters will not repeat the general guidelines In
Chapier Two. If a topic is not addressed in the
precinct chapter, the general guidelines will anply,

Each precinct chapter of the guidelines s intended
to be used independently from the others. Eor
exampie, the parcel owner for a site in the Jamieson
Precinct would refer to the General Design
Guidelines (Chapter Two) and the Jamieson Precinet
Guidelines {Chapter Five),

1.2.2 DESIGN REVIEW

Carlyle Development Comoration or g agents wil
review all site and building development plans for
conformance to these design guidelines, prior to the
plans’ submission fo the Carlyle Design Heview

Carlyle Development Corporation may amend these
guidelines as necessary to adhere 1o the design
intent. Carlyle Development Corporation may alse
approve variances 1o these guidelines for a specific
plan submission provided that the requested
variance does not conflict with the design intent
staled herein. Decisions for variances are made on
an individual basis and do not consiltute a change
in the requirements of the guidelines.

The Carlyle Design Review Board has been
established as a condition of the Development Plan
{see 8.U.P. conditions #F1-87 1o R-73).

1.2.3 APPLICATION AND
RESPONSIBILITIES

These guidelines apply o all development and
construction inthe open spaces, street tights-of-way
and sidewak and landscape ecasements within
Carlyle. All repairs 1o the streetscape due o ulility
maintenance shall be m
guidelines as well.

ie in accordance o these

These guldelines are based on the Development
Plan and Special Use Permit #2253 as approved by
the Alexandria City Council. The Development Blan
and Specis! Use Permit includes the foliowing
documeants:

Executive Summary

Demolition Plan/Existing Conditions

Preliminary Site Plans

Landscape Plans

Biock by Block Design Guidelines

Conditions as approved by the Clty of
Alexandria

Conformance to these streetscape guidelines does
not relieve the developer of compliance to the
Development Plan and the conditions of the Special
Use Permit or any other applicable Clty, State or
Federal codes, ordinances and reguiations.

Generally, the parcel owner shall be responsible for
instaliing ali streetscape improvements in the public
right-of-way from the back of curb and in the
sidewak and landscape easemenis. The Cly of
Alexandria will maintain the sidewalks within the
public right-of-way excepl for landscaping. The
stresiscape ouiside of the public rght-of-way and
the landscaping within the public right-of-way will be
maintained by the Caryle Property Owners
Association, unless noted ctherwise (ses S.U.P.
Conditions #R-1 and R-18).

When specific producis are specified in 1§
guidelines, equivalent substitutions may be ¢
with the approval of Car Devel




: introduction

BUILD.TO LINE: The line as set by the mﬁ@w&%ﬁﬁ
easements and described in the Block by Biock
Design Guidelines as the mandatory streetwall,

BUILDING ZONE: The zone of ransition from the
building wall to the sidewalk. The building zone may
include plantings, architectural features, sntrances,
steps, awnings, seating, et cetera.

CARR DEVELOPMENT & CONSTRUCTION: Carr
Development & Construction is the developer of
Cariyle.

CARLYLE DEVELOPMENT CORPORATION:
Carlyle Development Corporation is the owner of
Carlyls, .

CARLYLE PROPERTY OWNERS ASSOCIATION:
The association of ali property owners within the
area of the Carlyle Special Use Permit except those
specifically excepied.

CURB ZONE: The zone of transhiion from the
sidewalk fo the sireet - therefore containing the limits
of the sidewalk by & curb. This zone containg most
of the utilitarian fixtures of an urban street such as
tire hydrants, street fights and street frees,

OPEN SPACES: inthese guidelines, the term open
spaces shall refer {o the seven major public squares
and parks: Courthouse Sqguare, the Crescent,
Dulany Gardens, Carlyle Square, Ballenger Mews,
the Holary and Alexandria African-American
Heritage Park.

PARCEL OWNER: In these guidelines, the tarm
parcel owner shall inchude the fee simple owner,
developer, lessor, or any other persen or emity
constructing improvements o property within Cariyle.

PEDESTRIAN ZONE: The zone of concentrated
pedesirian movement along a sidewak, bound by
the building zone on one side and the curd zone on
the other. The zone is generally free of obsiacles
but may have encroachments of planting, seating or
direciories.

: An ares of specified character ang
design within Carlyle.

RIGHT-OF-WAY (R.OW.): The public dedicated
portion of the street. Right-of-way as used in these
guidelines means the permetual surfase sgeemenis
of the streels in Cardyle as well

SIDEWALK: The pedesirian area betwsen the ou
and the building streetwall.

SIDEWALK EASEMENT:  As defined in the
Development Plan submission Executive Summary:
"A landscape area, or sidewalk widening
within the [parcel] property line 0 ensure
adequale and uniform sidewalk widths....ltls a
continuous open area at the same level as the
adjoining sidewalk and is directly accessible to
the public. It may Include, on wider sidewalks,
obstructions such as driveways, canoples,

trees of other landscape slements.”

SPECIAL USE PERMIT (S.UP.): The approval
granted by the City of Alexandria for rezoning and
development of planned residential and commercial
development. in these guidelines, { shall refer to
Special Use Permit #2253 as approved by the Clty
of Alexandria in Apel 1990, and subsequently
amended for Carlyia.

STREETSCAPE: The area visually and physically
parnt of the sireel encompassing the public right-of-
way, the sidewalk sasements and adivining parcels.

LandDesign, inc.



1.4

This bibliography not only lists sources referenced in
preparing these guidelines but also Is intended io
serve as a sourcs list for further information. While
some codes and reguiations do appear, & is not
intended to be a complate list of all applicable laws,
cotdes and requistions.

gy

Alexander, Christopher. The Timeiess Way of
Building. Oxiord University Press: New York, 1979,

Alexandria, Virginta, City of. Charler and Code of
Ordinances.

Algxandria, Virginia, City of. Deparment of
Transportation and Environmental Services. Design
and Construction Standards. July 1989,

Alexandria, Virginia, City of. Department of
Transportation and Environmental Services. "Site
Plan Package.”

American Association of Nurserymen. American
Standard for Nursery Stock (ANSI 280.1 - 1986).
Washington, D.C., 1986.

Ching, Francis D.K. Architecture: Form - Space &
Order. Van Noslrand Reinhold Company: New
York, 1978,

Cooper, Robertson + Partners. CNS Development
Plan in Alexandria, Virginia. Design Report and
Design Guidelines prepared for CNS Limited
Partnership, March 1988,

Cooper, Robertson + Partners.  Development Plan
in  Alexandria, Virginia. Developrment Plarn
Submission and Design Guidsfines Executive
Summary prepared for CNS, The Oliver Carr
Company and Norfolk Southem Corporation, March
14, 1880,

Cooper, Robestson + Partners et al. Development
Plan in Alexandria, Virginigs. Development Plan
Submission prepared for ONS, The Oliver Carr
Company and Norfok Southem Corporation, March
1988,

Cocper-Hewitt Museum. Lisa Taylor, ed. Urban
Open Spaces. Rizzoli international Publications,
e New York, 1981,

Cullens, Gordon. The Congise Townscaps., Van
Nostrand Reinhold Company: New York, 1978,

Landscape Contraciors Association of Melropolitan
Washingion (LCAMN). Landscape Specifications for
Baltimore-Washington Areas. 2nd Edition. July
1288,

Lynch, Kevin and Gary Hack. Site Planning. 3rd
edition. The WMIT Press: Cambridge,
Massachusetts, 1984,

Whyle, William H. The Social Life of Small Urban
Spacss. The <Conservation Foundation:
Washington, 1980.
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This chapler addresses overall design issues and
standards that apply t© ihe entire Carivig
development. Many of the following sections will be
referenced throughout the guidetines.

2.1 DESIGN CONCEPT AND
CHARACTER
The design concept for Carlyle is based upon

traditional city and town planning principles as stated
in the Development Plan Design Report:

Figure 2-1: Alexandria, 1863

The plan calis for the site 1o be an
extension of the existing city, [Alexanddial
with a traditional system of streets and
blocks derived from the Old Town grid. The
plar  avoids uniformity, incorporating
difierent open spaces and sireels, many
blocks and different building types 1o create
variety and complexity. itls a retum o a
more traditional model of town planning and
city design [rather] than the current large
scale commercial development found in the
region.

Aporil 1984
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Y General Streetscape

Six design principles are established In the
pla:

1. A mix of uses within each precinet, and
an effort to maximize active ground floor
- fromtages.

2. A conslantly varied sequence of open
spaces which bacome the focus of sach
precinct in the plan. The plan will have
six places of special character.

3. Anorganization of the plan into a serles
of pedesirian-oriented places. The
control of the physical impacts of the
car and parking faclities to cleady
emphasize the public space. A public
design that reinforces the pedestrian-
oriented character of the plan.

4. The introduction of a series of public
amenities and faciiities.

5, The role of the sireet as linear park,
mult-purpose corridor and ordering
device for the street and block grid.

6. Conscious effort to diversify the kinds
and numbers of buildings, and the
variety of scales and architectural
expressions that will resull. The scale
and density within each block is
consciously controlled. A clear buliding
height rationale reinforces the streests
and special places of the plan.

These design principles focus the development of
cutdoor spaces for the use and enjoyment of
pedestrians. The design character is developed
through the use of streeiscape elements, such g8
street trees, sidewalk paving, street lighling, open
space features and sireet furniture., In eagh
precingt, the siie context, ks specific uses and
intended Imagery should be considersd for
streetscape elements that will reinforce the Precingt
character,

2.1.9 CONT,

The development of speciiic streeiscapes and
precinct characters should consider context in the
initial analysis of design. Context - the configuration
and scale relationships of streets and intersect .
bulldings, and major open spaces - establish the
physical setiing for streeiscape design. These
companents and thelr scale relationships distingulsh
the condext from one precingt to another. For
example, Ballenger Precingl’s residential bulidings
are generally lower in height, and scaled for the
pedesirian. The residential buildings reinforce the
home-like character and define the outer limiis of the
mews. A major open space may influence the
contexi depending upon the proximity of the space
and the specific elements used within the open
space and the streetscape. The closer the space
and the more similar its elements, the greater is
influence. For example, the streeiscapes directly
adjacent ¥ & major open space usually share
common street furniture, street trees and sireet
lighting. The streets not adjacent to the open space
may have related sireetscape elements but they do
not need 1o be identical.

2.1.2 USE

The character of a place is influenced by specliic
uses. The type of use . adjacent io the sidewalks
{public, semi-public and private) has varying degrees
of influence on the streetscape snvironment, Public
uses in open spaces such as parke and squares
may interrupt and aller the adjacent sireelscape.
Semi-public places such as bullding entrances,
lobbies, courtyards and residential gardens will be
more integrated info the streefscape. Private uses
such as a single residential entrance or garden
would only subtly alter the character or configuration

of the streetscape The scale of the streelscape aiso -

corresponds 1o the type of use: public uses usually
have wider sidewalks and more sireet fumniture than
private uses.

Many combinations of specific types of uses are
possible: public orented retail, private residential
and semi-public open spaces. There are two
calegories of general uses that determine the
precincis, predominant use and major first floar
use. in most cases, g predominant use such as

Nt



PRECINGY MAJOR FIRST FLOOR USE PREDOMINANT USE
Carlyle Fetall Mixed-residentialioffice/retal
Culany Office/residential Otilce
Jamieson Retall Offics
Eisenhower Oftice Office
kolland Fesidentiai Resldentialpari
Ballenger Residential Residential

Figure 2-2: Uses in Carlyle

residential or office establishes the precingt and
influences the sireetscape character. However, a
special first floor use such as retail may change the
character of the streelscape and redefine the
precinct. Precincts and their characiers may change
if the predominamt or first floor use is significantly
modified. The chart below lists both categories of
uses for each precinet. Uses that create strong
indoor 1o outdoor relationships such as sidewalk
cafes, book siores, haberdasheries, boutiques, ice
cream parlors, florsis and news stands are
pedestrian oriented and
concentrated pedesirian movemenis along the
streels and to the buildings. The architectural
response {6 this pattern is reflected by the large
window displays, multiple entrances, and pedestrian
scaled detalling, The sireetscape accommodates

typically generate

the increased pedestrian use with wide sidewalk
areas, benches, directional signs, awnings and

canopies, and other street lumiture,

Evening uses that extend beyond normal business
hours include restaurants, shops, night clubs, movie
theaters and community buildings. The sireetscaps
environment should accommodate vehicular ang
pedestrian traffic with additional safety

considerations of adequate sireet

lighting,

designated parking areas, and additional lighting of

public open spaces.

Figure 2-3: Indoor/Quidoor eiationsh |

i

Aprk 1904
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Figure 2-5: Carlyle Precinct Image

2.1.3 IMAGERY

Although context and use characierize a precingt,
the specific designs and landscape elements for the
major open spaces and streeiscapes provide the
visual images that will most differentiate one
neighborhood or precinct to ancther. The following
chart outlines the images and character for sach
precinct. Each precinct chapter will further discuss
lts imagery.

:gr: !any Precinet image

PRECINGT IMAGES CHARACTER
Caryie Street vendors, outdoor cafs, shopping, festive Marketplace
Duiany Rich materials, formal gardens, grand architecture with distinction Ceremonial
Jamieson Federal Courthouse, urban plaza, central open space, authoritative Chvie
Eisenhower Double row of trees, large grass panels, broad sireet, monumenial Boulevard
Hollandg Large existing trees, pastoral landscape, passive park, picturesaue Parkway
Balienger intricate detailing, variety, lush open space, hurnan scale Home

Figure 2-4: Precinct Images and Characler

2-8
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General Streetscape

2.2 MAJOR OFEN SPACES

With the exception of Eisenhowsr Precinel, sach
precinct includes a major open space area which will
have different refationships with the surounding
streetscapes. For example, Jamisson Precingt
features an urban square with intense pedestrian
activity from the surounding streets: the sireeiscape
aliows free flowing access o and from the square.
The major open space seclion of the Precingt
Guidelines provides parcel owners with a concept
and general design parameters for sireetscape
coordination. The major open space concept
identifies the important open space features and
streetscape elements such as street lights, sidewalic
paving, street trees and other hardscape materiale
1o unify the spaces with the streetscape. General
design parameters are included to supplement the
established precingt characters and outline the
spatial organization, proportion, scale and other
ordering principles, such as symmetry, hierarchy,
rhythm and repetition. For example, Courthouse
Square Is a civic place characterized by iis proximily
to the Federal Courthouse occupying a symbolic
central position in the precinct. The space is well
defined by tall, massive buildings and is organized
formally with the Courthouse streetscape.

The major open spaces will have varying degroes of
influence on the surrounding streetscapes. Parcel
owners shall use the open space concept and
general design parameters as a basis for desiga of
the streetscapes.

LandDesign, lna.
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Y% General Streetscape

2.3 STREETSCAPE DESIG

Design of the Carlyle streetscape reguires an
understanding of the specific precing - its context,
use and Imagsry, and how the character should be
expressed within the street.  Stresiscapes are
defined by the steet and the architeciure that
enciose them,

231 TYPICAL LAYOUT AND
DIMENSIONS

The organization of streeiscape elements ocours in
identifiable zones based upon physical relationships
between the building and the sireet. The zones édre
the Buliding Zone, the Pedestrian Zone and the
Cuth Zone.,

Buildto ing
Streetwall sef

]
Ve Psigstrian :
e el =¥ 1119113 WP

Figure 2-12: Sireetscape Zongs

BUILDING ZONE: The building zone is the zone of
transition from the building streetwall to sidewalk.

The zone may include plantings, architectural

features, enlrances, steps, awnings, seating, et
cetera.

PEDESTRIAN ZONE: The pedestrian zone is the
zone of concentrated pedestrian movement along a
sidewalk, bound by the building zone on one side
and the curb zone on the other. This zone is
generaily free of obstacles bul may allow
encroachments of planting, seating or kiosks,

CURB ZONE: The cuth zone is the zone of
transition from the sidewalk to the street - therefore
containing the limits of the sidewalk by 2 curb, Most
of the utiitarian fixtures of an urban street such as
fire hydrants, street lighits and strés! trees are
located in this zone.

| The three zones are not as clearly defined as the

definftions might indicate. They are defined for
purposes of indicating the location of all the
elements in the streetscape; the zone edges will not
necessarily correspond to the location of the right of
way lines. The precincts shall cover cach zone in
detail; for more information refer (o the appropriate
chapler,

2.3.2 BUILDING ENTRANCES

Building entrances are significant architectural
features that have aesthetic and functional purposes.
The proportion, scale and architectural context of
building entrances may identity uses and contribute
10 precinct character. The location and frequency of
building entrances is the largest single impact on the
building zone in the sireetscape. There are five
types of entrances as defined hersin: bbby
entrances, both major and minor, multiple enirances,
minoT entrances and garden court enfrances.

MAJOR LOBBY ENTRANCE: A major lobby
entrance is an entrance with an adjacent hall, fover
or waiting room typical of corporate offices and
apariment buildings. It is large scale, ong to two
stories in height, visually prominent In the building
facade and has greater architectural detalling than
the other types of entrances. Major lobby entrances
may incorporate special paving and lighting, and
architectural projections such as a canopy or porte
cochere. Elements of major lobby entrances may
extend beyond the building zone and into the
pedestrian zone up to the street right-of-way. For
example, special paving, bollards, flags and banners
may extend beyond the doors and along the
sidewalk. Planting is required for articulation of the
entrance and shall be a predominantly evergreen
material. Speclal lights should be considered glong
with project or bullding signs. Steps and ramps are
restricled (o the building zone.

210
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Figure 2-13: Major Lobby Entrance

MINOR LOBBY ENTRANCE: Minor lobby
entrances have similar relationships o the
streefscape as major lobby entrances. Minor lobby
entrances are smaller scale, are usually one story in
height and have simpler detailing. They are more
integrated with and have less influence om the
sireetscape. Elements of minor lobby enirances
should not extend beyond the building zone.
Special paving and small architectural projections
such as awnings may be incomporated into the
design. Planting adjoining the entrance area is also
required and shall have & minimum of fifty percent
evergreen material. Special lights shall be low
intensity and preferably incandescent. Steps and
ramps are resiricted to the building zone.

April 1884
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R by ety Wt .
Figure 2-15: Multiple Entrance Retai

MULTIPLE ENTRANCE: A muftiple entrance is a
single entrance in a series of entrances: i may have
a small foyer, generally serves a single tenant, and
is typically residential, office condominium or one
story relall,. A multiple entrance is smalier than 2
minor lobby entrance. Although multiple entrances
have similar emphasis, individual expression is
encouraged by using different but related materials
and streetscape clements.

MINOR ENTRANCE: A minor entrance is typically
a secondary ulilitarian entry such as an smergency
exit or service door and incidental to the
sireetscape. A minor entrance will not have a fover
or special architectural detailing. No exterior
elements associated with the other entrances would

Figure 2-16: Mutkiple Entrance - Residential

occur af these entrances. Minor entrance doors
shall not swing into the pedestrian zone. Where
possible, minor entrances shall be recessed within
the buildings or within planting beds in the buikding
zone. No special paving is allowed; planting is
encouraged but will not emphasize the doorway.
Lighting shall be minimal, but will satisfy emergency
access requirements. The standard brick sidewatk
paving will extend 1 the threshold,

GARDEN COURT: Agardencourtisa special ype
of emrance for Carlyle used with residential
bulldings. It may be part of a major or minor lobby
entrance. The garden court provides a semi-private
front yard for the residents,

£-12




Design Guidelines

Special paving, planting, seating and special lighting
may be combined in a unique design for a garden
courl, Garden courts may extend 1o the pedestrian
ZON,

2.3.3 VEHICULAR ACCESS ZONES

Vehicular access zenes are driveways from streets
ic bulldings that cross the pedestrian walkways.
Therefore, careful attention must be given to provide
sale crossing for pedestrians. The iollowing section
will discuss combinations of vehicular and pedestrian
uses with their area of interaction and how they are
accommodated by the streetscape.

PARKING AND SERVICE ENTRANCES: Parking
and service entrances are generally located on the
east-west sireets in Carlyle. They shall be
consiructed according to Clly Standards and moet
the requirements of the Special Use Permit
{Condition R-29).

Parking and service entrances shall be constructed
to be flush with the sidewalk at the pedesirian zone.
Brick pavers shall be mortared in place in 2 running
bond pattern perpendicular to the street. The brick
paver shall be the same paver as the adjoining
sidewalk paving.

Streetscape elements such as trees, lights, planters
and signs shall be located o aliow safe vehicular
movement and padestrian crossing. Strest Trees
shall be located no closer than filteen feet from the
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entrance. Streetlights shall be located a minimum of
five feet from the entrance, although where possible,
they should be localed nearby o provide addiional
fight at the enirance. Elecironic access devices
shall be preferably located within the building or in
the bullding zone. Bollards may bs used to protect
access devices and building corners.  Information
signs shall be placed on the building. Refer io the
appropriate section on sidewalk paving, bollards and
signs for further information.

DROP OFFS/LAY-BYS:  Hotels, large office
buildings and high rise apartiments may incorporate
dropotfs or lay-bys into the adjoining stregtscaps in
conjunction with major lcbby entrances i allowed by
the approved development plans. Recessed
building walls, porticos, porte cocheres and canopies
may be incorporated into the architechure. The
extension of special paving from a major lobby
entrance to the dropoff is encouraged, provided the
special paving does not extend into the right-of-way.
Carlyle Development Corporation shall approve the
use and location of all drop offs and lay-bys.

LOADING ZONES: On street loading zones will be
subject to review by the Cily of Alexandria Direcior
of Transportation and Environmental Services. The
preferred location of these zones is on the east to
wasl sirests,

TAXI STANDS: Tad siandg may be located near
uses that have need of taxi service such as a hotel
or grocery stors. After approval of the proposed

Figure 2-21: Bus Sheler

RATGRSH,

Figure 2-20: Drop Offs/Lay-Bys

lccation by Carlyle Development Cormporation, the
parcel owner must obtain approval from the City of
Alexandria, Depariment of Transportation and
Environmental Services.

BUS STOUPS: A city operated shuttls service wil
operate through Carlyle between 1o the King Street
and Eisenhower Avenus Metro Stations. Bus stops
and shelter locations shall be determined by Carlyle
Development Corporation, with the approval of the
City of Alexandria, prior to final site plan. Bus stops
shall be located in the curb zone on paved areas.
A minimum of one bench and one trash can
receptacle shall be provided per stop.
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As of Jarwary 6, 1994, bus sheller locations
as proposed by Carlyle Development Corporiation
have not been accepted by the Alexandria

Transit Company. When locations are

finalized, they shall be included here and
parcel owners will be required to install bus

shelters as necessary.

Figure 2.28: Bus Stop and Shelter Locations

April 1984 2-18



Figure 2-23: Typical Intersection

When R is determined that a bus sheller will be
needed, the bus shelier shall be the siandard
custom design for Carlyle.

Bus shelters shall be the Modular Prefabricated
Equipment Company, inc., Jamaica, New York or
equal approved by Caryie Development
Comporation. The shelters shall have bronze
plexiglas glazing with a barrel vauk roof and
decorative metal griltwork. All metal shall be painted
black,

2.3.4 INTERSECTIONS

Intersections serve as points of reference and
transitional areas between precincts, Architecture,
unique shops, clocks, banners, flags and other
fandmarks all contribute to the inherent character
that differentiates one intersection from the next.
Several streetscape elements are necessary at most
interseciions such as crosswalks, stop lights and
signs, sireetlights, trees, planters and paving. The
following guidelines will help parcel owners
coordinate these items at intersections.

CROSSWALKS: The typical crosswak for Cariyle
shall be the City of Alexandria standard crosswalk.
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CIDEWALK PAVING: Sidewalk paving patiems
shall be designed fo turn the corner at intersections
ina clean, simple manner. Handicap ramps shallbe
provided according to Chty standards; they shall be
paved with the same brick pavers as the adjolning
sidewalks,

STOPLIGHTS: The City of Alexandria Depantment
of Transportation and Environmenial Services and
the Virginia Depariment of Transporiziion are
responsible  for determining  fingl  locations.
Stoplights shall be mounted on the standard VDOT
mast arms as installed slsewhers In Ol Town
Alexandria, The mast arms will be painted to match
those in Old Town. Flags may be mounted to
stoplight poles at intersections in certain locations:
se¢ Section 252 Street Fixtures, for this
requirement.

STREETLIGHTS: One streetlight shall be proviged
at each corner as s typical aiong King Street in Old
Town, Alexandria. Streetlights shall be located at the
point of curvature or tangency of the curb at the
intersection, in 2 manner that will not conflict with
stoplight poles.  The desired location for each
streetlight is shown in the Typical intersection figure.

STREET TREES: Steel trees shall be located g
minimum of ten feet and a maximum of fwenly feal
from the point of curvature or tangency of the cu
at the intersection,

PLANTINGS AND STREET FURNITURE: Plartinge
and strest furniture shall be designed and located in
a manner that will not obstruct or hinder safe
pedestrian or vehicular movement through the
intersection. Appropriate clear sight lines must be
mainiained.
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24 HARDSCAPE

The hardscape of paving Is one of the mos! visually
dominant elements of the streetscape. Because of
this, it is used to reinforce and differentinte the six
precinct streetscapes of Caryle. The hardscape
includes the sidewalk paving, curbs, and sireet
paving.

24.1 PAVING

STANDARD SIDEWALK PAVING:  Standard
sidewalk paving will be used ihroughout Carlyle,
except as otherwise noted. % shall consist of a
standard pattern and materials. The standard
patierns are established on a pracinct basis: refer to
the precinct guidelines for the specific pattemsic ba
used.

All sidewalks shall be paved with brick as specified
by condition #R-28 of the special use permit. The
brick shall be either the 4" x 8" King William Range
brick paver by Ballimore Brick Company or the 4" x
8" Old Virginia #24 brick paver by Old Virginia Brick
Company, Salem, Virginia or equal approved by
Carlyle Development Corporation and the City of
Alexandria. See the precinet guidelines for the
specHic paver 1o be used.

All brick sidewalk paving shall be dry laid with hand
tight 1o meet the Clty of Alexandria Standards. A
concrefe base course shall be used 1o work with the
street tree planting trough requirement in Section

Hrbk with band
tight joints

; Subgmd

=T

Figure 2-24:; Brick Pavarment Section

2.7.1 - Btrest Treos.

All sidewalk paving shall be installed by the pamge
owner., The City of Alexandria will maintain the
paving within the right-of-way; the sidewalk paving
within the landscape sasement will be maintained by
the Carlyle Property Owners Association,

PAVEMENT EDCGES: Pavement edges at strest
trees and planting areas in the building zone are
detaiied in severai ways. The detalling responds to
precinct specific design and may include a simple
pavement edge, curbs or walls. The minimum
requirement will be for a flush, clean edge of the
sidewallk paving, uniess other requirements are
given in the precinet guidelines.

In some areas iree grates or curbs will be feaquired,
The grates are specified in the precinct guidelines.
See Section 2.7.1 as well for further information en
free grates,

SPECIAL PAVING: Special sidewalk paving is
allowed and encouraged in certzin areas such as
building entrances and within the open spaces. The
design of the special paving shall be left o the
parcel owner. The intent is to allow for individual
expression of a particular building or place in the
strectscape, however the special paving shall be

carefully integrated with the standard streelscane
paving., It shall also include brick that maich or
compliment the brick specified in the standard
sidewalk paving for the precinct. Special sidewalk

Aprll 1584
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paving associated with bulidings shali relate to the
form, scale and materials of the architecture.
Special paving areas shall not extend inle the straet
right-of-way unless otherwise noted in the precinet
guidelines. The design of all special paving areas
must be approved by Caryle Development
Corporation. The maintenance for all special paving
shall be the responsibility of the parce! owner.

STREET PAVING: All streets in Carlyle shall be
paved with asphalt paving conforming to the
requirements of the City of Alexandria. Concrste
street paving will not be allowed,

242 CURBS

Six inch concrete curbs with gutiers instalied
according to the CHy standards will be used
throughout Carlyle. Curbs will be installed by
Carlyle Development Corporation.

LandDesign, ne.
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2.6 STREET FURNITU

This section of the Carlyle Streetscape Guidelines
seis forth street furniture specifications andior design
approach.  Each parcel owner is required o
purchase and install these items In the sirestscaps
consistent with the overall image of Carlyle, Specific
requirements for location and cuantties can be
found in the precingt guidelines.

Congsideration in the placement of strast furnishings
should be given o the appropriateness o context
(ie.. trash receptacie near take out restauranis), o
minimizing cbstruction of pedestrian traffic, to the
Quantity required to meet demand and achieve the
desired effect (je., Seating), and to minimize clutter
and disassociated items (e, cluster Hems in
groups).

A matrix is provided in Appendix § to this chapter io
summarize the fumiture requirernents and optionsg
for each precinct. It summarizes whether an item is
required or optional in each streetscape zone.
Additional requirements for location and quantities
will be given here in the text. Locations may be
specific or may simply indicate a zone. Appendix it
in this chapter provides a reference list of ihe
manufacturers or distributors for all furniture.

2.5.1 SEATING

Sidewalk seating opportunitiss are snoouragsed
throughout Carlyle and shall be made available in
both formal (bench, and table and chairs seating)
and informal (seat walls, steps, ledges) seating
lypes where the desired street character suggests k.

FORMAL SEATING - BENCHES: Benches used in
Cariyle shall be the TimberForm Restoration Series
{model number 2118, 2118 or 2123), manufaciured
by Celumbia Cascade or equal approved by Carlyle
Development Corporation. Bench seats shall be the
standard Alaska yeliow cedar; metal frames shall be
finished in the standard black, powdercoat finish,
The bench type within the series shall be chosen by
each parcel owner, unless otherwise required in
precingt guidslines,

Benches shall be permanently mourded io the
sidewalk paving with tamper proof bolts. The

Figure 2-26: Model #2118-Restoration Series,
Bench with Arms

Figure 2-27: Model #2123, Restoration Series,
Backless Bench

maintenance of all benches will be the responsibility
of the individual parcel owners. :

FORMAL SEATING - TABLES AND CHAIRS: The
use of fables and chairs s encouraged in
conjunciion with cafes, restaurants, ke craam
stores, cofles shops or any other particular uss that
could benefll from outdoor seating. All such outdoor
areas require a special use permit and shall foliow
City regulations, Encroachment into the pedestrian
zone shall be held to a minimum; seating/dining
areas shall not occupy more than one third of the
sidewak widlh and shall not exceed the length of
the slore frontage.

282
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All tables and chalrs are the responsibiiity of the
establishment owner. They shall be temporary ang
stored secursly after hours,  Their style angd
character should reflect the Image of each particular
establishment,

INFORMAL SEATING: Informal seating such as
walls and steps is encouraged throughout Cariyle,
Seatwalls primarily function as planters, however
they shall allow for seating. Seat walls shall be at
least sixieen inches in height and a maximum of
twenly-six inches high from finish grade 1o top of
coping. Seatwall caps shall be a minimum of twelve
inches wide and of material that matches the
architeclure and is compatible to sitting. Large
prickly plant material, ¥ any, shall be placed away
from the seatwall edge.
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Figure 2-28: Seat Walf

Steps are a form of informal seating. Steps, when
possible, should be wide enough that passage is not
blocked by seating.

252 STREET FIXTURES

Street fodures are additional street fumishings., The
requirements and amount are based on the specic
use in each precinct and user demand. In general,
all furnishings should be located for pedestrian
safety, handicap accessible, and meet all applicable
standargs and codes.

TRASH RECEPTACLES: The trash receplacie
be used throughout Carlyle shall be the ron She
Sethesda Serles receptacle {model 8-42% with spun
steel dome manufactured by Victor Stanley, inc.,
Dunkirk, Maryland or equal approve by Carlyle
Development Corporation.  The frash receplacie
shall be finished in a black, powdarcost finish,

Trash receptacles shall be permanently mourted, @
the paving surface and generelly located In the curb
zone. The quantity of recepiacies installed shall
respond directly 1o demand and frequency of trash
collection. Minimum guantities are specified in the
precinet guidelines. The receptacies wil be
maintained by the individuat property  owners.
Collection of all refuse will be the responsibility of
the Clly of Alexandria.

' . Sk geo :
Figure 2-29: Trash Receptacis
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Figure 2-30: Bike Rack

BIKE RACKS: Bike racks shall be installed along
the streetscape when delermined o be needed.
They shall be used to facilitate and encourage biking
as an alierative means for transporiation and to
eliminate chaining of bikes fo trees, sireetlights and
fences. I bike racks are needed, the Bicycle Sentry,
Catalog #3900 by Canterbury intemational, Los
Angeles, California or equal approved by Carlyle
Developmemt Corporation, shall be used. Racks
shall be finished in the standard black enamet
powdercoat finigh,

Bike racks should be placed in groups at convenient,
visible, safe, well lit paved areas in the building zone
or curb zone, Care must be taken to ensure that
bikes and bike racks do not obstruct pedestrian
movement. The bike racks will be maintained by the
individual parcel owners.

in aodition to the bike racks in the streetscape,
parcel owners are required o provide bicycle
parking within parking garages. Maintenance of
these blke racks wil be the responsibility of the
parcel owner,

FLAGS AND BANNERS: Flags and banners are
simple ways to animate and celebrate seasonal
events and special aclivities in conjunction wih
planned events in Carlyle and Oild Town.

Three flag mounting brackets maiching the existing
city brackete may be provided at the comer

streetlight or stoplight pole on the main streets In
Carlyle. Fiag brackets shall be finished io match the
streetlight and stoplight poles. These brackets shall
become the property of the Cily of Alexandria.
Flags will be provided and changed by the City of
Alexandria and/or the Carlyle Property Owners
Association,

Flag poles may be used as an individual design
element for specific bulldings. Flag poles may be
attached to building facades or placed in the ground,
They shall be located within the landscape
easement and shall be maimained by the parcel
OWner.

Figure 2-31: Fiags at Corner Pole
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Zanners on bulldings may be allowed in some
precincts. These banners are required to convey a
single design theme throughout that bullding's street
frontage. The specific design of the building
banners must be approved by Carlyle Development
Corporation.

Break away mounting systems for all banners are
neaded 10 ensure pedestrian safely, due to wind
loads and exireme weather conditions,

:'.g
i
%

Figure 2-32: Banners
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CLOCKS, ART AND OTHER SPECIAL
FEATURES: Clocks, an and other special features
add points of inferest and landmarks to the urban
sireetscape. Inorder not 10 diminish their special
effect, the location and frequency of clocks, art and
other special features shall be contrelied and
approved by Carlyle Development Corporation.

(Le., The clock at King Street Station can be seen
from many locations throughout Carlyle and is a
strong visual tie fo the Carlyle precingt, therefore
turther use of clocks in this precinct’s sirgelscape
may diminish the King Street Siation clock's
significant effecty All clocks, art and other special
features must occur in sidewalk easement and will
be instalied and maintained by the parce! owner.

FENCES, GATES, COLUMNS and WALLS:
Fences, gates, columns and walls will be found
throughout Carlyle. In some situations they will be
an integral part of the architecture and shall
compliment the materials, forme and colors used
Handrails and fences should also be coordinated.
{Le., garden court entrance fo residential towers)

In other situations fences, columns, gates and walls
will be used fo identify and contain a particular
cutdoor use. (e.g., gardens at Dulany and Ballenger
Mews) Here the material, form and color shall
compliment the garden within and be inviting.
Fences may be used with low walls and columns:
the desired effect is a transparent barrier when used
in public open space applications.

All fences, gates and colurms shall occur within ¢
landscape easemert and within the dese
building zone and shall not encroach inte the
pedestrian zons. Fences shall be made of
substantial materials such as iron, stee! or wood in
a sturdy design.

All fences, gates and columns shall be instalied and
mainiained by the parcel owner,

Walls rmay be either retaining or freestanding, and
faced in brick. The use of decorative details in walle
such as water lables, recessed bricks, precast capsg
and other decorative brick is encouraged 1o provide
interest at the sireetscaps level. The use of seat
walls is also encouraged; see Section 2594 -
informal Seating for more information.
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Figure 2-35: Decorative Boliarg

BOLLARDS: Bollards will be used throughout
Carlyle as traffic control and safety/prolection
- davicss.

Traffic control type bollards will generally occur in
high visibilty areas in the curb and pedesirian
zones. They have been proposed al lay-bys,
special entrances and in Jamieson Square. Boliarde
in these applications will be of a decorative type:
the Princeton Embedded (direct burial) Cast lron
Beollard by Spring City Electrical Manufadiuring
Company. The bollard shall be finished in black to
atch the sireetiight poles.

Less visible areas, such as building walls al service
and parking entrances, that may require proteciion
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Figure 2-36: Simple Bollard

from automobiles may use a less decorative boliarnd
type. This bollard shall be a simple round concrels
iilled metal post, painted © match the building

- architecture. The concrete cap shall be painted o

match the metal post.

Boliards within the landscape casemsnt shall be
installed and maintained by the parcel owner
Bollards occurring within the right-of-way may
become the City of Alexandria’s responsibllity # the
Chty chooses 1o accept them.
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DRINKING FOUNTAINS: Drinking fountains may
be used in public open spaces and shall be custom
designed to become an Integral part of each opet-
space.  The materials, finish and occlor of the
fountain chall relate to 18 context, The responsibility
of maintenance and providing water shall be
determined during the design process for each
spacific ares.

2.5.3 PUBLIC SERVICES

Many public services offered In an urban
environment occur on the public streets. Each
parcel owner must review the needs for his parcel
for the following public services: final approval mugt
be obtained from the appropriate agency.

Ne public service element shali obstruct vehicular
sight triangles or safe pedestrian movement.

MAIL COLLECTION BOXES: Mail collection boxes
will be placed according to a demand cakulated by
the United States Postal Servics. Boxes will not be
required near large office - bulldings or large
residential buildings that have an interior mail room.
The parcel owner shall review with the U.S. Postal
Service his plans to determine the need for mal
collection boxes. If the Poslal Service determines
that mail collection boxes are needed, ihey shall be
installed according o Postal Service regulations and
these guidslines.

Mall collection boxes shall be located In pavemant
areas in the curb zone; curb drop collection boxes
are prohibited. The U.8. Postal Services prefers
that the mall collection boxes are located nrear
comers as opposed to mid-block locations. The
U.8. Postal Service requires all mall collection boxss
to be bolted to & 250 pound concrete slab. Parcel
owners shall provide a poured In place concrete slab
with bolts beneath the brick sidewalk paving meeting
the specifications of the U.8. Postal Service. The
parcel owner shall work directly with the U.S. Postal
Service to finalize the location and Instaliation of
mail collection boxes.

Cellection boxes for express mall services, such a8
Federal or Airbome Express, Shall preferably be
localed in the building zone near major building
enlrances on pavement areas. Parcel owners wil
work with the express mail companies to locate the
collection boxes integrally in the sireeiscape.
Express Mal Collection boxes should be
permanently bolted to the pavement similar to U.S.
Mall Collection boxes.

- NEWSPAPER VENDING MACHINES: Newspaper

vending machines will be placed according o
requests by parcel owners and demand datermined
by newspaper vending services. Parcel owners with
retall components will establish newspaper sales

‘within retall establishments or locate vending

machines in interior foyers or interior parking garage

~ @ccess areas.

Newspaper Vending Machines

2-28
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Newspapar vending services prefer to ocate their
vending machines near building entrances, bus
stopg and other places converierd o thelr
customners. Farcel owners shall coordinate with the
newspaper vending services to install the machines.

Newspaper vending machines shall be localed
against walls In the building zone or parallel
crperpendicular 10 the curb in the curb zone on
pavement areas. Mulliple machines shall be
clustered together in straight rows; not In haphazand
ciumps. The machines shall be boled to the
pavement for security; machines shall not be
secured o sireetlights, stoplight poles, tress or other
streat furniture with chaing or cables.

The parcel owner shall inform Carlyle Developmernt
Corporation and Carlyle Property Owners
Association of the location of the proposed
machines. Vending machines remain the

responsibilify of the newspaper company for .

maintenance and supply. ¥ the machine ig
neglecled or improperly installed, the parcel owner
shall contact the supplier and request its removal
immediately.

PUBLIC TELEPHONES: Public telephones shallba
located within major office and residential bulidings
in service areas adjacert i lobbies and in
corjunction with proposed direcioriss. i addiional
public telephones are needed, they shall be located
within the building zone at street comers against
building walls following the pattern in Old Town.
The location shall be securs, vishis and well B,

The telephone enclosura for ali exterior public
phones shall be the Intermediate Enclosure Calalog
number L35A/61 with the standard black anodized
finish by Clak Speclally Company, Inc.,
Hammondsport, New York or equal approved by
Carlyls Development Corporation. Public tslephonas
shall be Installed by & telephone company at the
request of a parcel owner. Telephong service for
public phones shall allow outgeing calls only. The
telephones shall be maintained by the instaliing
telephone company.

Flgure 2-38: Public Telephone Enclos:
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PARKING METERS: Parking moters ¥ required by
the Clty of Alexandria will be purchased vy the by
parcel owners. The Clty will then install them In
cooperation with parcel owner. The Cily of
Alexandria will collect the money from as well ag
maintain the meters. Meters will be mounted on W
inch pipe, in pairs, and set back gighteen inches
from face o curb 1o the face of meter,

VENDING MACHINES: Vending machines of ali
Kinds except newspaper and aulomatic teller
machines will not be permitied anywhere within the
Carlyle streetscape,
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2.6 LIGHTI

Lighting will greatly influence the sense of oo
and security. The willingness fo linger in & place
uitimately will influence R characler and use. In
Carlyle, a full range of lighting design opporiunities
exist for the streelscape including  streetlights,
specialty landscape lighting Including uplighting,
moonlighting, focal lighting and miniature lights, as
well as building lighting of varying degraes.

2.6.1 STREETLIGHTS

A major element of the streetscape design is the
streellight, because of its frequency, repetition and
impact at nighttime. The strestlight selected for

Figure 2-41: Double Luminaire Siree

Carlyle is the *Acorn” as shown on pages 22 and 23
of the Virginia Power Outdoor Lighting Manual. The
“Acom” streetlight Is composed of the W.J. Whatley
Washington series fiberglass pole and Genersl
Electric Edison Il luminalre. A Hadco Viciorian 8l
series refractive globe will be substiuted for the
Edison lil uminaire's standard polycarbonate glot
and type V refraclor. This sirectlight or ¢
approved by Carlyle Development Corporation ang
Virginia Power will be used throughout Carivie
except along Duke Street whers the standard Cly of
Alexandria, "Gadsby® streetiight shall be used,
matching King Sireet Station,
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Figure 2-44: Coordinated Strestlights

The light source shall be g high pressure sodium
lamp at an appropriate wattags to meet the raquired
lighting levels,

Generally, a singls luminalre mounted to Washington
Series 405 fiuted tapered fiberglass composie pole
as manutactured by W.J. Whatley, Commerce Clty,
Colorade will be used. The pole shall be fourteen
feet in height above grade. In some areas, doubls
minaires shall be used mounted on the fouriesn
foot Washington series 405 pole with a thirty-si Inoh-
Cellic series amn.  The locations of the doubls
iuminaires is specified in the precinct chapters ang
shown on the Carlyle Infrastructure Plan,

All streetlight luminalres, poles and accessories sh
be finished In the standard black finish.

The Carlyle infrastruciure Plans show the locations
of the streetlighis. Sireetiights are generally spaced
at sixty-four feet on center, paired across the street
or eighty feet on center in a staggered pattem.
They are be centered on a line two feet, nine inches
from the face of curb. For good light distribution,
streetlights shall typically be located haliway
between sireet trees. When new streetlighls are
installed on the opposite side of a sireet where
streetlights already exist, the placemert of the new
streetlights shall be coordinated to create the paired
or staggered effect specified. Special spacing
requirements may be required for ceriain areas: see

the precinct chapters and the Carlyle Irfrastructure
Plans.

Placement and spacing of the strestlighis may nead
to be adjusted 1o meet other requiremends in these
guidelines. These other requiremente Include
location at intersections (ses Section 2.3.4) andd a¢
Parking and Service Entrances (see Section 2.3.3).
Special attention should also be given to the location
of streetlighte ai major lobby entrances. The
streetlight locations shall be coordinated with the
entrance design. At ali other entrances, the no
spacing of sireellights as shown on the Car
infrastructure Plans shall prevail, :
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2.6.2 SPECIALTY LANDSCAPE
LIGHTING

Specialty lighting to highlight fandscape features In
the sirectscape is allowed and shall be Instalied &8
the discretion of the parcel owner. The use of
specialty lighling is also encouraged in the open
spaces.

Care must be exerclsed In the design of landscaps .

lighting %0 avold excessive light and glare.
Consideration shall aiso be given o the type of light
source, its color rendition, -and the coordination of
that color with adjacemt fight sources. The
streetlights which have metal halide lamps will be
the predominant light source in the streetscape. The
effect of color rendition on the colors of the materials
and plants should also be considered.

Light fixtures shall be simpls and unobtrusive in
design. The fixture and its placement shall not
intrude info the sireetscape design so as to draw
attention to itself, unless the prominence i& a
deliberate feature of the landscape design.

Landscape lighting includes uplighting, moonlighting,
focal lighting and miniature lights.

UPLIGHTS: Uplighting is a dramatic way to
highlight the form of a plant, sculpture or other
landscape feature. H$ success depends on the
creation of contrasting light and shadow azreas.
Uplighting may be used for plantings within the
building zone and other landscape features. Except
as noted for specific areas, the uplighting of sirest
trees is not permitted.

FOCAL LIGHTING: Focal lighting &8 used Io
spotlight a specific pland, planting or other landscape:
feature in @ manner that provides additional
emphasis not achleved through even light
distribution.

MINIATURE LIGHTS: Miniziure lights similar to
Christmas lights lend a festive quality to a place at
night. They are ofien used 1o highlight uses with an
evening orentation such as nighiclubs and
restauranis.

The design of permanent installations of miniature
lights must be appreved by Carlyle Development
Corporation. Miniature lights shali be white In color
only; flashing, race or twinkling Hghts are not
permittad,

2.6.83 BUILDING LIGHTING

The speclfic design for building lighting is af the
discretion of the parcel owner, however theee
guidelines may encourage special building lightingtn
certain areas. Building lighting includes building
mounted fixtures and facade lighting.

BUILDING MOUNTED FIXTURES: Building
mounted fixtures such as sconce lights shall be
appropriate in character and scale to the bullding

Figure 2-46: Building Mounted Light
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archiiscture and the adjpining sirestscape, Fidures
may be used io give emphasis o major lobby
entrances and fesser emphasis o minor iobsby
entrances. Appropriate smaller scale fixiures are
encouraged for multiple entrances. Cornsideration
should be given to the additional light provided &
the adjpining streelscape by these fixiures.

Buliding mounted “wallpack® flood lights which wash
an area with bright light are not permitted on the
streetscape facades of buildings.

FACADE LIGHTING: Facade lighting is washing
the facade of a building with nght, providing
emphasis for the building at night. Facade lighting
should enhance the massing and detaliof a building
through the use of light and shadow. Even lighting
of all facade areas is not permitied.

Uepending on the location and prominence of the
building, portions or all of a building facade may be
it. These guidelines will suggest where this type of
buliding lighting is appropriate. The amount and
location of all facade lighting is sublect to the
approval of Carlyle Development Comporation.
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Well designed, propetly instafled plantings will be &
pat of the Carlyle Streelscape. Some of ihe
plantings will be specified by these guidelines; other
plantings In the stresiscape will be allowed or
required but the speciiic design will be left to the
individual parcel owner. Plantings in Carlyle are
intended o create a jush, green atmosphers similar
to Cld Town Alexandra. Varety in plantings s
encouraged; massive monocultural plantings are
discouraged.

All plants installed In Carlyle shall meet the
American Standard for Nursery Sitock, lalest edition
as published by the American Associgtion of
Nurserymen. Plants shall be sized and spaced o
provide adequate impact upon installation, meaning
the plantings should “fill-in" In one to two years. All
plants shall be instafled acoording to the Landscape
Specification  Guidelines for the Baltimore-
Washington Areas unless equivalent specifications
are prepared. To maintain soll moisture and reducs
weed growlh, alt plantings shall be mulched using
double shredded hardwood bark mulch,

All plantings shall be installed by the parcel owner:
they will be maintained by the parcel owner or the
Carlyle Property Owners Association depending on
the location and type of planting. Generally,
plantings associated with a specific building shall be
maintained by the parcel owner while plantings
within the public open spaces (Cardyle Square, The
Crescent, The QCardens, Courthouse Square,
Alexandria African American Heritage Park, The
Rotary and The Mews) will be maintained by the
Carlyle Properly Owners Association. See Special
Use Permit Condition #R-15 for more information.

2-35
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2.7.1 STREET TREES

Street trees are required 2long all streets in Canvle,
To ensure uniformity and continulty of design, the

- species and cultivars for the street trees shall be as
designated in these quidelines, Referio the precingt
guidelines for more information.

Unless otherwise required street trees shall be
instalied at a four inch minimum catiper, Streat ress
. shall generally be spaced at twenty feet on center,
except along Jamisson Avenue, around Carlvle
Square and around Dulany Gardens. See the
appropriate precinet chapler for the particular
spacings in these areas. The location of major
lobby entrances, intersections and parking/service
entrances affects the spacing of sireet irees.

Spacing of the street trees may be varied slightly o
accornmodate these breaks in the street. Refer o
the seclions on Entrances {2.3.2), intersections
{2.3.4) and Parking/Service Entrarces {2.3.3} for
information regarding the kocation of sireet iress in
these arcas.

All street trees shall be planted In 2 continu

planiing trough along the curb as required by S8.UP
Condition #R-49, with aeration, drainage, and
irrigation systems. This trough must be large enough
1o provide sufficient arable soll volume to Support
adequate moisture for the tree. A planting trough for
a single tree shall contain a minimum of 200 cuble
feet of soll. When there are multiple trees planted
in one trough, a minimum of 240 cubic feet of soll
shall be provided per tree. These amounts are

1 ) 07 min.
Y R !-., 2
¥
AN A
'*é ¥, : ___Q{\
?1'**-:5‘? u
. = ot

( !
LR

Figure 2-47: Planting Trough at Tree
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Figure 2-48: Planting Trough Between Trees

minimums; where i is possible, more soll volume
shall be provided. Troughs shall be a minimum of
thirty inches deep and six foet wide from the face of
curb. The maximum depth of the trough shall be no
deeper than Is necessary to instzll the tree given the
size of ils rootball. Special care shall be taken to
not disturb curb and gutter when installing planting
iroughs, '

Tree well openings in the sikdewalk shall be sized as
required in each precingt. Between Wree wel
openings, the sidewalk shall be suspended over the
trée planting frough. The planting soil and asration,
imigation and drainage systems for the trough must
be in place prior 1o construction of the sidewalk.
Every effort shall be made io not compact the

i,/\<\\ \\\\ \/K\//%\‘

W AN
/ N

plarting soll during sidewalk construction. The
typical sidewak cross-section may need o be
modified to provide adequate structural support for
the sidewakk and road. Planting troughs are not
required 1o continue beneath parking or service
entrances.

Drainage shafl be provided for planting troughs with
an underdrain. This drain shall outfall to the stomm
drainage system. Adequate aeration of the plarding
irough shall also be provided. One riser from the
undardrain will be provided at each tree 1o aliow air
down into the planting trough., The riser shall be
capped with an open cap to prevent trash from
accurmulating in & while maintaining alr circulation.
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In addition, washed stone without fines shall be

provided under the sidewalks to allow air to circulate
at the surface of the planting trough. Aeration
sheets may also be provided.

An automatic irigation system shall be provided for
the tree planting troughs. This system shall consist
of a drip irrigation line placed at the top of the

planting trough and shall be connected to the
building's water system.

Electrical outlets may be required in certain areas at
each tree well for seasonal lighting displays.
Specific areas will be addressed by the precinct
guidelines. '

Street trees will be installed centered in the tree well
opening at two to three inches higher than the finish

grade of the tree well. Root balls shall rest on

undisturbed sub-grade or adequately compacted fi
to prevent settling. Soil shall be kept a minimum of
two inches below the pavement edge to prevent it
from spilling onto the sidewak. Planting soil shall be
a fertile, well granulated, medium sandy clay loam.

In certain areas of some precincts, tree grates are
required. These grates shall be installed set flush
with the pavement surface in frames. Trees shall be
installed to allow a two inch gravel mulch 1o be
placed under the grate.

All trees shall be guyed for the first year following
installation. Three stainless steel or hot dipped

Grato frame
Eye bok

Tree graie
/ —— 2° Gravel muich
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Figure 2-49: Gravel Under Grate
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Figure 2-50: Eye Botts in Triangular Patten

galvanized eye bolts shall be set in the concrete
pavement base at the edges of the tree well in &
triangular pattem to be used for guying the tree.
Eye bolts shall be below the soil surface. Guy wires
shall be promptly removed one year after the
installation of the tree. Eye bolts should remain in
place in case a tree should need to be replaced in
the future. When trees are planted in lawn areas,
they shall be staked or guyed according %o the
Landscape Specification -Guidelines for the
Baltimore-Washington Area.

Street trees shall be installed by the parcel owner
and maintained by the Carlyle Property Owners
Association. The City of Alexandria is responsible
for the replacement of street trees within the public
right-of-way (see S.U.P. Condition #R-15.)

2.7.2 PLANTING BEDS AND PLANTERS

Other plantings may be required or allowed
especially in the building zone. The design of these
plantings is left to the parcel owner, however, they
should always include an evergreen component.
Plantings should be appropriate o the character of
each precinct. Specific requirements for the quantly
of planting are on a precinct basis; see each
precinct chapter for more information.

April 1994
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Figure 2-51: Raised Planter

Plantings may be installed in at-grade planting beds
(tlush with the sidewalk level) or in raised planters.
Raised planters shall be construcied of masomny;
they shall be designed as an integral part of the
adjoining building in the same style, form, color and
materials. Specific requirements for planting beds
and raised planters may be found in each precinct
chapter. Also see the information on seatwalls in
Informal Seating in Section 2.5.1.

Required quantities of planting are expressed In
terms of net plantable facade. Net plantable facade
is that area along a building where plantings may be
installed. Doorways, service and parking entrances
and other areas requiring access are subtracied
from the gross length of the facade to obtain the net
plantable facade. Required planting in the building
zone is then expressed in terms of a minimum
percentage of this length and a minimum width.

Automatic mechanical imigation systems shall be
installed for these plantings. This system will be
installed and maintained by the parcel owner.

Planting beds and planters shall be installed by the
parcel owner. Maintenance of planting beds and
planters including those in the cub zone shall be
the responsibility of the parcel owner.

Additional requirements for specitic plant types are
below: ‘

LAWN: All lawn areas shall be sodded when
installed. Sod shall be "certified” or "approved” per
the standards published by the Virginia Cooperative
Extension Service. Grass cultivars shall be varieties
recommended by the Virginia Cooperative Extension
Service for the Alexandria area.

GROUNDCOVER: Groundcovers are used as a
substitute for lawn in areas where foot tratfic, size of
area and location are not a factor 1o be considered.
Suggested groundcovers are English vy,

" Pachysandra, Periwinkle, Liriope and Mondo Grass.

SEASONAL COLOR: ° Annuals, biennials and
perennials may be used to provide seasonal flower
color. Uses of seasonal color include highlighting
entrances and signs. Seasonal color shal be
restricted to the building zone and open spaces
unless otherwise noted. '

SHRUBS: Shrubs shall be planted in unified mass

plantings. Individual shrubs spaced separately are
fo be avoided.

TREES: Trees other than those specified for street
trees may be used in planting where there is
adequate room. Parcel owners are encouraged o
use flowering and ornamental trees especially for
residential uses and entrance areas.

27.3 FREE STANDING PLANTERS

In certain precincts, the use of freestanding planters
is encouraged. The design may be specified or left

‘10 the parcel owner to choose. When the design is

left to choice, the planter color, material and type
shall complement the adjacent architecture within
the streetscape. Consideration should be given 10
the winter appearance of these planters, either by
providing evergreen or other winter plantings or
removing the planters to storage. Bare exposed soll
in the winter will not be allowed.

Freestanding planters include pots, hanging baskets
and window, boxes and may be located in the
building zone only unless otherwise noted. They
shall not obstruct safe pedestrian movement. Al
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All shall be sufficiently large enough to provide an
adequate amount of soil for growing plants in the
hottest weather. Unless otherwise noted, the parcel
owner is responsible for the maintenance of alf
freestanding planters. Specific criteria for each type
follow:

POTS: Pots shall be twenty-four inch diameter
minimum and hold at least two cubic feet of soil.

HANGING BASKETS: Hanging baskets are
encouraged in certain precincts. They shall be used
in the growing season only and stored in winter,
Hanging baskets shall be twelve inches in diameter
minimum. The hanging apparatus shall be clean,
functional and inconspicuous.

WINDOW BOXES: Window boxes shall be at least
eight inches wide and eight inches deep and
appropriately scaled to the adjacent window.

April 1994
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2.8 SIGNS

Signs are an important and inevitable part of the
streetscape, providing direction, information, and
identity. In Carlyle, signs should be designed to
contribute to the unity, interest, and character of the
streetscape. To some degree, a minimalist approach
is recommended, that is signs should be used only
where needed to avoid clutter and confusion. Signs
in Carlyle should be oriented to the specific user -
either automobiles or pedestrians or both, as
appropriate. All signs shall comply with Article IX of
the Alexandria City Zoning Ordinance, unless
otherwise indicated in these guidelines and approved
by City Council as part of the Carlyle Coordinated Sign
Program (SUP #97-0074).

2.8.1 REGULATORY SIGNS

All regulatory signs shall meet the requirements of
the Virginia Department of Transportation and the City
of Alexandria. These guidelines are intended to
supplement those regulations.

Traffic Control and Restriction Signs:

Traffic control signs such as stop, yield, speed limit,
driver information, and parking testriction signs shall
be attached to the streetlights where possible, with a
simple metal strap finished to match the streetlight
pole.

When a separate post is required for these signs, the
standard “U” type rolled rail steel post shall be used.
The post shall be finished to match the street light
pole. Posts shall be installed neatly in the sidewalk.
The parcel owner shall provide posts as necessary.

Street Name Signs: Street name signs shall be
attached to the nearest corner streetlight or stop light
pole when possible. The sign plate will be the
standard City of Alexandria design.

2.8.2 INFORMATION SIGNS

Information signs have more flexibility with regard to
their design. The specific design will be left to the
parcel owner subject to all applicable codes and the
guidelines which follow.

7-0"

Figure 2-53: Sign Attached to Light Pole

— Regulation sign

Metal strap

Streetlight pole

Figure 2-54: Sign Attachment
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Figure 2-56: Business sign
L AMEINEE THAA 3

Figure 2-57: Professional sign

Signs shall be designed as an integral part of a
building. They should relate in materials, color, and
scale to the building architecture. Where illumination
of the signs is allowed, the lighting shall be carefully
integrated into the design of the sign, so as not to
create glare or detract from the sign. Low intensity
lighting is encouraged. Neon signs are permitted only
with the approval of the Carlyle Design Review Board,
Sign messages shall be limited to logos, names, and
street address information. Signs and graphics should
be simple and easily understood. Graphic symbols
and word economy are encouraged. Slogans and
advertisements are prohibited.

Business Names/Logo Signs: Business names
and logos shall be limited to building mounted signs
that are designed as an integral part of the
architecture. Information on business name signs
shall be limited to the name of the business and its
logo. Wall mounted signs, transom signs, and sign
bands are all acceptable for business signs. Business
name signs that exceed 16 square feet in area require
approval of the Carlyle Design Review Board,

Retail and Professional Signs: Retail and
professional signs are typically associated with
individual and multiple entrances. These signs are
limited to entrances for a single use.

Retail and professional signs should be small in scale
to address primarily the pedestrian. The sign should
be of the same character as the architecture and well
integrated with it. Each retail and professional
business may have one sign, exclusive of off-site
directory signs. Additional signs are permitted only
with approval of the Carlyle Design Review Board.
The following types of signs are permitted for retail
and professional uses:

Wall mounted signs such as brass plaques are
acceptable.

Box signs shall be located in sign bands above
retail storefront windows. The location of the
sign band shall be approved by the Carlyle
Design Review Board at the time it reviews the
overall building design. Sign bands should relate
to the building’s architecture and to neighboring
buildings. Use of similar colors and lettering are
encouraged. Box signs may be internally
illuminated.

March 1998
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Projecting signs over the sidewalk are
encouraged in retail areas; these signs should
be appropriately sized to human scale. The
bottom of a projecting sign shall be at least ten
feet above a sidewalk and at least 14 feet above
a vehicular driveway. Projecting signs should
be located near the primary entrance or doorway.
Projecting signs should be aligned with other
hanging signs. No more than one hanging sign
should be installed for each business. Projecting
signs may not be internally illuminated.

Signs applied to storefront windows are also
acceptable. These signs should cover no more
than twenty percent of the glass.

Signs on canopies or awnings giving the name
of a retail establishment are also acceptable.
Canopies and awnings should be constructed
of a “sunbrella” type material (plastic coated
canvas) Intemally illuminated plastic awnings
are not permitted.

N

eAlexandria |Graduate .
HEducation’ '

Building Identification Signs: Building identification
signs consist of street address, building names and
cornerstones. Building names and addresses shall
be clearly visible from the street especially at night.
They should be located in traditional locations such
as over entrances, at the side of doors, or on porte
cocheres. Building Identification Signs that exceed
16 square feet require approval of the Carlyle Design
Review Board.

- Fairfield Vacation Club

ad
TR

Freestanding signs will be allowed only with approval
by the Carlyle Design Review Board. These
freestanding signs shall be designed to reflect the
scale, character, materials, and colors of the related
building architecture. The sign height shall be no
higher than five feet above finish grade.

The use of building cornerstones is encouraged
especially in areas where pedestrians have visual
access.

Accessory Information Signs: Accessory signs are
signs which provide required information or directions.
These are signs such as parking garage signs, signs
identifying service entrances, et cetera.

Accessory signs shall be permanently mounted to

Figure 2-61: Building Identification Sign building walls. These signs shall be kept as

| 8 Carlyle Development Corporation
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unobtrusive as possible. Messages shall be kept
simple and straightforward. All accessory signs fora
building will be coordinated in design for each building.
They shall have similar sizes, proportions, and colors,
and shall be made of the same materials.

Directories/Kiosks: Directories will be required in
certain areas. These directories will be of a standard
custom design, see Figure 2-64A, in order to be
instantly identified as a directory. Directories shall
contain a map to orient the user. Directories shall
also be lit for night use. Directories will be maintained
by the Carlyle Property Owners Association. In some
places, the directories may be expanded to form
kiosks which contain public telephones. Refer to
Section 2.5.3 Public Services for more information
on public telephones. See figure 2-64, amended, for
Directory locations. A maximum of six directories is
permitted. Directories to be located according to figure
2-64, amended, may be approved by staff, alterative
locations require approval of the Carlyle Review
Board.

Carlyle Monuments: Sign and other monuments
for Carlyle may be installed by Carlyle Development
Corporation. These monuments shall inciude brick
and precast concrete materials in their design. The
design will be tailored to the specific location and
precinct. One example of monument signs is the
Carlyle Lions located on either side of Dulaney Street.
Other monument signs of differing design may be
located at other prominent entrances with the approval
of the Carlyle Design Review Board.

Figure 2-62: Cornerstone

Figure 2-63: Accessory Information Sign

March 1998
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Figure 2-64: Directory Locations
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Carlyle Real Estate Signs 3.30.98
CONSTRUCTION:

1.
2.

Cal

®No o

Sign to be ground mounted

Sign may be either single or double-faced. Single-faced signs must be boxed in on back side.
Sides and back of sign to be painted to match front face.

Sign panels are to be constructed of MDO plywood, shop-painted with exterior grade sign
enamel.

Sign posts to be 4x4 pressure treated lumber. Exposed edge must be primed before painting to
match face of sign.

All graphics to be applied, exterior-grade, 2 mil vinyl film.

Sign may not be illuminated.

Face panels to be screwed to supports post.

Sign may have any of the three predetermined Headers illustrated below. No other header
shapes may be used. No sign without a header will be allowed.

COLOR AND FINISH:

Wn =

N oA

Painted finishes to have semi-gloss finish.

Exposed screw heads to be painted out to match surrounding area.

Headers are to be painted as follows:

a) Stepped header to be Medium Blue to match PMS 308C

b) Peaked header to be Green to match PMS 561C

¢} Rounded header to be Maroon to match PMS 208C

Main section of panel to be Dark Blue to match PMS 539C

Base to be painted Taupe to match PMS 451C.

Copy on Main Section must be white.

Copy on Header to be:

a) Lion: Line art prints Dark Blue to match PMS 539C. Inside to print Gold to match PMS 131C.
b) Type and Swash: Line art prints white. Inside to drop out to expose background color.
Vinyl equivalents for Lion colors are:

a) Gold PMS 131C - 3M Harvest Golds #105 and Calon Il “Imitation Gold” #59

b) Dark Blue PMS 539C - 3M Light Navy #197 and Calon Il “Midnight Blue” #65.

TYPE STYLE:

-
.

All copy to be Galliard. (Galliard, Galliard Bold, Galliard Italic and Galliard Bold ltalic are
acceptable.)

2. Anwork for Carlyle Lion and Logo is available from Carlyle Development Corporation.
3. Logos of Leasing Agents are allowable.

4. If double-faced, information on rear face must match front face.

5. Sign layout must be submitted to Carlyle Development Corporation for approval.

6. 3M Scotchprint “photos” may be used to illustrate project.

LOCATION:

1. Location of sign must be submitted to Carlyle Development Corporation for approval.
2. Posts must set down into earth at a minimum of 3'-0". ’

Figure 266: Real Estate Sign Guidelines

\
~



SUP 98- 0023

% General Streetscape

283
4
Real Estate Signs
f real | i in
r ndar r
ifi I i n
r n rom ti i
i l h | r
r r r_letter
rial fini i -66). rlyl
velopm he pr
Figure 2-65: Carlyle Monument at Dulany Street ign pri - ion.

Hegm
4
FPhow
. ns: | I

m" 3 ) i . .

Section . 250 Uit rtisi n ion
Resydential - N

W00 N A4 ncial i j i ral

Devdopmoent i * i ing fi . imi r

- - : ' i | i
703-760-5090 A e e Y LaL con
C o rSienr subcontractor signs of not more than 8 square feet

Opios wih ghono Sﬂﬂ&wﬂmuna_augmm_nump_gmug

Figure 2-66A: Carlyle Real Estate Sign

22 Carlyle Development Corporation



SuyP 98- 0023

% General Streetscape

Figure 2-67: Real Estate Sign Locations
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2.9 UTILITIES

In Carlyle utilities wil be underground as required by
the Special Use Permit, condition #R-7. Normal
practice is for utilities to be installed first. Care must
be exercised to coordinate utility locations so that
the streetscape design is not harmed. Specific
requirements for utilities follow.

2.9.1 UTILITY LINES

AN utility lines shall be placed underground as
required by the Special Use Permit Condition #R-7.
Utility lines shall be routed to minimize disruption of
street tree planting troughs. Utility lines shall cross

. tree planting troughs as perpendicular as possible to
the trough and curb.

2.9.2 FIRE HYDRANTS

Fire hydrants will be installed as needed according
1o the City standards. Fire hydrants shall not be
located in tree wells or planter areas; they shall be
located in pavement areas only.

Fire hydrant

6° Curb — D)

] .
FH

$p e
'*725{

1

Figure 2-66: Utility Locatian;'

!

2,9.3 MANHOLES

No manholes shall be permitted within the
sidewalks; all manholes shall be located in the
street.

2.9.4 UTILITY VAULTS

Utility vaults such as electrical transformers are
prohibited within the sidewak by Condition R-7 of
the Special Use Permit. Utility vaults shall be
located within the buildings, within landscape areas
behind the build-to line or in landscape areas within
the landscape easements. Ulility vaults shall be
adequately screened with walls or landscape plants.

2.9.5 SIDEWALK DRAINAGE

Sidewak drainage flumes and checker plates are
prohibited. Rain spouts or other drains. shall be
connected directly to the storm drain system. Water
shall not be drained in a concentrated manner
across sidewaks.

April 1994
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2.10 ARCHITECTURAL
PROJECTIONS

Details in architecture provide variety and interest,
and may add substantially 1o the character of the
streetscape. Details which may project into the
Streetscape include awnings, canopies, garden
courts, marquees, porte cocheres, stairs and stoops.
The color, sizes and proportions of these projections
shall relate to the building architecture and to the
streetscape context. Specific requirements may be
given on a precinct basis. Please also refer to
Section 2.3.2 Building Entrances.

2-48
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2.11 TRANSITIONAL AREAS

There are several transitional areas within the
streetscapes of Carlyle. These are transitions within
the same block, transitions between precincts and
transitions 10 areas adjacent to Carlyle.

2.11.1 TRANSITIONS WITHIN THE
SAME BLOCK

Because of the urban nature of Carlyle and the
mixed uses, there may be multiple buildings on one
block with ditfering characters. One of the purposes
of these guidelines is 10 provide a consistent
streelscape design to unify the development. The
streetscape at transitions between developments in
a block shall be constructed to be continuous and
appear seamless. Pavement patterns, tree spacing,
streetlight spacing, et cetera shall match. When
parcels adjoin an undeveloped parcel, the
streetscape shall be finished in a manner that will
allow for ease of continuing the construction of the
adjoining segment.

2.11.2 TRANSITIONS BETWEEN
PRECINCTS

Transitions between precincts normally occur at
street intersections. For each transition, there is a
dominant precinct. The streetscape design of the
dominant precinct is the one which will determine
the intersection design. The goal is 10 create a

smooth transition from the dominant precinct to the
subordinate precinct. One to several of the
dominant precinct's streetscape elements will tum
the corner to varying extents. Only in rare situations
will all elements change abruptly at the same line.
The intention is to feather the changes from one
precinct to the next.

2.11.3 TRANSITION TO AREAS
ADJACENT TO CARLYLE

The streetscape shall extend to the boundaries of
Carlyle with the appropriate precinct design. The
precinct design will be clearly stated to anncunce
and identify Carlyle as a place. The design will
need to be adapted as necessary 10 make the
physical connections to existing streets and
sidewaks. When adaptations are made for such
connections, they should respect the design intent
and character established by the streetscape design.

Street Trees

PRECINCT A

Figure 2-68: Precinct Transition

PRECINCT B

April 1994
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2.12 SPECIAL AREAS

In addition to the major open spaces, the precincts
may have other areas with special design
requirements. These areas will be addressed In

each precinct section in terms of the precinct design,

2-50
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APPENDIX I

Reference Matrix of Required Elements

This matrix will provide the uses of these guidelines a quick reference to determine requirments and options
for each streetscape precinct in Carlyle. The matrix is divided into the three streetsCape zones to provide a

general location for the elements. Additional specific requirements for location as well as quantity are given
in the appropriate sections of the guidelines.

!

CURB ZONE

@ = proferred altornative fullfiling |
requirement 4

a .

JAMIESON PRECINCT
EISENHOWER PRECINCT

i

e

HOLLAND PRECINCT
BALLENGER PRECINCT

CARLYLE PRECINCT
DULANY PRECINCT

REMARKS

ROSSWALKS (2.3.4)

King Wiliam Range Brick JE I IN N )|
Old Virginia Brick #24 ] To match King Street Station
Special Paving ° Square only
PAVING PATTERNS (2.4.1)
Grid with Diagonal Field | @ ~ Junning bond 1o math King Street Station
Running Bond "IN .!
Diagonal Basket Weave ® T
Perp. Running Bond ()
Herringbone ol .rlmqomsmwncwﬁm
URBS (24.2)
6" concrete curb I I AN 1N K )
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- -
515212088
ElE|E|E|E|E
& |x cla |
= altemative - fulfills requirement g - g £l g
. 21322 g
= optional AEE § g
REMARKS
Benches @ e
TREET FIXTURES (2.5.2)
Trash Receptacles L I AN BN
Flags |0 O
Bike Racks ol o] O
Bollards cojlo|l o} o
PUBLIC SERVICES (2.5.3)
U.S. Mailboxes oo & [Faos pecestian way, no o croge
Newspaper Machines olo]| o
STREETLIGHTS (2.6.1)
Double Luminaire I Al strategic locations
Single Luminaire JEJKJIK JK |
Gadsby ol e On Duke Street only
TREET TREES (2.7.1)
Double Row ol e IEWWA""‘"“’*"
Single Row ®| 0| 0| ® @ @ etsico i Hotand Lane orty
Curbed Tree Wells o
Tree Grates @ ® Cartyle Square & Jamieson Square enly
At Grade Tree Wells o ® L
inLawn - o ®
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N

CURB ZONE - |5 - 15

El_le{® 2

21lc]|Z21518 3

@ = preferred altemative fullfiling 1 E < 3 &J o | o

requirement v R ERE- =

a {& o |la &

= ahemative - fulfils requirement | W :_' g g 21
: =12 (8 g
ot Iz |3 |s 1
" o $121215(2132
‘v i REMARKS

FREESTANDING PLANTERS (2.2.3)
Pots | ®
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» General Streetscape
{ PEDESTRIAN ZONE = |5 5
S |5|8 2 § 2
| @ = proferred atomative fuiling | % | Z Q @ Sig
requirement Ei 8 £ la ';.':" E
AR
O = ahomative - futfils requirement | WJ 2|2
AHE 2 g 5
© = optional x g
1213 |2
“l REMARKS
| PavinG (2.4.1)
King William Range Brick o o|0|0| @
Old Virginia Brick #24 ® | To match King Street Stasion
Special Paving ol ol e © | Maijor lobby entrances
| PAVING PATTERNS (2.4.1)
Grid with Diagonal Field ® - | Running bond 10 maich King Strest Meto
Running Bond ol O
Diagonal Basket Weave ®
Perp. Running Bond ) _
Herringbone , @
| STREET FIXTURES (2.5.2)
Clocks, Art and Special cojojojo]|o] e
Features
Bollards colo{lojlololo ::vieolpad&im.nm;ﬁopoblh-
INFORMATION SIGNS (2.8.2)
Directories oleo|ole
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BUILDING ZONE

@ = preforred alternative fulfiling
requirement

9

O = attemative - fulfills requirement

© = optional

PAVING (2.4.1)

,

CARLYLE PRECINCT

LANY PRECINCT

I DU
JAMIESON PRECINGT

! EISENHOWER PRECINCT |

IHOLLAND

PRECINCT

i

BALLENGER PRECINCT L
(]

King William Range Brick

Old Virginia Brick #24

Special Paving

PAVING PATTERNS (2.4.1)

Grid with Diagonal Field

Running Bond

Diagonal Basket Weave

Perp. Running Bond

Herringbone

SEATING (2.5.1)

Benches-Public Street

Seatwalls

o

Tables & chairs

STREET FIXTURES (2.5.2)

Flags

Banners

Clocks, An, Etc.

Fences, Gates, Columns
and Walls

o |¢]Oo |O

- - -

Bollards

o

¢

April 1994
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BUILDING ZONE - |5 5
@ S |58 2 S 2
@ = prelerred atemative g =12 Q § G §
requirement g B E a E Q.
a|&x - O Y« o
. . a o |4
O = atemative - fulfils requirement w § g %
© = optional - g
3|3|3 |2
w REMARKS
PUBLIC SERVICES (2.5.3)
Newspaper Machines oloj ol o
Waell it, visible, secure area, out going calls
Public Telephones ol o only, m"s @nding, of in & :
PLANTING BEDS AND PLANTING (2.7.2)
i Only allowed at lobby entrances within
Seatwall Height Planter ®| O © | Bakonoer Prec inct .
Curbed Ol e O
At Grade (o) ®|l®| O
Pots o (e
Window Boxes (o) O
ARCHITECTURAL PROJECTIONS (2.10)
Awnings o
Canopies o
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APPENDIX I

Reference List of Specified Products

This reference list will give the user of thes
of the products specified within these

specifications; substitutions of equal qual
Corporation and other parties where

For the specific quantity and location of these items, see the appropriate section(s) of the guidelings.

e guidelines the name and address of the manufacturer or distributor
guidelines. The specifications are not inte

nded to be proprietary
ity and design may be made with the

approval of Cariyle Development

ITEM SPECIFICATION SOURCE REFERENCE
Benches Restoration Series TimberForm 25.1
#2118, 2119 and 2123 Columbia Cascade Company
' Distributed by:
Mid-Atlantic Products
3 Church Circle, Suite 252
Annapolis, MD 21401
(301) 858-7331
Bicycle/Moped  Bicycle Sentry, Cat No. 900 Canterbury Intemational, inc. 25.2
Rack P.O. Box 5730
Sherman Oaks, CA 91413
(213) 936-7111
Bollard, Princeton Cast Iron Embedded Spring City Electrical Mfg. Co. 252
decorative (direct burial) Bollard P.O. Drawer A
Spring CRy, PA 19475
(215) 948-4000
Brick Pavers King Wiliam Range Brick United Materials 24.1
Pavers (4" x 87) Manassas, VA 22110
(703) 631-1105
Old Virginia #24 Brick Pavers United Materials 24.1
(4°x 8" Manassas, VA 22110
(703) 631-1105
Bus Shelter Prefabricated sheter system Columbia Equipment Company 233
with barrel vauk roof and  180-10 93rd Avenue
decorative griliwork Jamaica, NY 11433-1499
(718) 658-5900
April 1904 2-57
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ITEM SPECIFICATION SOURCE REFERENCE
Precast #1006 with light sandblast Maryland Cast Stone, Inc. 4.41
Concrete 14820 Southlawn Lane
Curbing for Rockville, MD 20850
Dulany Precinct
Pots | Lomaine Series Bowls Magnalite Systems, Inc. 2.7.2:372
Florence Series Pots 2900 Lockheed Way .
Carson Clty, NV 89706
(800) 356-2462
Public Intermediate Enclosure Clark Spécialty Company, Inc 253
Telephone #CK20842 L35A/61 Route 54
Enclosure Hammondsport, NY 14840
(607) 569-2191
Streetlights City of Alexandria "Gadsby™: Sterner Lighting Systems 2.63: 3.6.1
Wayzata Series Luminaire Winstead, MN 55395
Franklin Lamp Post Spring City Electric Mig. Co. 26.1;3.6.1
P.O. Drawer A
Spring City, PA 19475
(215) 948-4000
Edison Nl Luminaire (fitter and  General Electric Company 26.1
ballast assembly) Distributed by:
: Commercial Lighting Sales, inc.
6797 Dorsey Road, Suite 3
Ekridge, Maryland 21227
(301) 621-1650
Victorian Il Series Refractive  Hadoo Outdoor Lighting 26.1
Globe with Decorative Band  Distributed by:
and Finial Genlyte
7120 Columbia Gateway Drive,
Suite 100
Columbia, Maryland 21048
2-58
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ITEM SPECIFICATION SOURCE REFERENCE
Streetlights Washington Series 405 fluted W.J. Whatley, Inc. 26.1
(com,) tapered fiberglass composite  Distributed by:

fourteen foot pole; for double  Ambiance Lighting
streetlights, Celtic Series thity-  P.O. Box 1484
six inch double arm 1532-F Pointer Ridge
Professional Center
Mitchellville, MD 20717
Trash iron Site Bethesda Series Victor Staniey, Inc. 25.2
Receptacies #5-42 with spun steel dome Brick House Road
#S-2 Dunkirk, MD 20754
(800) 368-2673
Tree Grates Centennial Series 5’ x 8’ Ironsmith, inc. $.7.1
Distributed by:
Mid-Atlantic Products
3 Church Circle, Suite 252
Annapolis, MD
(301) 858-7331
O.T. Series, 5’ square Urban Accessories 3.71
First Street and Avenue A
20004 144th Avenue, NE
Woodinville, WA 98072
(206) 487-0488
April 1994 2-50
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3

Additional information and special requirements for th
These guidelines shall apply in addition 1o the Gen

CARLYLE PRECINCT

the General Streetscape Guidelines shall apply.

@ streetscape for Carlyle Precinct are outlined below.
eral Streetscape Guidelines; when a topic is not addressed,

3.1 Design Concept 38 Signs ......... e 3-15
and Character .............. 33 3.8.2 InformationSigns . ... .... 315
311 Context ................ 33 *Retail and Professional Signs
312 Use ................... 34 *Directories/Kiosks
313 Imagety ................ 3-4 *Carlyle Monuments
3.2 Major Open Space . ......... 35 3.10 Architectural Projections . ... 318
) 3.10.1 Awnings/Canoples . ... ... 3-16
3.3 Streetscape Design . ... ... . 3.7 3.10.2 Porte Cocheres . ......... 3-16
- 3.3.1 Typlfal Layodg: and 3.10.3 Steps and Stoops . .. ..... 3-16
Dimensions ............. 37
3.3.2 Building Entrances 3.11 Transitional Areas . ......... 3-17
*Major Lobby Entrance 3.11.2 Transitions between
*Multiple Entrance Precincts . . . ceeeraann R 317
3.3.3 Vehicular Access Zones ... 3-8 *Ballenger Precinct Transition
Drop OffsALay-Bys Dulany Precinct Transition
»Jamieson Precinct Transition
34 Hardscape............... ... 3.11.3 Transitions to Areas
| 34.1 Pag:g ................. g Adjacent to Cariyle . ... . .. 319
-Standard Sidewak Paving
Pavement Edges
«Special Paving
*Planter Bed Edges
3.5 Street Fumniture ......... .. 3-11
3851 Seating ............... 31
*Formal Seating: Benches
3.5.2 StreetFixtures . ......... 3-1
+Trash Receptacies
*Fences, Gates, Columns and Walls
36 Lighting ................... 312
' 3.6.1 Strectiights ............ 3-12
3.7 Planting ................... 313
3.7.1 StreetTrees ............ 313
3.7.2 Planting Beds and Planters 3-13
3.7.3 Free Standing Planters ... 3-13
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3 CARLYLE PRECINCT

Carlyle Precinct is the most lively public place in
Carlyle. It is the heart, a marketplace with a
traditional character. I includes the existing King
Street Station and should be integrated with it.

Carlyle Precinct is located on the north side of
Carlyle extending across Duke Street to King Street
Station. Jamieson, Ballenger and Duiany Precincts
surround it on the other sides. '

3.1 DESIGN CONCEPT AND
CHARACTER

Carlyle Precinct exemplifies the first design principle
in the design report to maximize active ground floor
uses. It will be like an old town square with shops,
office and residences focused on an open space.
The Design Report and Development Plan describe
it as a:

...most critical area in terms of scale and
characteristics as i integrates with the King
Street Station Project and older buildings
along Duke and King Streets. The
precedents for this square include Paimer
Square in Princeton, New Jersey and the
Square at City Hall in Alexandria. The
space will be framed by six-to-seven story
(77° high) office and residential buildings.
Four-story pavilion buildings of a more
traditional scale and character will
announce this special place at Duke Street.
Ground floor retail uses will line the plaza.
It will be a focus.for public activity both
during and after regular office hours, and
the setting for festivals, markets, fairs and
other large gatherings of people.

3.1.1 CONTEXT

SITE PLAN: Carlyle Precinct focuses on the Carlyle
Square with the four story retail building at the south
end. The square is surrounded by buildings,
creating a sense of enclosure around the square. At
Duke Street, two pavilion buildings help to forge a
strong relationship to King Street Station, by framing
and focusing the John Carlyle Street axis, onto the

Figure 3-1: Carlyle Precinct

Yo

Figure 3-2: Market Square, Alexandria, Virginia

April 1994
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King Street Station arcade across Duke Street.
Multiple retail entrances facing the square add
liveliness, color and detail to the pedestrian
sidewalk.

CIRCULATION: Vehicular traffic will be one way
around the square and will be mainly local traffic,
Parallel parking along the street will siow the
movement of cars on the street. Pedestrian
movement will be free flowing especially across the
square; the streetscape design should promote this
free flowing pedestrian movement.

OPEN SPACE: The open space, Carlyle Square, is
defined by the retail buildings on Block D and the
building walls of Blocks C and E. At the north end
of the square, a small pavilion will house access to
parking beneath the square, and possibly a cafe.
This would be a place where people would come
and go.

3.1.2 USE

The predominant use in Carlyle Precinct is mixed
office/residential/retail. The primary first floor use is
retail. The interaction between pedestrians and the
shop windows is a strong indoorioutdoor
relationship. Merchanls want to invite window
shopping and to maintain high visibility along the
street. The shops, restaurants and cafes are public
uses. The residential entrances in Carlyle Precinct
by contrast are semi-public. The mix of public and
semi public retail, office and residential uses will
make Carlyle Precinct a hub of activity through much
of the day into the evening as people come and go
to work, shop, meet friends and come home.

3.1.3 IMAGERY

Carlyle Precinct is the heart of Carlyle and will be a
vibrant, colorful marketplace with its retail shops
surrounding the largest square. Markets and fairs,
shops, restaurants and outdoor cafes, and evening
nightlife will all contribute to this atmosphere. The
sidewalk is the center of activity in Cartyle Precinct.
Carlyle Precinct will be very much like Market
Square in Old Town, Alexandria.

g
[

N ENCEIEIN
Figure 3-4: Detall - Okd Town, Alexandria
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3.2 MAJOR OPEN SPACE

The major open space of Carlyle Precinct is Carlyle
Square. Carlyle Square is just over two acres in
size. The square shall be a pedestrian oriented
open space that is flexible for many uses such as
formal and informal gatherings including pubiic
performances and lunches. The square should have
transparent edges and allow for free pedestrian
access across the space along the streets and to
the shops. The square shall have a central open
space which focuses attention onto a four story retail
building. (See Figure 3-5: Carlyle Square Open
Space Concept) No physical barriers should be
placed to obstruct the view into or across the

square; steps and other vertical bariers shall be

kept low.

Carlyle Square will be an integral part of the precinct
by the repetition and placement of street furnishings.
The square’s street edge shall be designed to be
identical to the street edge along the buildings
across John Carlyle Street East and West. The use
of a grid paving pattem within the space (s
encouraged. Fixed and moveable seating shall be
provided within the square.

April 1994
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N
KING STREET STATION
' b — s . .
Open visable comers Gadsby streetiight and tree
DUKE STREET - ROUTE 238 éﬁ"’&'"mmm
Cobra streotiight
(X 53 %l g 0 C
Swuandard sidewalk 'Y
0 match King Street
Avnings add color and lle
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Figure 3-5: Carlyle Square Open Space Concept

3-6



Design Guidelinés ﬁ

N

3.3 STREETSCAPE DESIGN

3.3.1 TYPICAL LAYOUT AND
DIMENSIONS

In Carlyle Precinct the three streetscape zones will
be the least distinct. The curb zone shall be six and
one half feet wide; it shall consist of a six inch curb
with a one oot band and the first five foot square
pavement module. The pedestrian zone is
immediately behind the curb zone and shall be a
minimum of ten feet wide; the building zone shall be
a maximum of three feet wide.

The sidewalk in Carlyle Precinct is based on a five
foot square module similar to the paving at King

Street Station. This module is set into a grid of four
inch banding. The grid shall be aligned to the north-
south axis of Carlyle Square, except the streetscape
along Blocks G and H where the grid shall be radial
to the street,

3.3.2 BUILDING ENTRANCES

MAJOR LOBBY ENTRANCE: In order to maintain
a continuous pedestrian zone along the street, any
special design features such as special paving shall
not extend beyond the building zone.

M 6" Concrete Curb
1' Band
[ _1_-————BaddessBond|
§' Square Paving Modules Set into
Z 4* Wide Grid Banding
) Street Tree In Grate
: Free Standing Pots
B ' Streetiight
NN
g -
O
I — 6' ROW. :
1 g
HUN— § :
: I[ES 3
— § .
A !
P N
% !
%ﬂx 1mi-9' -8 b 6'-‘. Lk
B3 e ToR B

Figure 3-6: Carlyle Precinct Typical Streetscape

April 1994
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MULTIPLE ENTRANCE: Individual expression of
retail establishments through planting, lighting,
awnings banners and signs is strongly encouraged.

3.3.3 VEHICULAR ACCESS ZONES

DROPOFFS/LAYBYS: Dropoffs and laybys are not
pemmitted in Carlyle Precinct.

3-8
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3.4 HARDSCAPE

3.4.1 PAVING

STANDARD SIDEWALK PAVING: There are two
standard sidewalk pavings for Carlyle Precinct. The
primary paving shall be the Old Virginia #24 brick
Paver laid in an alternating five foot square modules
of forty-five degree diagonal running bond pattern to
match King Street Station. The five foot square
modules shall be laid in a grid of a single brick
stretcher band. This grid will be aligned to the
centerline of John Carlyle Street except for along
blocks G and H where the grid shall be radial with
the streel. Tree grates for sireet trees shall be
coordinated with the grid. A one foot band shall be
provided at the curb in a running and stack bond
oriented to take the place of the single brick band.
The diagonal grid paving shall be used on all
sidewalks around the square and extend to Duke
Street. It shall extend west along Duke Street sixty
feet from the John Carlyle Street West build-to-fine,
and east along Duke Street to the edge of Cartyle to
encompass all retail storefronts.

For the remainder of Duke Street in Carlyle Precinct,
a second standard sidewalk paving shall be used.
This paving shall be the Old Virginia #24 paving
brick laid in a herringbone pattern to match the
paving at King Street Station across Duke Street.
Between the two sidewak pavings a transitional
paving similar to the existing transitions at King
Street Station shall be used. This transition consists

5.0 *

L L L b T I & &

of a panel of brick pavers laid in a running bond
pattern parallel to the street. This panel shall be a

minimum of 5°-0” in length and extend to the full
width of pavement areas of sidewak. Where

possible it shall be aligned to an architectural
feature. A one foot running and stack bond band
shall be provided along the curb at Duke Street.

5 Gdd
o1 1" Brick Band

Running Bond Parafiel o
H Duke Strest

1 6° ConcreteCurb

'. 4* Stretcher Band
2+ Horingbone Brick Fleid

@° Concrets curd

Running and stack bond band at cub

45° Diagonal running bond

| I SR R P e | 1

J Single brick stretcher band

Figure 3.7: Carlyle Precirct Standard Sidewak Paving in Square Area
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PAVEMENT EDGES: Planter bed edges will be
treated in several ways. Street trees along John
Carlyle Street East and West shall be instalied in
five foot square grates which will fit within the five
foot square modular grid. Street tree wells along
Duke Street shall be flush with the pavement
designed to match the ones at King Street Station .
All other planters shall either be flush, at grade
planters or have a seatwall enclosing them.

SPECIAL PAVING: In order to maintain a cohesive

design connection of the streetscape to the square,
special paving at major lobby entrances may not
extend beyond the building zone.

3-10
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3.5 STREET FURNITURE

3.5.1 SEATING

FORMAL SEATING- BENCHES: Formal seating
shall be provided in an organized manner in Carlyle
Precinct. Along the street at Blocks C, E, G, and H,
a minimum of two backless benches shall be
provided per block. These benches shall be located
in the curb zone between the street trees atternating
with the streetlights and shall be placed parallel 1o
the street. Benches shall not be placed in front of
residential entrances. The property owner shall
provide the benches as required; they shall be
maintained by the Carlyle Property Qwners
Association. :

Figure 3-9: Backless Bench

3.5.2 STREET FIXTURES

TRASH RECEPTACLES: A minimum of four tragh
receptacles shall be provided along John Carlyle
Street East and West at Blocks C and E. Two trash
receptacles minimum shall be provided in the curb
zone of Blocks G and H. One trash receptacie shall
be located at each street corner; these may be
counted towards the minimum requirements. Trash
receplacles shall be located in the curb zone and
next to streetlights where possible.

FENCES, GATES, COLUMNS AND WALLS:
Fences, gates, columns and walls are prohibited
except when they are used in conjunction with a
residential entrance. Fences, gates and columns
are restricted to the building zone.

" April 1994
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3.6 LIGHTING

3.6.1 STREETLIGHTS

Except for along Duke Street, double luminaire
streetlights as specified in the General Streetscape
Design Guidelines shall be used in Carlyle Precingt.
The streetlights shall be spaced at sixty-four feet on
center and shall be paired across the streets.

The axis of the double luminaire shall be aligned
perpendicular to the curb.

Double luminaire streetlights shall be located at
certain prominent points. At the "T" intersections of
Jamieson Avenue and John Carlyle Street, a double
streetlight shall be located at the top of the T~
aligned to the centerline of Jamieson Avenue; two
paired double luminaire streetlights shall also be
located at the point of tangency of the curb retums
on Jamieson Avenue. At the north end of Carlyle
Square, two double luminaire streetlights shall be
aligned with the centerlines of each travel way
perpendicular to those centerlines.

g
e
g
&
2

Along Duke Street, the "Gadsby" streetlight shail be
used. The streetlights shall be spaced and paired to
match the existing Gadsby Streetlights in King Street
Station across Duke Street.

10:

3-12 ' o LandDesign, Inc.
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3.7 PLANTING

' 3.7.1 STREET TREES .

Except for along Duke Street, the street trees in
Carlyle Precinct shall be Quercus phellos, Willow
Oak. The Willow Oaks shall be spaced at thirty-two
feet on center and shall be installed in tree grates.
The tree grate shall be a five foot square, O.T.
Series grate by Urban Accessories, Snohomish,
Washington.  Tree wells shall be fitted with
permanent electrical outlets to allow for seasonal
lighting displays.
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Figure 3-11: O.T. Series Tree Grate

Along Duke Street, the street tree shall be Acer
rubrum "Red Sunset’, Red Sunset Maple. These
street trees shall be spaced to match the existing
street trees across Duke Street at King Street
Station. They shall be planted in tree planting welis
to match those across Duke Street; tree wells should
be planted with English Ivy for a groundcover.

3.7.2 PLANTING BEDS AND PLANTERS

Planting is not required in front of retail shops in
Carlyle precinct, however, the use of pots and
window boxes is encouraged. For all other uses,
planting shall be provided for seventy five percent of
the net plantable facade in the building zone.
Plantings shall include seasonal color to add to the
markeiplace atmosphere of the precinct.

3.7.3 FREESTANDING PLANTERS

Two or three large pots of varying sizes shall be
clustered together at the streetlight poles in Carlyle
Precinct. The pots shall be the Lorraine series
bowls by Magnalite Systems, Inc., Carson City, NV,
catalog number LB3216-32* diameter, number
LB3816-38" diameter, number LB3024-30" diameter
and number 3630-36" diameter. The pots shall be
the natural sand finish. Seasonal plantings in these
pots will add unity and color to the streetscape; the
seasonal plantings shall be installed and maintained
by the Carlyle Property Owners Association.

April 1994
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Carlyle Precinct

Individual retail shops are encouraged to provide
freestanding pots, hanging baskets and window
boxes within the building zone of their shops.
Planters shall be of a sufficient size and design to
provide year round interest.

Figure 3-13: Lorraine Series Bowl
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3.8 SIGNS

3.8.2 INFORMATION SIGNS

RETAIL AND PROFESSIONAL SIGNS: Retail

shops in Carlyle Precinct are encouraged to use
individual custom overhanging signs.

DIRECTORIES/KIOSKS: Three directories shall be
provided in Carlyle Precinct. One shall be located at
the Carlyle Square ends of each pedestrian through
block connector in Blocks C and E. One shall be
located in the north end of Carlyle Square.

E
!
i

F:gLra 3-14: erhig ea:l Signs

CARLYLE MONUMENTS: A sign monument for

. Carlyle may be provided at John Carlyle Street and

Duke Street. This monument shall be custom
designed for this location and shall be located so as

not to obstruct safe pedestrian or vehicular
circulation.

April 1994
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3.10 ARCHITECTURAL PROJECTIONS

3.10.1 AWNINGS/CANOPIES

Custom designed awnings shall be provided for
each retail shop in a color and design acceptable to
Carlyle Development Corporation.

3.102 PORTE COCHERE

Porte Cocheres are prohibited in Carlyle Precinct
except for Blocks C and E. The use of a marquee
in conjunction with a theater is encouraged.

3.10.3 STEPS AND STOOPS

Steps and stoops may be used where needed.
Consideration should also be given to recessed
retail doorways.

3-16
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3.11 TRANSITIONAL AREAS

3.11.2  TRANSITIONS BETWEEN

PRECINCTS

BALLENGER PRECINCT TRANSITION: Carlyle
Precinct is the dominant precinct. The standard
sidewalk layout and paving shall change from
Carlyle Precinct standards to Ballenger Precinct
standards at the line created by the extension of the
build-to line across John Carlyle Street. The street
tree shall be as specified for the respective streets.
The planting requirements for the building zone shall
change at the same point as the sidewalk paving
and layout.

CARLYLE SQUARE
4

TRANSITION TO DULANY PRECINCT: The
transition from Carlyle Precinct to Dulany Precinct
shall occur at the extension of the semicircular build-
to-line at Block C extended perpendicular to Duke
Street. Dulany Precinct is the dominant precinct and
since the transition occurs at the Crescent, it shall
be integrally designed with the Crescent.

Willow Oak

Carlyle Precinct Sidewalk
Paving -

Figure 3-18: Ballenger Precinct Transition
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Paving Changes at
Extension of Bulld-To
O Line
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Ballanger Precinct
sidewalk paving

JOHN CARLYLE STREET
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Figure 3-19: Jamieson Precinct Transition
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JAMIESON PRECINCT TRANSITION: Jamieson
Precinct is subordinate to Carlyle Precint. The
standard sidewalk layout and paving shall change
from Caryle Precinct 10 Jamieson Precinct
standards at the line created by the extension of the
build to line of Blocks C and E. The street trees are
the same for each precinct. Planting for Carlyle
Precinct shall extend around the comer into
Jamieson Precinct for a minimum of ten feet ending
at an appropriate architectural feature.

3.11.3 TRANSITIONS TO AREAS
ADJACENT TO CARLYLE

Carlyle Precinct is entirely within Carlyle and
therefore no transitions are necessary.

April 1994
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4 DULANY PRECINCT

Additional information and special requirements for the streetscape for Dulany Precinct are outlined below.
These guidelines shall apply in addition to the Ceneral Streetscape CGuidelines; when a topic is not addressed,

the General Streetscape Guidelines shall apply.

4.1 Design Concept 47 Planting.................... 413
and Character ..... ... ..... . 4-3 4.71 StreetTrees ............ 4-13
4.1.1 Context ........ ........ 43 4.7.2 Planting Beds .
412 Use ................... 4-3 andPlanters ............ 413
413 Imagery .............. .. 43 *Lawn ' ‘
*Shrubs
4.2 Major Open Spaces . ........ 45 *Trees
.1 TheCrescent . ...........
:j_; -,-,,: Ga,zz:,‘ e ";3 4.10 Architectural Projections . ... 4-14
4.10.1 Awnings/Canoples . ...... 4-14
4.3 Streetscape Design ... .. ...
‘ 4.3.1 Typ,fa, Lay,.;g, ‘8 4.11 Transitional Areas . ....... .. 4-15
and Dimensions . . . . . ..... 48 4.11.2 Transitions
«Gardens Street between Precincts.. . . . . . .. 4-15
«Other Streets _ «Jamieson Precinct Transition
4.3.2 Bullding Entrances . . . . ... 49 *Ballenger Precinct Transition
*Major Lobby Entrance -Eisenhower Precinct Transition
4.3.3 Vehicular Access Zones ... 4-9
-Bus Stops
44 Hardscape............... .. 4-10
441 Paving ............... . 4-10
-Standard Sidewak Paving
*Pavement Edges
4.5 Street Furniture ........ ... 411
451 Seating ............. .. 4-11
*Formal Seating: Benches
sInformal Seating
4.52 StreetFixtures . ......... 411
- «Trash Receptaciles
4.53 Public Services . . ....... 4-11
Newspaper Vending Machines
46 Lighting ................... 4-12
4.6.1 StrectLights ........... 412
April 1994
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4 DULANY PRECINCT

Dulany precinct is the ceremonial spine of Carlyle--
beginning with the Crescent at Duke Street and
running through the Gardens to Eisenhower Avenue.
It has the most continuous connected open spaces:

the perception will be of a green street set within the -

urban fabric. The sequence of the spaces from the
Crescent to the Gardens to Eisenhower Avenue is
like a procession.

Dulany Precinct extends from Carlyle's northem
edge at Duke Street through the center of Carlyle to
the southern edge at Eisenhower Avenue.

4.1 DESIGN CONCEPT AND
CHARACTER

4.1.1 CONTEXT

SITE PLAN: The Crescent forms a gateway for
Dulany Precinct and Carlyle. The Crescent is
created by the semicircular form of the buildings
which embrace Duke Street. The spine created by
Dulany Street and the Gardens contribute the main
physical structure to the precinct. Buildings in
Dulany Precinct are generally four, seven and nine
stories; at Blocks F, G, M and N, four story portal
elements create smaller scale gateways to the
Gardens, reducing the height and mass of the
buildings. The building edge is continuous along the
street with only narrow breaks for the side streets
and the required setbacks.

CIRCULATION: Dulany Precinct will be a major
corridor for pedestrians, and vehicles traveling
between Carlyle and the King Street and
Eisenhower Metro Stations.

OPEN SPACE: The open spaces in Dulany
Precinct are significant; there is generally a physical
and visual connection between the buildings and the
open spaces. Close proximity to these open spaces
will enable easy access both visually and physicalty
from automobiles and by pedestrians. There are
two open spaces in Dulany Precinct: The Crescent
and The Gardens. The Crescent is defined by
semicircular seven to eight slory buildings and is
bisected by the medianed Dulany Street. The King

"Figure 4-1: Dulany Precinct

Street Metro Station and the George Washington
Masonic Memorial will be visible from the Crescent.
The narrow three block long Gardens create a linear
space at the center of Carlyle which is surrounded
by architecture of a grand scale with emphasis on
the main building entrances.

4.1.2 USE

The first floor uses in Dulany Precinct are office and
hotel; the predominant use is office. Because of
these uses, the activity in Dulany Precinct will be
highest during the morning and evening rush hours
with moderate use during midday lunch hours,
evenings and weekends. The types of uses are
private and semiprivate.
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Figure 4-3: MonumenMvenue. " Vmia

4.1.3 IMAGERY

Dulany Precinct is the ceremonial center of Carlyle;
this is achieved by its formal site plan. The
Ceremonial aspects wij be enhanced with rich
materials in a simple, clean application. The
streetscape will be open airy, elegant, lush and
green. The formal nature of the Gardens wil| also
enhance the ceremonial aspects of the precinct.

l.#ndDosion. Inc.
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4.2 MAJOR OPEN SPACES

The two major open spaces in Dulany Precinct are
The Crescent and the Gardens; these two open

spaces are a primary part of the ceremonial
character of Dulany Precinct.

4.2.1 THE CRESCENT

The Crescent is one of the largest spaces in Cariyle;
it transitions from Duke Street funneling the views
into Carlyle from the King Street Metro Station and
the George Washington Masonic Memorial. The
semi circular shaped buildings define a space that is
part of Duke Street in addition to providing a

-

DUKE STREET - ROUTE 238

ceremonial entrance. The Crescent design shall be
a "public ant piece” and should project an image of
Carlyle’s traditional town planning and city design.
The Crescent is the first space in the processional
sequence of Dulany Precinct. The Crescent shall be
formal and symmetrically balanced about the axis

-created by Dulany Street with landscape elements in

the space that reinforce the Crescent form. The
Crescent may be a location for a sculpture or Carlyle
Sign Monument. It's design should use materials,
such as brick, which are indicative of Carlyle's
streetscape and buildings.

> N

Figure 4-4: Crescent Open Space Co
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4.2.2 THE GARDENS

The Gardens continue over three blocks and are the
focus of the precinct. They are oriented on the
north-south axis of Dulany Street. Models for the
Cardens include Mt. Vernon Place in Baltimore,
Commonwealth Avenue in Boston, and Monument
Avenue in Richmond. The Gardens should relate an
English character, a green, well landscaped oasis, a
soft space in contrast to the hardscape environs
elsewhere in Carlyle. The Gardens will be a
destination for pedestrians on a stroll and office

workers during lunch; it wil be a place for
contemplation.

The Gardens shall be organized with a formal
design having strong visual connections between
them. They shall be balanced symmetrically about
the north-south axis. Each of the three gardens
should be distinct but similar. They will be linear in
proportion and shall have an intimate scale. There
shall be a clear hierarchy with the central garden
having the most importance.

The sides of the Gardens along the north south axis
shall form a semi-transparent edge to define the
garden's interior spaces and reinforce the main
north south axis. The axis shall be terminated in the
upper and lower gardens by a focal element. The
central garden shall be the primary focus: its design
shall unify and connect the cross axis of the building
entrances opposite each other, A landscape feature
such as a fountain or statue shall be located at the
intersection of the axes. Two minor cross axes are
created by the major lobby entrances across the
upper and lower gardens as well.

Fencing and columns, trees and plantings shall be
used to articulate the Gardens' edge. Materials that
may be used in the Gardens include granite or
precast curbing and other elements, masonry walls,

brick, metal fencing, sculpture, fountains and park
pavilions. :

LandDesign, Inc.
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Figure 4-5: Gardens Open Space Concqpt
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4.3 STREETSCAPE DESIGN

4.3.1 TYPICAL LAYOUT AND
DIMENSIONS

There are two streetscape layouts for Dulany
Precinct. One is for the Dulany Street East and
West adjacent to the Gardens and the other is for
the medianed portion of Dulany Street north and
south of the Gardens.

GARDENS STREETS: For the streets along the
Gardens, on the building side there shall be a eight
foot, six inch curb zone with an eight foot, six inch
pedestrian zone. and an eight foot building zone.
The curb zone will include a six inch curb with a one

foot brick band behind the curb. Street trees will be
planted paired in tree planting wells surrounded by
a six inch precast concrete curb; they will be seven
feet wide and extend five feet from the street trees
at each end. The pedestrian zone is next to the
curb zone and has a one foot band with a six foot
Paving field and a second one foot band. Along the
street, one foot bands shall extend perpendicular %o
the curb across the wak to the building zone at
each end of the street tree planting wells.

On the Gardens side of the street, there shall be an
eight foot wide walk having a six inch curb and a
one foot band behind the curb, a five foot wide

_ﬁ__mm
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Figure 4-6: Dulany Precinct - Gardens Typical Streetscape
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paving field and a one foot band along the edge of
the walk. One foot bands perpendicular to the curb
shall extend across the sidewak matching the
perpendicular bands across the street.

OTHER STREETS: The other streets in Dulany
Precinct shall be treated in a similar manner as the
streets adjacent to the Gardens, except that the
trees shall be spaced uniformly at twenty feet on
center paired in planting wells. The street has a
twelve foot median which shall be landscaped and
have double luminaire streetlights.

4.3.2 BUILDING ENTRANCES

MAJOR LOBBY ENTRANCE: N major lobby
entrances are located centrally on the three Gardens
as shown in the Block by Block Design Guidelines in
the Development Plan, the street tree spacing may
be interrupted on the streetscape to enhance and
reinforce the cross axes of the Gardens.

April 1994
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4.4 HARDSCAPE

4.4.1 PAVING

STANDARD SIDEWALK PAVING: The standard
sidewalk paving for Dulany Precinct shall be the
King William Range Brick Paver as specified in the
Ceneral Streetscape Guidelines. The standard
pattern shall be a diagonal basket weave laid at forty
five degrees from the centeriine of Dulany Street.
Twelve inch banding shall be the same brick laid in
a running bond pattem across the band. At the

intersections of the bands, there shall be a twelve

inch square precast concrete medallion. To achieve
uniform coloring of the medallions, they shall be cast
color #1006 by Maryland Cast Stone, inc., Rockville,
Maryland or equal approved by Cartyle Development
Corporation. The medallion shall be finished with a
light sandblast.

PAVEMENT EDGES: Planter bed edges shall be
either curbed or enclosed with a seat wall.

The street tree planting wells shall have a six inch
precast curb. To achieve uniform coloring of the
street tree well curbing, the curbs shall be cast with
color #1006 by Maryland Cast Stone, Inc., Rockville,
Maryland or equal approved by Carlyle Development
Corporation. The curbs shall be finished with a light
sandblast. '
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Figure 4-8: Procast Curb for Street Tree Wells
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4.5 STREET FURNITURE

4.5.1 SEATING

FORMAL SEATING - BENCHES: Benches are
prohibited in the streetscape except at bus stops.

INFORMAL SEATING: Seat wall planiers shall be
provided for thirty-three percent of the net plantable
building facades in the building zone. Planters wil
be evenly dispersed along the building street wall
and shall be coordinated with other planters in the
building zone.

4.5.2 STREET FIXTURES
- TRASH RECEPTACLES: One trash receptacie
shall be provided at each street comer on the east

and west side streets at or beyond the point of
curvature of the curb.

4.5.3 PUBLIC SERVICES

NEWSPAPER VENDING MACHINES: Newspaper
vending machines shall be permitted at street
corners on the east-west side streets.

April 1994
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4.6 LIGHTING

4.6.1 STREETLIGHTS

Streetlights in Dulany Precinct shall be spaced to
match the two streetscape layouts. For the streets
adjoining the Gardens, the streetlights shall be
single luminaire streetlights; they shall be spaced at
fifty feet on center and shall be paired across the

Street. For the rest of the streets in Dulany Precingt, -

the streetlights shall be spaced at eighty feet on
center and paired across the streets. In the median,
a double luminaire streetlight shall be used and
single luminaire streetlights shall be used on each
side of the street. Streetlights at all intersections
along Dulany Street shall be located at the point of
curvature of the curb retums so that they are paired
across Dulany Street.

4-12
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4.7 PLANTING

4.7.1 STREET TREES

The street tree for Dulany Precinct shall be the
Redmond Linden, Tilia americana 'Redmond’. The
trees shall be spaced to match the streetscape
layouts. On the streets adjoining the Gardens, the
street trees shall be paired at twenty feet on center
with the pairs spaced at thirty feet apart,. On the
other streets in Dulany Precinct, the street irees
shall be spaced at twenty feet on center.

4.7.2 PLANTING BEDS AND PLANTERS

Landscape plantings in Dulany Precinct streelscape
shall be uniform and formal. Planting shall be
provided in the building zone for one hundred
percent of the net plantable facade area. The
plantings shall be a minimum of five feet wide and
may extend to the full width of the building zone.

LAWN: Lawn is prohibited in the buikding zone.

SHRUBS: Shrubs shal be massed in formal
structured plantings. The use of clipped hedges and
plants with architectural forms is encouraged.
Shrubs which are acceptable for use in Dulany
Precinct include: Hollies, Boxwood, Sweet Box,
Compact Burning Bush, Azalea, Yew, Photinia,
Cheny Laurels, and Pyracantha.

TREES: Trees which are acceptable in Dulany
Precinct include European Hornbeam, Crape Myrtie,
Dogwood, Fringe Tree, Star Magnoiias, Higan
Cherry and Stewartia.

April 1994
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4.10 ARCHITECTURAL
PROJECTIONS

4.10.1 AWNINGS/CANOPIES

No awnings are permitted in Dulany Precinct.

Canopies may be used at major entrances.

4-14
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4.11 TRANSITIONAL AREAS

4.11.2 TRANSITIONS BETWEEN

PRECINCTS

JAMIESON PRECINCT TRANSITION: Jamieson
Precinct is subordinate to Dulany Precinct. At
Jamieson Avenue and Dulany Streets, the sidewalk
paving shall change from Jamieson Precinct to
Dulany Precinct standards at the extension of the
build-to-line parallel to Dulany Street. The street
trees shall be continuous along their respective
streets. The building zone plantings on Dulany
Street shall end at the build-to-line paraliel 1o
Jamieson Avenue. See Figure 4-9.

At Ballenger and Emerson Streets the street trees
shall be continuous along the respective streets.
. Standard sidewalk paving will change from Dulany
Precinct to Jamieson Precinct standards at the
extension of the build-to line paraliel to Dulany
Street. The building zone plantings shall extend o
the end of the side buikling wall for the building that
faces onto Dulany Street. See Figure 4-10.

BALLENGER PRECINCT TRANSITION: Ballenger
Precinct is subordinate to Oulany Precinct. The
street trees shall be continuous along the respective
streets. Standard sidewalk paving will change from
Dulany Precinct to Ballenger Precinct standards at
the extension of the build-to line parallel 10 Dulany
Street. The building zone plartings shall extend o
the end of the side building wall for the building that
faces onto Dulany Street. See Figure 4-11.

EISENHOWER PRECINCT TRANSITION:
Eisenhower Precinct is subordinate to Dulany
Precinct. The two corners of Dulany Street and
Eisenhower Avenue shall be treated symmetrically.
See Figure 4-12. The area in front of the poral
elements of Blocks M and N shall be designed to
create small plazas in front of the building. The
plazas shall be separated from the street edge and
relate to the minor enirances at the portal elements.
The standard sidewak paving for Dulany Precinct
shall extend to Eisenhower Avenue and the
courtyard shall be paved with Dulany Precinct
paving. The sidewalk paving shall change at the
edge of the plaza to Eisenhower Precinct standard
sidewak paving.

The Dulany Precinct street trees shall extend to
Eisenhower Avenue. There shall be three trees
arranged in a quarter circle at each comer, with the
one closest to Eisenhower Avenue aligning with the
first row of trees along Eisenhower Avenue. The

-planters in the buikling zone for Dulany Precinct

shall extend around the comer to Eisenhower
Avenue -a minimum of ten feet ending at an
appropriate architectural feature. These planters
shall be coordinated with the plaza design. Each
plaza shall have at least one bench and one
directory/kiosk within &.

Aprii 1994
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5 JAMIESON PRECINCT

Additional information and special requirements for the streetscape for Jamieson Precinct are outlined below.
These guidelines shall apply in addition to the General Streetscape Guidelines; when a topic is not addressed,

the General Streetscape Guidelines shall apply.

5.1 Design Concept 57 Planting.................... 5-13
and Character . ... .......... 5-3 5.7.1 StreetTrees ............ 5-13
511 Context ................ 53 5.7.2 Pianting Beds
512 Use ................... 5-3 andPlanters . ........... 5-13
513 Imagerty ................ 5-4 5.7.3 Free Standing Planters . ... $-13
5.2 Major Open Space .......... 5-5 58 sSigns ...................... 5-14
5.8.2 Information Signs . ....... 5-14
5.3 Streetscape Design ......... §-7 *Retail and Professional Signs
5.3.1 Typical Lay“g *Directories/Kiosks
and Dimerisions . . .. ...... 57
-Jamieson Ave’,:, 5.10 Architectural Projections . ... 515
«Courthouse Square 5.10.1 Awnings/Canopies . ... ... 515
«Other Streets ' .
5.3.2 Bullding Entrances . ... ... 5-8 8.11 Transltional Areas . ......... 516
*Major Lobby Entrance 5.11.2 Transitions between
5.3.3 Vehlcular Access Zones ... 59 Precincts . .............. 5-16
_ +Parking and Service Entrances *Dulany Precinct Transikion
*Drop Ofis/Lay-Bys *Carlyle Precinct Transition
+Eisenhower Precinct Transition
54 Hardscape................. 5-10 5.11.3 Transitions to Areas
541 Paving ................ 5-10 Adjacent to Carlyle . ...... S22
-Standard Sidewak Paving *West side of Elizabeth Lane
Special Paving
«Planter Bed Edges
5.5 StreetFurniture ............ 5-11
551 Seating ............... 511
sFormal Seating: Benches
5.52 StreetFixtures .......... 511
*Trash Receptacles
*Fences, Gates, Columns and Walis
Bollards
56 Lighting ................... 5-12
5.6.1 Streetlights ............ 512
5.63 BulldinglLights ......... 5-12
*Facade Lighting
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5 JAMIESON PRECINCT

The focus of Jamieson Precinct will be the
Alexandria Federal District Courthouse which will
face onto Courthouse Square. The courthouse

becomes very prominent in the civic image of
Jamieson Precinet.

Jamieson Precinct forms the westem edge of
Carlyle. It encompasses the area from Duke Street
to Eisenhower Avenue along the west side of Carlyle
and is generally bounded by Dulany Precinct on the
east, except where & continues along Jamieson
Avenue to Holland Lane with an interruption at
Carlyle Square. ‘

5.1 DESIGN CONCEPT AND
CHARACTER

Jamieson Precinct will significantly contribute 10 the
variety of use and types of places in Carlyle. It will
add a publie, civic component not found elsewhere
which will be its focal point the courthouse at
Courthouse Square. Making up the balance of the
precinct is perhaps the greatest complement of
mixed use of all the precincts in Carlyle. Together,
the civic component and greater level of mixed use
will provide a strong urban character.

5.1.1 CONTEXT

SITE PLAN: Jamieson precinct will consist of
apartment and office towers with office buildings on
the side streets. There will also be retail on the
ground floors of the buildings along Jamieson
Avenue and possibly facing onto Courthouse
Square; this retail will be supplemental to the other
uses in both the nature of the retail use and the its
expression in the architecture. As stated previously,
the focal point of the precinct will be the courthouse
which faces onto the square. The long broad curve
of Jamieson Avenue will present ever changing
vistas to the pedestrian and driver as they move
along it.

CIRCULATION: Jamieson Avenue will probably be
a thoroughfare for drivers within Carlyle because of
the connection to Mill Road and the Eisenhower
Valley. Automobile circulation in the rest of

Figure 5-1: Jamieson Precinct

Jamieson Precinct will be local traffic with people
who have their destination in the precinct.
Courthouse Square will get a great deal of
pedestrian traffic especially at lunch time as will
Jamieson Avenue leading to the shops at Carlyle
Square and King Street Station.

OPEN SPACE: In Jamieson Precinct the open
space is Courthouse Square. This small square is
located off Jamieson Avenue and is bounded by
streets on all sides. The streetscape around the
square should be treated as pant of the square since
the views in the space will be very contained by the
height and mass of the surrounding buildings.

5.1.2 USE

Jamieson Precinct is perhaps the most mixed use
precinct of all the precincts of Carlyle. The
predominant use in Courthouse Square is office with
the major first floor use being retail. The street level
will have a pedestrian interaction through the
relationship of the retail and the street. The use of
the streetscape will be heavy during the day with
peak use at lunch time by office workers going %
lunch, walking to nearby shopping and strolling. The
uses in Jamieson Precinct will be a mix of public
uses such as the courthouse and retail shops, semi-
public uses such as the offices and private uses
such as the residences.
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Figure -: War Meial_ Ia:more City Hall

5.1.3 IMAGERY

The image that Jamieson Precinct projects is that of
a civic place such as War Memorial Plaza and the
City Hall in Baltimore. The federal courthouse and
the adjoining square give the feel of an authoritative
place. The buildings in Jamieson Precinct will give
a sense of ordered grandeur and the scale of the
streetscape should be monumental yet peaceful.
The square should express a sense of order and
authority.

54 ' , LandDesign, Inc.
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5.2 MAJOR OPEN SPACE

The single open space in Jamieson Precinct is
Courthouse Square. This square was described in
the Design Report and Development Plan as:

.. @ shaded paved plaza.... The Square
takes on the scale of Savannah's Squares,
Johnson Square, in particular, This square
wil be framed by mid-rise office and
residential buildings. ...Unit paver brick,
precast or granite cobble, is being explored
for the floor of the plaza. This patterning -
will be repeated on the adjacent 20’ wide
sidewalk areas. Seating areas will be
clustered under a grove of ginkgo trees. It
is hoped that a sculpture garden can be

Minimal planters at bullding facade
for increased pedestrian movems

</
L 3
Stroot troos and
architecture define edge™\_ e ¢
of square

O Scale - monumental, grand pesture
sistely

5‘;*/ " Massing - lerge and

Figure 5-5: Courthouse Square Open Space Concept

AT R

Y/ Courthouss Influences design theme for open space

incorporated under the trees as well, The
court’s principal feature will be a fountain
marking the intersection of the many street
axes which meet here.

Courthouse Square should be monumental in scale
representing a grand gesture that supports the
stature of the courthouse. The square should be a
stately place; it should present an image of an urban
place with a focal element which supports the civie
nature of the precinct similar in character to the
Grant Memorial in Washington.

The square is defined by the tall buildings on the

Mbmanlm_d
come ¥

Trees in grates 10 allow fisudble
pedestrian movement
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four sides. The design for ‘the square shall
recognize and include the streetscapes along the
buildings as part of the square. The interior edge of
the square is not required to be treated as the
typical streetscape for Jamieson Precinct and shall
be designed as an integral part of the square to
encourage flexible movement of people into the
square. The use of tree grates in the streetscape
around the square encourages this as well.

In order to emphasize the importance of the
courthouse to Jamieson Precinct, the design of the
square should focus on the courthouse. The
primary axis of the square will be the cross axis
which aligns to the courthouse. Visual and physical
connections to the buildings at either side of the
square shall be provided on this axis with emphasis
given to the relationship with the courthouse
building. The long axis of the square shall be
secondary; no direct physical access shall be
provided on this axis, although a visual connection
may be provided. The middle portion of the square
shall be a predominantly paved plaza with ample
formal seating. This plaza shall focus on a central
focal element such as a monument or a fountain.
The ends of the square shall be planted with trees
to provide a shady respite and to emphasize the
courthouse axis. A double luminaire streetlight shall
be provided at each interior corner of the square.

5-6
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5.3 STREETSCAPE

5.3.1 TYPICAL LAYOUT AND
DIMENSIONS

There are three similar streetscape treatments for -

Jamieson Precinct depending on the location within
the precinct. These treatments are for Jamieson
Avenue, Courthouse Square, and the remainder of
the streets in Jamieson Precinct. Where two
streetscape treatments intersect, they shall be
designed to fit together and not change abruptly.

JAMIESON AVENUE: For all of Jamieson Avenue,
the curb zone shall be six feet, six inches wide and
shall have a one foot brick band behind the curb

with a five foot wide by nine foot long flush street
tree well. The building zone shall be a maximum of
two feet, six inches wide and the pedestrian zone
shall be flexible to take up the remaining width of the
sidewakk. The pedestrian zone and the building
zone shall be paved in a single six and a ha¥f foot
by seven foot module with a one foot band amund
the inside edge of the module.

4" Curb
& 12* Brick band
4
[ Street ree
; +
ik Brick paving fislds
E/ Streetiight B L —]
oH] [tk ' !
yE g
: i <
11, §
w
3

i iy

z4 o0 | oo

Bidg ' 'Ped. ' Cub
zZon®  zone  zone

Figure 5-6: Jamieson Avenue - Typical Streelscape Layout
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= O Stroet tree
In tree grate
‘ N
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=l
I.j"‘" 100° [ oo
== 1=
Figure §-7: Courthouse Square - Typical
Streetscape

COURTHOUSE SQUARE: The streetscape
surrounding Courthouse Square shall have a six
foot, six inch wide curb zone with a one foot band
behind the curb. Street trees shall be installed in a
five foot by eight foot tree well with tree grates as
specified in Section 5.7.1 - Street Trees. The
pedestrian zone shall be ten feet, six inches wide:
the building zone shall be three feet wide and shali
contain plantings as required in Section 5.7 -
Planting. At each end of the tree grate there shall
be a one foot brick band extending across the walk
perpendicular 1o the curb. A one foot band shall
also connect these two bands along the tree grate.

: Strect tree
B )
— Eulldlng entrance
12° Brick band
T= /
g-——x Streotiight
=" 6° Curb
| Y
Building zone
. plantings
Smax| 4-0° o l

Figure 5-8: Other Slreets in Jamieson Precinct -
Typical Streetscape

OTHER STREETS: Al other streets in Jamieson
Precinct shall have a five and one-half foot curb
zone with a one foot band running along the curb
and a four foot wide tree well opening. The street
tree well length shall be determined in eight foot
modules. The pedestrian zone and the building
zone shall be flexible to accommodate stoops, steps,
building entrances, and planters. The pedestrian
zone shall be four and one half feet wide minimum
and the building zone. shall be five feet wide
maximum. Both shall be paved in a single simple
paving with no banding.

5.3.2 BUILDING ENTRANCES

Building entrances shall conform to the requirements
in the General Streetscape Guidelines and the
following additional requirements:

MAJOR LOBBY ENTRANCE: Major lobby
entrances facing onto Courthouse Square are
encouraged to extend special paving to the curb,
beyond the right of way. This will reinforce the
strong relationship of the buildings to the square.
Any special paving within the right of way will require
approval by the City of Alexandria; and, the
maintenance shall be the responsibility of the parcel
owner.
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5.3.3 VEHICULAR ACCESS ZONES

The requirements of the General Streetscape
Guidelines shall apply with the following additions:

PARKING AND SERVICE ENTRANCES: For all
parking and service entrances in Jamieson Precinct,
the one foot brick band along the curb shall turn and
delineate the edge of the parking and service
entrance. The band shall extend to the building
facade.

Stroetlight

Parking/service
ontrance

fd St | Sndectn] L

= Bollard

Sidewalk

12" Brick band
Figure 5-9: Banding at Parking and Service
Entrance in Jamieson Precinct

DROPOFFS/LAYBYS: At the portion of Block A
facing Courthouse Square, the use of a dropoff is
encouraged; however, the rhythm and massing of
the streetwall and streetscape shall be minimally
interrupted. This may be achieved with an arcade
or gateway wall which frames a courtyard.
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5.4 HARDSCAPE

5.4.1 PAVING

STANDARD SIDEWALK PAVING: The standard
sidewalk paving for Jamieson Precinct shall be the
King William Range brick paver. All banding shall
be twelve inches wide in a single basket weave
pattem.

The paving fields will vary according to their location.
Along Jamieson Avenue, within the rectangular
modules in the pedestrian zone, the brick pavers
shall be laid in a running bond pattern perpendicular
to the curb. In the curb zone along Jamieson
Avenue, the paving shall be a running bond laid
parallel to the cutb. For the Courthouse Square
streetscapes, the paving shall be a running bond
laid perpendicular to the curb in both the curb and
pedestrian zones. For all other streets in Jamieson
Precinct, the standard sidewalk paving pattemn shall
be a running bond perpendicular to the curb in all
zones.

SPECIAL PAVING: For those buildings with lobby
entrances on Courthouse Square which use special
sidewalk paving, the special paving shall relate to
the paving of Courthouse Square in addition to the
building architecture.

PLANTER BED EDGES: Street tree wells shall be
flush with grade in Jamieson Precinct except around
the square where tree grates shall be used. See
Section 571 - Street Trees for the grate
specification. All planters in the building zone shall
at a minimum have a curbed edge. Raised planters
of seatwall height are acceptable as an alternative to
this requirement.

i Ef__e'Concremwtb
ol o - L.'—Troowoll
A 1] — I
| - Nl Sin
111’ basketweave band
Femammma s o o=
e S s e s o
‘'1-1-r-'—r‘'1-'-1-,‘--43'---3:]_?I Perpendicular
L—;." running bond

Figure 5-11: Courthouse Square Sidewalk Paving
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I-ligure 5-1‘0: Jamieson Avenue Standard Sidewak Paving
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5.5 FURNITURE

5.5.1 SEATING

FORMAL SEATING - BENCHES: Benches shallbe
provided within Courthouse Square. They may also
be provided if desired in the curb zone at the
courthouse and Block F along the square.

5.5.2 STREET FIXTURES

TRASH RECEPTACLES: One trash receptacle
shall be provided at all street corners. On Jamieson
Avenue, one trash receptacle shall be provided for
each 1600 linear feet of streetscape; the trash

receptacles on the street corners may be included in

the quantity to meet this requirement.

FENCES, GATES, COLUMNS AND WALLS:
Fences, gates, columns and walls may only be used
in association with residential uses in this precinct.

BOLLARDS: The use of decorative bollards is
strongly encouraged in the Square.

April 1964
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5.6 LIGHTING

5.6.1 STREETLIGHTS

Streetlights in Jamieson Precinct -are spaced
according to the use of the area in the precinct.
Along Jamieson Avenue which has retail uses,
single luminaire streetlights will be spaced at sixty-
four feet on center and paired across the street.
The streetlights around Courthouse Square shall be
paired single luminaire streetlights and will be
treated in accordance with the requirements for
lights at Major Lobby entrances with a base spacing
of sixty-four feet on center. Streetlights with a
double luminaire shall be located at the four interior
corners of the square; refer to, Section 5.2.2 - Major
Open Space. Streetlights on all other streets in
Jamieson Precinct shall be single luminaire
streetlights spaced at eighty feet on center and
staggered across the street.

5.6.3 BUILDING LIGHTS

FACADE LIGHTING: Facade lighting of the
courthouse is encouraged to highlight the civic
architecture of the building. Facade lighting of all
other buildings in Jamieson Precinct is prohibited.

5-12
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5.7 PLANTING

5.7.1 STREET TREES

The street trees for Jamieson Precinct vary by
location. Along Jamieson Avenue, the street tree
shall be Quercus phelios, Willow QOak. These street
trees shall be spaced at thirty-two feet on center.
Around outside street edge of Courthouse Square,
including the portion of Jamieson Avenue fronting

onto the Square, the street tree shall be the

Redmond Linden, Tilia americana 'Redmond'.
These trees shall be spaced at twenty feet on
center. No street trees shall be planted around the
inside edge of the square. Thae street trees for the
remainder of Jamieson Precinct shall be Acer
saccharum'Green Mountain’, Green Mountain Sugar
Maple; these shall be spaced at twenty feet on
center.

T T T A I AL ETE

T R I S R

Figure 5-13: Centennial Series Tree Grate

Trees around the edge of Courthouse Square shall
be installed in tree grates. The tree grate shall be
a five foot by eight foot Centennial series tree grate
by lronsmith, Inc. Santa Ana, California.

All other street tree wells in Jamieson Precinct shall
be flush with the pavement. These tree wells may
be planted with groundcover plantings or seasonal
flowers at the discretion of the parcel owner. The
parcel owner shall be reponsble for the
maintenance of the plantings in the tree wells.

5.7.2 PLANTING BEDS AND PLANTERS

Planting beds and planters are not required along
Jamieson Avenue. For the rest of Jamieson
Precinct, planting beds and planters shall be
provided for eighty percent of the net plantable
facade area except in front of retail uses. Planters
and planting beds are not required in front of retail
uses, however they are encouraged. Planters and
planting beds shall be a minimum of three feet wide
and a maximum of five feet wide. Plantings along
Courthouse Square shall be simple, lush and
dignified.

5.7.3 FREESTANDING PLANTERS

The use of freestanding planters in the building zone
along Jamieson Avenue in front of retall shops is
encouraged. These planters shall not obstruct safe
pedestrian movement and shall not extend more
than two and a half feet from the building facade.

April 1994
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5.8 SIGNS

5.8.2 INFORMATION SIGNS

RETAIL AND PROFESSIONAL SIGNS: Projecting
signs are not permitted. Retail signs shall be a
uniform design for each building.

PROJECT DIRECTORIES/KIOSKS: A project
directory shall be provided at the Jamieson Avenue
end of Courthouse Square.

5-14 - ‘ D LandDesign, Inc.
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5.10 ARCHITECTURAL
PROJECTIONS

. 5.10.1 AWNINGS/CANOPIES:

Retail uses along Jamieson Avenue may have
retractable awnings. Awnings when provided shall
be uniform in size and shape, and an integral part of
the building design.

Figure 5-15: Uniform Awnings

April 1994
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5.11 TRANSITIONAL AREAS
5.11.2 TRANSITIONS BETWEEN
PRECINCTS :
DULANY PRECINCT TRANSITION: Jamieson
Precinct is ‘subordinate to Dulany Precinct. At
Jamieson Avenue and Dulany Streets, the sidewalk
paving shall change from Jamieson Precinct to

Dulany Precinct standards at the extension of the '

build-to-line parallel to Dulany Street. The street
trees shall be continuous along their respective
streets. The building zone plantings on Dulany
Street shall end at the build-to-line paraliel to
Jamieson Avenue. See Figure 5-16.

At the Ballenger and Emerson Street intersection
with Dulany Street the street trees shall be
continuous along the respective streets. Standard
sidewak layout and paving will change trom
Jamieson to Dulany Precinct standards at the
extension of the build-to line paraliel to Dulany

Street. See Figure 5-17. The building zone .

plantings shall extend to the end of the side building
wall for the building that faces onto Dulany Street.

CARLYLE PRECINCT TRANSITION: Jamieson
Precinct is subordinate to Carlyle Precinct. The
standard sidewak layout and paving shall change
from Jamieson Precinct to Carlyle precinct standard
paving at the line created by the extension of the
build to line of Blocks C and E. See Figure 5-18.

EISENHOWER PRECINCT TRANSITION:
Jamieson Precinct is subordinate to Eisenhower
Precinct. The first two street trees along Elizabeth
Lane shall be Bloodgood Plane Trees to match
Eisenhower Precinct Street Trees. The first street
tree shall align to the second row of street trees
along Eisenhower Avenue. The standard sidewak
layout and paving will change at the extension of the
build-to line parallel to Eisenhower Avenue. The
- planting requirements for Eisenhower Avenue shall
wrap around the corner extending ten feet minimum,
along Elizabeth Lane and ending at an appropriate
architectural feature. See Figure 5-19.

HOLLAND PRECINCT TRANSITION: Jamieson
Precinct is subordinate to Holland Precinct. The
street trees shall remain the same along their
respective streets. The standard sidewak layout
and paving shall change at the point of curvature of
the curb radius on Jamieson Avenue. See Figure 5-
20. Plantings from the building zone on Holland
Lane shall extend around the comer a minimum of
ten feet and end at an appropriate architectural
feature.

5-16
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Figure 5-16: Dulany Precinct Transition at Jamieson Avenue
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Figure 5-17: Dulany Precinct Transition at Ballenger and Emerson Streets
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Figure 5-18: Carlyle Precinct Transition
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Figure 5-19: Eisenhower Precinct Transition

EISENHOWER AVENUE
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Figure 5-20: Holland Precinct Transition
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- 8.11.3 TRANSITIONS TO AREAS

ADJACENT TO CARLYLE

The general streetscape guidelines shall apply with
the following addition.

WEST SIDE OF ELIZABETH LANE: The
streetscape along the west side of Elizabeth Lane
will be treated in a slightly ditferent manner than the
rest of Jamieson Precinct. A five and one half foot
wide curb zone shall be provided; this curb zone
shall be planted in lawn. Street trees will be planted
in the lawn in the curb zone. A five foot wide walk
shall be provided behind the curb zone. The walk
shall be paved in a running bond pattem
perpendicular to the street and shall have a twelve
inch wide single basket weave band along each
edge. The remaining three and a half foot area
beyond the walk within the right-of-way shall be
planted with an evergreen hedge.

"
g;,g 75 I -

;\ 4% é | Evergrean Hedge
“- 12* Brick band

LT IT IR LT
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Figure 5-21: West Side of Elizabeth Lane
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6 EISENHOWER PRECINCT

Additional information and special requirements for the streetscape for Eisenhower Precinct are outlined below.

These guidelines shall apply in addition to the General Streetsca:

the General Streetscape Guidelines shall apply.

pe Guidelines; when a topic is not addressed,

6.7.2 Planting Beds
andPlanters . ........... 6-11

6.10 Architectural Projections . ... ¢12

6.10.1 Awnings/Canopies . ...... 6-12
6.10.2 PorteCocheres . .. ....... 6-12
6.11 Transitional Areas . ......... 6-13

6.11.2 Transitions between
Precincts . .............. 613
*Jamieson Precinct Transition
*Dulany Precinct Transition
*Ballenger Precinct Transition
*Holland Precinct Transition

6.11.3 Transitions to Areas
Adjacent to Carlyle . ... ... 6-18
«South Side - Eisenhower Avenue

6.1 Design Concept
and Character . ............,. 6-3
6.1.1 Context ................ 6-3
612 Use ................... 64
6.1.3 Imagery ................ 64
6.2 Major Open Space .......... 65
6.3 StreetscapeDeslgn ......... 6-8
6.3.1 Typical Layout
andDimensions . . .. ....... 6-6
6.3.3 Vehicular Access Zones ... 67
*Drop OtfsA.ay-Bys
6.3.4 Intersections ..........,.,. 67
Sidewalk Paving
64 Hardscape.................. 68
64.1 Paving ................. 68
-Standard Sidewak Paving
*Pavement Edges
-Special Paving
6.5 StreetFurniture ............. 69
651 Seating ................ 69
6.5.2 StreetFixtures . .......... 69
*Trash Receptacles
*Bike Racks
«Clocks, Art and Special Features
Bollards
6.6 Lighting ................... 610
6.6.1 Streetiights ............ 6-10
6.6.2 Speclalty Landscape
Lighting . .............. 6-10
*Miniature Lighting
6.6.3 Bullding Lights . ........ 6-10
«Facade Lighting
6.7 Planting ................... 6-11
6.7.1 StreetTrees . ........... 6-11
Apri 1994
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6 EISENHOWER PRECINCT

Eisenhower Avenue is a gateway to Okd Town from
the west. As the development of the Eisenhower
Valley increases, the importance of Carlyle at the
eastern end of Eisenhower Avenue will be greater.
The design concept for Eisenhower Precinct is a
clean, simple strong boulevard lined with trees and
lawn on each side. The terminus of Eisenhower
Avenue is at the Rotary within Carlyls. The
boulevard treatment will set apart Carlyle from the
‘rest of Eisenhower Avenue to the west and focus
views to the Rotary.

The Eisenhower Precinct forms the southem edge of
Carlyle; it extends from Elizabeth Lane east to John
Carlyle Street. .

6.1 DESIGN CONCEPT AND
CHARACTER

The design concept for Eisenhower Precinct is for
the boulevard to impart the character of a corporate
office address.

6.1.1 CONTEXT

SITE PLAN: Eisenhower Precinct is set amidst nine
story office buildings which are set back thirty-nine
feet from the right-of-way. The large buildings with
the generous setbacks create a grand scale in
conjunction with the four lane roadway with median.
The scale of the street relates more to the buildings
and automobiles than the pedestrian. Despite the
scale of the street, the urban feel of Carlyle is
maintained by the consistent building kne.

Part of the precindt is the southern edge of Carlyle
and adjoins existing office and warehouse buikiings
along the south side of Eisenhower Avenue. This
will be a place of transition in the streetscape.
Eisenhower Precinct also becomes an entrance 10
Dulany Precinct and secondarily to Jamieson and
Ballenger Precincts.

CIRCULATION: Eisenhower Avenue as a gateway

to Oid Town, will see a heavy amount of through
automobile traffic. I wil be used by many
commuters on their way to and from work daily.

Figure 6-1: Eisenhower Precinct

Much of the activity from the automobiles and buses
in the street 1o the pedestrians will be the movement
of people to other destinations within Cariyle and
elsewhere such as the Eisenhower Avenue Metro
Station, which is just west of Carlyle on Eisenhower
Avenue.

Part of the City of Alexandria Bike Trail System runs
along Eisenhower Avenue. This bike trail will be an
alternative for commuters to use to travel o work
and connect Carlyle to the City's recreational trail
system. Many other cyclists will pass through
Carlyle on this trail.

OPEN SPACE: There is no major open space
within Eisenhower Precinct. The precinct does,
however, have a strong focus on the Rotary at
Holland Lane due to the axial relationship of
Eisenhower Avenue to the Rotary. The broad
greensward of the streetscape will also provide a
balance to the wide paved street.

To a lesser degree, Dulany Gardens has an
influence on Eisenhower Precinct as well. Dulany
Street marks that most prominent gateway to the
interior of Carlyle on the southern side. The
Gardens being close by, push Dulany Precinct out
onto Eisenhower Avenue at Dulany Street.

April 1994



P9 |
ﬁ >y Eisenhower Precinct

6.1.2 USE

The buildings along Eisenhower Avenue will be
predominantly office use with the major first floor use
being office as well. The buildings may be single
corporate headquarters or occupied by single major
office tenants. The major entrances to these
buildings will have the strongest relationship to the
streetscape due to the scale of the street and the
buildings. The office uses are semi-public to private
uses so much of the activity will be from people who
work and are visiting the offices.

6.1.3 IMAGERY

The classic boulevard image is that of a broad street
with trees in lawn. The trees enhance the line and
focus of the boulevard. Preferably the large office
buildings should project corporate identities. The
images may be defined through the use of large
scale architectural detailings and unified bold
massive planting along the buildings.
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6.2 MAJOR OPEN SPACE

There is no major open space within Eisenhower
Precinct; however, the Rotary in Holland Precinct is
the focus of the Eisenhower Avenue axis. Refer to
Section 7.2 for more information on the Rotary.
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6.3 STREETSCAPE

6.3.1 TYPICAL LAYOUT AND
DIMENSIONS

Eisenhower Precinct's streelscape is designed to
strengthen the boulevard feeling of Eisenhower
Avenue. The curb zone is thirty feet wide and
contains a double row of trees set in lawn. The first
row of trees shall be five feet from the face of curb;
the second row shall be twenty-five feet from the
face of curb. The curb zone shall be kept generally
free and clear of furniture to enhance the boulevard
image. The pedestrian zone shall consist of an
eight foot walk located immediately behind the curb

LTI

zone. The building zone shall be the remaining area
between the pedestrian zone and the buikding
facade.

Along Hooff's Run Drive, the curb zone shall be five
feet wide with street trees planted centered in lawn.
The pedestrian zone shall consist of a four foot wide
sidewalk with eight inch bands on each side. The
building zone shall consist of the remainder of the
right-of-way and the two foot sidewalk easement.

Buliding zone planting

1' Band

&' Paving fleld

E—— -~
UL I RN T LT IR T

Figure 6-5: Eisenhower Precinct - Typical Streetscape Layout
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Major lobby entrance
Entry planting

Special sidewalk paving

Depressed curh

Figure 6-6: Eisenhower Avenue Dropoft

6.3.3 VEHICULAR ACCESS ZONES

DROPOFF/LLAY-BYS; Dropoffs shall not
substantially interrupt the first row of street trees
along Eisenhower Avenue. In order to accomplish
this an island shall be provided between the dropott
and the street; this island shall contain a minimum of
three street trees spaced at twenty feet on center,
aligned with the first row of street trees along
Eisenhower Avenue. The spacing of these street
trees in relation to the balance of the street trees
along Eisenhower Avenue may need to be adjusted,
however, these trees shall be arranged
- symmetrically about the building entrance centerline.

The spacing of streetlights may also need to be
adjusted in order to best fit the specific design of the
dropoff.

6.3.4 INTERSECTIONS

SIDEWALK PAVING: At afl intersections, sidewak
paving shall extend to the curb along Eisenhower
Avenue. Since all intersections in the Eisenhower
Precinct are transitional areas to other precincts,
refer to Section 6.11.2 - Transitions t0 Other
Precincts, for specific requirements at each
intersection.

Continuous street trees

April 1994
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6.4 HARDSCAPE

6.4.1 PAVING

STANDARD SIDEWALK PAVING: The standard
sidewalk paving for Eisenhower Precinct shall be the
King Willlam Range Brick paver laid in a running
bond pattern parallel to the street. A twelve inch
brick band shall be provided along each edge of the
sidewalk and along the curb where paving abuts the
curb. The banding shall be laid in a running and
stack bond.

Special sidewalk
o paving at
= entrance
{.
L [ZT]A
. —=}-Lawn
..T.-qu- [ — :.'. o
alulgly —12¢ and
RS A
wj‘}ﬁ-x T el paata
HHHHHEE: - § stroet

Figure 6-7: Eisenhower Precinct - Typical Paving
Pattem

Along Hooff's Run Drive the paving shall be similar
except the sidewalks shall have an eight inch
rowlock band on each side.

PAVEMENT EDGES: Al sidewak and planter bed
edges shall be flush with grade.

SPECIAL SIDEWALK PAVING: Special sidewalk
paving when provided shall respond to the scale of
the boulevard and the emphasis of major lobby
entrances. Special paving may be integrated with
the dropoffs and lay-bys as weil.
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6.5 FURNITURE

6.5.1 SEATING

Except as otherwise noted, seating may be provided
in the building zone only.

6.5.2 STREET FIXTURES

TRASH RECEPTACLES: One trash receptacie
shall be provided at each comer of all intersections.

BIKE RACKS: If bike racks are needed:; they shall
be located within the building zone on standard
sidewak paving. .

A

NI

Figure 6.8 Bike Rack Area

CLOCKS, ART AND OTHER SPECIAL
FEATURES: Clocks, art and other special features
are permitted in the building zone only.

BOLLARDS: The use of bollards in lay-bys and
dropoffs is encouraged.

April 1954
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6.6 LIGHTING

6.6.1 STREETLIGHTS

Single luminaire streetlights as specified in the
General Streetscape Guidelines shall be provided
along Eisenhower Avenue. They shall be spaced at
eighty feet on center and paired across the street at

Blocks O and P. Streetlights shall also be space at

eighty feet on center along Hooff's Run Drive.

6.6.2 SPECIALTY LANDSCAPE
LIGHTING

Along Eisenhower Avenue additional low level

lighting may be necessary along sidewalks in order

10 meet the minimum lighting standards of the City
of Alexandria.

MINIATURE LIGHTING: Miniature lights are .

prohibited in Eisenhower Precinct.

6.6.3 BUILDING LIGHTS

The general streetscape guidelines shall apply with
the following addition.

FACADE LIGHTING: Lighting of facades at major
entrances is encouraged in order to enhance the
imponance of entrances on Eisenhower Avenue.

6-10
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6.7 PLANTING

6.7.1 STREET TREES

The street trees along Eisenhower Avenue shall be
the Bloodgood Plane Tree, Plantanus x acerfolia
‘Bloodgood’. Along Hooff's Run Drive the street
trees shall be Tilia cordata ‘Greenspire*, the
Greenspire Linden. The street trees shall be
planted twenty feet on center in lawn.

. 6.7.2 PLANTING BEDS AND PLANTERS

All planting shall be installed in at-grade planting
beds within the building zone. The parcel owner
shall provide continuous planting along 100% of the
net plantable building facade. Plantings shall be a
minimum of five feet wide and may extend to fill the
building zone.

Planting design shall provide large masses to
reinforce the grand boulevard scale of Eisenhower
Avenue. Loose, unstructured, naturalistic planting
design and plants such as unclipped Abelia,
Forsythia or River Birch are not acceptable.
Acceplable plants include Yews, Azaleas and
Cherries.

6.7.3 FREESTANDING PLANTERS

Freestanding planters are prohibited in Eisenhower
Precinct.

April 1994
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6.10 ARCHITECTURAL
PROJECTIONS

6.10.1 AWNINGS/CANOPIES

Awnings and canopies are not permitted In
Eisenhower Precinct.

6.10.2 PORTE COCHERES

Porte cocheres are permitted only in conjunction
with dropofisiay-bys in Eisenhower Precinct.

6-12
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6.11 TRANSITIONAL AREAS

6.11.2 TRANSITIONS BETWEEN

PRECINCTS

JAMIESON PRECINCT TRANSITION: Eisenhower
Precinct is dominant over Jamieson Precinct. The
first two street trees on each side of Elizabeth Lane
shall be Bloodgood Plane Trees to match the
Eisenhower Precinct street trees. The first street
tree on Elizabeth Lane shall align with the second
row of street trees along Eisenhower Avenue. The
standard sidewak layout and paving shall change
from Eisenhower Precinct standards to Ballenger
Precinct standard paving at the line created by the
extension of the build-to line paraliel to Eisenhower
Avenue. The planting requirements for the building
zone for Eisenhower Precinct shall wrap around the
corner extending ten feet minimum along Elizabeth
Lane and ending at an appropriate architectural
feature. See Figure 6-9.

DULANY PRECINCT TRANSITION: Eisenhower
Precinct is subordinate to Dulany Precinct. The two
corners of Dulany Street and Eisenhower Avenue
shall be treated symmetrically. See Figure 6-10.

The area in front of the portal elements of Blocks M
and N shall be designed to create small plazas in
front of the building. The plazas shall be separated
from the street edge and relate o the minor
entrances at the portal elements.

The standard sidewalk layout and paving for Dulany
Precinct shall extend to Eisenhower Avenue and the
courtyard shall be paved with Dulany Precinct
paving. The sidewalk paving shall change at the
edge of the plaza to Eisenhower Precinct standard
sidewak paving.

The Dulany Precinct street trees shall extend to
Eisenhower Avenue. There shall be three trees
arranged in a quarter circle at each comer, with the
one closest to Eisenhower Avenue aligning with the
first row of trees along Eisenhower Avenue.

The planters in the building zone for Dulany Precinct
shall extend around the comer to Eisenhower
Avenue a minimum of ten feet ending at an
appropriate architectural feature. These planters

shall be coordinated with the plaza design as well.

Each plaza shall have at least one bench and one.
directory/kiosk within K.

BALLENGER PRECINCT TRANSITION:
Eisenhower Precinct is dominant over Ballenger
Precinct. The first two street trees on each side of
John Carlyle Street shall be Bloodgood Plane trees
to match the Eisenhower Avenue street frees. The
first tree on John Carlyle Street shall align with the
second row of sireet trees along Eisenhower
Avenue. The standard sidewalk paving shall change
from Eisenhower Precinct standard paving ©
Ballenger Precinct standard at the line created by
the extension of the build-to line paraliel
Eisenhower Avenue. The planting requirements for
the building zone for Eisenhower Precinct shall wrap
around the comer extending ten feet minimum along
Elizabeth Lane and ending at an appropriate
architectural feature. Eisenhower Precinct and
Holland Precinct are similar in design; neither shall
be dominant. Each precinct's design shall extend %0
the curb on either side of John Cartyle Street. The
location of the street trees along John-Carlyle Street
shall be coordinated to begin across from each
other, and any other element shall be coordinated
across John Carlyle Street. See Figure 6-11.

HOLLAND PRECINCT TRANSITION: Hoftand
Precinct and Eisenhower Precinct streetscape
design is similar. The transition between the two
precincts at John Carlyle Street shall be made 8o

_that neither is dominant, and the experience of

Eisenhower Avenue is continuous. See Figure 8-12. .
At Block P, the first two street trees along John
Carlyle Street shall be Bloodgood Plane trees %o
match those along Holland; the first tree shall align
to the second row of street trees along Eisenhower
Avenue.

April 1994
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Figure 6-9: Jamieson Precinct Transition
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7 HOLLAND PRECINCT

Additional information and special requirements for the streetscape for Holland Precinct are outlined below.

These guidelines shall apply in addition to the General Streetscape Guidelines; when a topic is not addressed
the General Streetscape Guidelines shall ‘

7.1 Design Concept 78 Signs ...................... 713
and Character ..... . ... ... .. 7-3 7.8.2 InformationSigns ... ..... 713
71.1 Context ..... ... ... .... 7-3 -Building Identification Signs
712 Use ................... 74 ' \
713 Imagery ............... . 74 7.11 Transitional Areas . ... ...... 7-14
7.11.2 Transitions between
7.2 Major Open Spaces ......... 75 . Precincts............... 7-14
72.1 Rotary ................. 75 =Jamieson Precinct Transition
7.2.2 Alexandria African American *Ballenger Precinct Transition
Heritage Park . . .......... 75 *Eisenhower Precinct Transition
7.3 Streetscape Design . ........ 7-7
7.3.1 Typical Layout
andDimensions . .. ....... 7-7
7.3.2 Building Entrances . .. ce.. 18
*Major Lobby Entrance
«Garden Court
74 Hardscape.............. . ... 79
74.1 Paving ................. 79
-Standard Sidewak Paving
742 Curbs.................. 79
7.5 Street Furniture ........... 7-10
75.1 Seating ............... 7-10
Formal Seating: Benches
75.2 StreetFixtures .......... 7-10
Trash Receptacles :
*Fences, Gates, Columns and Walls
76 Lighting ................... 7-1
7.6.1 Streetlights ............ 711
7.7 Planting ........... e 712
771 StreetTrees ............ 7-12

7.7.2 Planting Beds and Planters 7-12
‘Rotary and Eisenhower Avenue
Facades
*Holland Lane Facades

7.7.3 Free Standing Planters ... 7-12
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7. HOLLAND PRECINCT

A parkway is the design concept for Holland
Precinct. The visual prominence of the nine acre
public park adjoining this side of Carlyle will give this
precinct the feel of being within a park. This park
setting plays the strongest role in reinforcing the fifth
principle of the development plan: to have the
streets be a linear park. The goal for Holland
Precinct is to enhance and reinforce the strong
relationship between the park, the rotary, and a
residential neighborhood.

Cooper Robertson and Partners summed up the
design intent for Holland Precinct in the Design

Report for Carlyle when they stated that Holland
Lane is: )

~.envisioned as a tree lined
" boulevard with ... brick sidewalks and
landscaped areas with... London
Plane or similar type trees. The
residential buildings which front this
street and park will be configured so
that a series of landscaped
courtyards will face the park as well.
These buildings will be developed o
varying heights (four-to-six stories up
to fifteen story towers), and street
wall configurations to accentuate this
parkway-like setting of the residential
neighborhood. .

Holland Precinct is located at the eastern edge of
Carlyle. R is intended that the strong visual
relationship with the park will be reinforced with
informal naturalistic planting interweaving the park
and the urban edge of Carlyle.

7.1 DESIGN CONCEPT AND
CHARACTER

7.1.1 CONTEXT

Because Holland Precinct is on the eastem edge of
Carlyle, this edge position makes & a strongly
identifiable place due 1o the site plan and use of the
precinct.

Figure 7-1: Holland Precinct

SITE PLAN: The combination of four, seven and
fifteen story residential buildings along Holland Lane
sharply define the western edge of the precinct.
These buildings will be oriented 1o the park and will
have a strong visual connection to the park and Oid
Town beyond over the tops of the trees. The mass
of the buildings will be broken with street level and
second story garden courts that will address Holland

. Lane and the sidewak at street level. The primary

entrances 1o these buildings will be on the opposite
sides of the buildings facing onto Ballenger Mews;
entrances on Holland Lane will be secondary. The
Streetscape ribbon of sidewak and lawn along
Holland Lane will not be interrupted by parking and
service entrances, enhancing the park effect.

CIRCULATION: Because Holland Lane connects
the Eisenhower Valley to Old Town, the amount of
vehicular traffic on Holland Lane will be substantially
more than on the interior streets of Cartyle. Holland
Lane intersects Eisenhower Avenue at the Rotary in
the southeast comer of Carlyle. The nature of the
traffic on Holland Lane will be more through than
local even though it provides access 1o Carlyle at
the three east-west streets. The intersections of
these three streets with Holland Lane provide strong
points for pedestrian crossings to the park. The
pedestrian traffic along Holland Lane will probably
be minimal as most people will be going to the park
or their residence. The bike trail along Holland Lane
will add through bike traffic and provide easy access
for Carlyle residents to the Alexandria bike trails
system.

April 1994
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OPEN SPACES: There are two open spaces in the
Holland Precinct; they are Alexandria African
American Park and the Rotary.

Alexandria African American Park, which runs the
length of the eastern edge of Carlyle, has large
existing trees and other vegetation. Most of this will
be preserved in the design for the park. These
existing trees more than anything else establish the
parkway image for Holland Precinct. The existing
grade at Holland Lane Is high and it quickly falls to
a lower level at Hooff's Run. :

The Rotary at the intersection of Holland Lane and
Eisenhower Avenue will be a place many people will
associate with their image of Carlyle because they
will drive around it. The rotary is a strong geometric
form and this form is reinforced by the buildings
surrounding the west side of . The Rotary is like
many of the circles in Washington which are a focus
for a neighborhood.

7.1.2 USE

In Holland Precinct, the major first floor use and the
predominant precinct use are residential. Passive
recreational use of the park is the next most
important use in the precint. The park provides a
destination for pedestrians in the streetscape as well
as influencing the character of Holland Lane. The
park is a public use while the residential buildings
are private uses. The street is the interface which
provides the transition between the two.

Activity in Holland Precinct streetscape will be tairy
constant through the day, with automobile traffic
peaking at the moming and evening rush hours.
Weekends will see a higher concentration of people
strolling to the park and using the bike trails along
Holland Lane especially during daylight hours.

7.1.3 IMAGERY

The image of a parkway is a pastoral one: that of a
greensward containing large trees and lawn. The
passive park is a place to strol and enjoy
picturesque views.

Figure 7-3: Connecticut Avenue

The adjoining residential buildings set in this
parkway will be very much like Connecticut Avenue
in Washington or Central Park in New York.

7-4
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7.2 MAJOR OPEN SPACES

The major open spaces will contribute substantially
to the parkway image of Holland Precinct. Every
effort should be made to orient buildings and
integrate the built edge of Carlyle to these spaces.

7.2.1 ROTARY

The Rotary at the intersection of Holland Lane and
Eisenhower Avenue is the terminus 1o the long axis
of the Eisenhower "boulevard* The strong
geometric form of the circle defines the space and
its character. The double row of street tree
plantings and the building massing along the

western edge of the Rotary reinforces the circular
form. The design of the rotary shall be formal and
symmetrical about the Eisenhower axis. There
should be a focal element at the center of the rotary
such as a statue.

The plantings should respond o the formal nature of
the space, however, plants should be selected o
relate to the streetscape and the existing vegetation
in the park. A strong relationship between the
Rotary and the park is encouraged.

Treatment 6f the streetscape on the inside edge of
the rotary shall be as designed with the rotary.

Figure 7-4: Rotary Open Space Concept

April 1994

75



e
Holland Precinct

7.2.2 ALEXANDRIA AFRICAN
AMERICAN HERITAGE PARK

The nine acre Alexandria African American Heritage
Park is the largest open space in Carlyle. It will
"commemorate individuals, groups, events,
achievements and contributions by Black Americans
who have had a marked effect on the City's

character, . development and history" (Cooper

Robertson and Partners).

The design for the park should be clearly related to
the streetscape along the Holland Lane edge.
Because of the existing trees, no additional street
trees shall be planted along the east side of Holland
Lane. This will reinforce the visual connection to the
park from Holland Lane and enhance the pastoral
setting. Continuous sidewalk and street lighting
however must be provided along Holland Lane:
Refer to Section 7.3 Streetscape Design for the
specific requirements. The pedestrian crosswaks of
Holland Lane at the three intersections are strong
pedestrian links to the park. These should also be
reinforced in the park design. '

7-6



%
Design Guidelines

7.3 STREETSCAPE DESIGN

7.3.1 TYPICAL LAYOUT AND
DIMENSIONS -

In Holland Precinct, the streetscape configuration is
designed to enhance the parkway image. Because
of the park on the east side of Holland Lane the
streetscape configuration is not symmetrical, On the
west side of Holland Lane, adjoining the residential
buildings, the usual three streetscape zones will be
strictly defined.

The curb zone will be a seven foot wide area within
the right-of-way with street trees centered, This
zone shall be planted with lawn with the street trees

ST
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Figure 7-5: Holland Precinct Typical Street Layout

centered in the lawn. The pedestrian zone shali be
defined as an eight foot wide sidewak located
immediately adjacent to the curb zone; the sidewalk
shall have an eight inch band on each side. The
building zone shall be the area from the edge of the
sidewalk o the building facade, approximately fifteen
feet. This area shall be landscaped with trees,
shrubs, groundcover and lawn as required in Section
7.8 - Planting, and may be occupied by a portion of
a garden court entrance.

Qearden Court wenclosure -
Steet Tree )
I -
"M 3 :'
m ..- - LY
&M 1 - . .
Naturaistic Planting 1{1_" g
: L+ ™
Streetlight 11)_ !
41-" "‘ :
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figure : Garden Court

7.3.2 BUILDING ENTRANCES

MAJOR LOBBY ENTRANCE: Major lobby
entrances of buildings facing the Rotary may be
designed by the parcel owner, however, they may
not interrupt the curb zone. No physical connection
to the street with pavement will be permitted and the
street trees within the curb zone shall be maintained

at the specified spacing.

GARDEN COURTS: One garden court shall be
provided for Blocks H, L and O facing onto Holland
Lane. This garden court may extend into the
building zone of the streetscape. If the garden court
is elevated, a transition to the street shall be
provided. The transition shall incorporate stairs with
intermediate landings and planters in a manner
which is gracefut and embraces the street.The
transition to the street shall be appropriately scaled
to the building architecture and the sidewalk.

7.8 - - _ ' LandDesign, inc.
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7.4 HARDSCAPE

7.4.1 SIDEWALK PAVING

STANDARD SIDEWALK PAVING: The standard
sidewalk paving for Holland Precinct shall be the
King William Range brick pavers in a running bond
pattern parallel to the street. An eight inch rowlock
band shall be provided along each edge of the
sidewak.

AHHHIE:
HHHHHE:
THHH S
"-1 o= 8" Rowlock band
7 : 13 -__d -.; - Running bond
1H} 4__{‘-. parallel to stroet
T _'1_' = " Lawn
{HH 1.
{HHHHE:
b “—h _— '.'." * -
- "'L." ..-. e
-] Twr —xd-:"-. 'b-\... .;:.-'

I:‘iguro 7-7: Holland Precinct Standard Sidewalk
Paving
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7.5 STREET FURNITURE

In order to enhance the pastoral nature of Holland
Precinct, street furniture shall be kept to minimum.
The following requirements apply in addition to those
in Chapter Two.

7.5.1 SEATING

FORMAL SEATING - BENCHES: Benches shall be
provided in garden courts in a quantity appropriate
to the design. No other benches are permitted
within the streetscape.

7.5.2 STREET FIXTURES

TRASH RECEPTACLES: One trash receptacle
shall be provided in the curb zone at all street
corners only. '

FENCES, GATES, COLUMNS AND WALLS: The
use of fences, gates, columns and walls as a means
to provide the required enclosure for a Garden Court
is encouraged. Fences and columns shall allow
visual access to the garden court from the sidewak.

3
s -,
Ty

s

Figure 7-8: Balustrade Fence
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7.6 LIGHTING

7.6.1 STREETLIGHTS

All streetlights in Holland Precinct shall be a single
luminaire streetlight as specified in the General
Streetscape Guidelines. Streetlights along Holland
Lane shall be spaced at eighty feet on center and
staggered across Holland Lane. - Streetlights along
Eisenhower Avenue shall be spaced at eighty feet
on center and paired across Eisenhower Avenue.
Streetlights around the Rotary shall be spaced at

eighty feet on center and arranged in a formal
manner.

At the intersections of Emerson and Ballenger
Streets with Holland Lane, streetlights shall be
placed to maximize vehicular and pedestrian safety.
For example, a single luminaire may be placed on
axis with the intersecting street, or streetlights may
be placed on all four comers of the intersection.

Figure 7-9: T Intersection Lighting

April 1994
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7.7 PLANTING

7.7.1 STREET TREES

Holland Precinct shall have two street trees. They
shall be spaced at twenty feet on center,

Along the west side of Holland Lane, a single row of
Red Oaks, Quercus rubra, shall be provided.
Beginning at the point of curvature on Holland Lane

before it joins the Rotary and around the western

sides of the rotary, a double row of Bloodgood Plane
Trees, Plantanus x acerifolia, shall be provided. The
second row shall be fifteen feet behind the first row
and shall be paired radially with the first row along
the arc. All street trees in the curb zone in Holland
Precinct shall be planted in lawn. There will be no
street trees along the east side of Holland Lane.

In addition, a single row of Bloodgood Plane Trees
shall be planted along the centeriine of the median
of Eisenhower Avenue between Blocks O and P.

7.7.2 PLANTING BEDS AND PLANTERS

Continuous at-grade planting beds shall be provided
along 100% of the net facade length in the building
zone against all buildings.

ROTARY AND EISENHOWER AVENUE
FACADES: Planting beds along the Rotary and
Eisenhower facades shall reinforce the formal
geometric form of the rotary. Planting beds shall be
a minimum of five feet wide and may extend to the
full width of the building zone; however, a minimum
of twenty-five percent of the building zone area shalt
be lawn.

Plant selections shall be native indigenous plants
that relate to the existing vegetation in the park.

HOLLAND LANE FACADES: Planting beds along
Holland Lane shall be designed in a naturalistic,
pastoral manner to reinforce the visual connection
across the street to the park. The planting beds
shall be a minimum of five feet wide and may extend
to the full width of the building zone; however, a
minimum of thirty percent of the building zone shall
be lawn. Mainly lower scale understory plantings
should be used. The use of smaller shade trees,

ornamental and flowering trees, and large shrubs is
encouraged. The planting shall include a mix of
evergreen and deciduous plants; plants shall be .
native or indigenous plants to relate to the existing
vegetation in the park.

7.7.3 FREESTANDING PLANTERS

Freestanding planters are not permitted except in
association with garden courts.

7-12
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7.8 SIGNS

7.8.2 INFORMATION SIGNS

BUILDING IDENTIFICATION SIGNS: Since the
primary entrances to the residential buildings are
located within Ballenger Precinct, the primary signs
shall be located there. Smaller secondary building
identification signs may be provided, however, in
association with garden courts only.

April 1994
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7.11 TRANSITIONAL AREAS
7.11.2 TRANSITIONS BETWEEN
PRECINCTS

JAMIESON PRECINCT TRANSITION: Holland
Precinct shall be the dominant precinct in the
transition to Jamieson Precinct. The street trees
shall remain the same as specified along each street
and extend 1o the corners. The sidewalk pavement
will change from the Holland standard paving to the
Jamieson standard paving at the extension of the
Holland Lane build to line. Plantings for Holland
Precinct shall change to Jamieson Precinct. See
Figure 7-10.

BALLENGER PRECINCT TRANSITION: Holland
Precinct shall be the dominant precinct in the
transition to Ballenger Precinct.

At Ballenger and Emerson Streets, the Holland
Precinct sidewak paving shall change to the
Ballenger precinct paving at the point of curvature of
the curb on the east west streets. See Figure 7-11.
The street trees shall be the same on their
respective streets. Plantings for Holland Precinct
shall extend around the comer for a minimum of ten
feet ending at an appropriate architectural feature.

At John Carlyle Street and Eisenhower Avenue,
Holland Precinct shall be the dominant precinct.
The first two street trees along John Carlyle Street
shall be Bloodgood Plane Trees and the first tree
shall align with the second row of trees from the
curb along Eisenhower Avenue. Al street trees
beyond that shall be the Ballenger Precinct street

tree. The standard sidewalk paving for Holland -

Precinct shall extend to the line of the sidewalk in
front of Block N extended across John Carlyle
Street. Plantings in the buikling zone shall extend a
minimum of ten feet around the comer from
Eisenhower Avenue and end al an appropriate
architectural feature. See Figure 7-12.

EISENHOWER PRECINCT TRANSITION: Holland
Precinct and Eisenhower Precinct streetscape
design is similar. The transition between the two
precincts at John Carlyle Street shall be made so
that neither is dominant, and the experience of
Eisenhower Avenue is continuous. See Figure 7-13.
At Block P, the first two street trees along John
Carlyle Street shall be Bloodgood Plane trees to
match those along Holland; the first tree shall align
to the second row of street trees along Eisenhower
Avenue.

7-14
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Figure 7-10: Jamieson Precinct Transition '
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April 1994

717



Beg
ﬁ\ Holland Precinct

® | = 3
. ¢
5 )| P,
[ ]
. »
] ] > ]
EISENHOWER AVENUE
- )
. . o b
' > '.l 4 g ‘ “ -A
[ ® = o1 \d
= = [ 2
RS -
" M ‘.‘_ .. . .3: o *‘ »
WY Prcmery jv . ’ g
AL w )
N P

Figure 7-13: Eisenhower Precinct Transition

7-18



Design Guidelines ﬁ

8 BALLENGER PRECINCT

Additional information and special requirements for the street
These guidelines shall apply in addition to the General Sireet

the General Streetscape Guidelines shall apply.

scape for Ballenger Precinct are outlined below.
scape Guidelines; when a topic is not addressed,

8.1 Design Concept 88 Signs ...................... 8-12
and Character .............. 83 8.8.2 InformationSigns . . ... ... 8-12
8.1.1 Context ................ 83 *Building Identification Signs
812 Use ................... 83 - '
8.13 Imagery ................ 8-4 8.11 Transitlonal Areas .......... 8-13
8.11.2 Transitions between
8.2 Major Open Space .......... 85 Precincts . .............. 8-13
*Holland Precinct Transition
-Eisenhower Precinct Transition
8.3 ggfet%g;f; zf::gn """"" &7 -Dulany Precinct Transition
and Dimensions . ... .. .... 8-7 Carlyle Precingt Transition
8.3.3 Vehicular Access Zones ... 8-7 8.11.3 Transhions to Areas
-Drop Ofis/Lay-Bys Adjacent to Cariyle. . .. . ... 8-13
84 Hardscape.................. 8-8
841 Paving ................. 8-8
-Standard Sidewak Paving
-Pavement Bed Edges -
85 Furniture ................... 89
851 Seating ................ 8-9
+Formal Seating: Benches
852 StreetFixtures ........... 8-9
Trash Receptacles
Fences, Gates, Columns and Walls
86 Lighting ................... 8-10
8.6.1 Streetlights . ........... 8-10
8.6.2 Speclally Landscape
Lighting ............... 810
*Miniature Lights
8.6.3 BulidingLighting ........ 8-10
Facade Lighting
87 Planting ................... 8-1
8.7.1 StreetTrees ............ 8-1
8.7.2 Planting Beds
andPlanters ........... 811
-Seasonal Color
Shrubs
Trees
8.7.3 Freestanding Planters . ... 8-11
April 1954 8-1
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8 BALLENGER PRECINCT

Ballenger Precinct will be home to most of Carlyle’s
residents, as it is a primarily residential precinct. A
combination of pedestrian oriented open spaces and
- avariety of buildings will make it an interesting place

to stroll. Ballenger Precinct will best exemplify the
first design principle of the Development Plan which
states that the number and kinds of buildings will be
diverse. Individual expressions of homes will add a
charm and character 1o the precinct that will be
reminiscent of Old Town.

Ballenger Precinct is located on the east side of
Carlyle. It is enclosed by Carlyle Precinct to the
- north, Holland Precinct to the east, Eisenhower
- Precinct to the south and Dulany Precinct 1o the
west. '

8.1 DESIGN CONCEPT AND
CHARACTER

8.1.1 CONTEXT

SITE PLAN: The residential blocks of Ballenger
Precinct are visually connected not only by the
streets but by the open spaces within the precinct.
Ballenger Precinct will have a mix of four story
buildings with seven, twelve and fifteen story towers
with major lobby entrances. The street wall will be
animated with cut outs, balconies and bay windows.

CIRCULATION: Vehicular circulation in Ballenger
Precinct will access three blocks in Ballenger
Precinct at drop off courts adjacent to the towers
allowing a slower zone of traffic to penetrate the
residential blocks. Pedestrians will have many
routes to choose in the Precinct. The major open
space will provide cross block connections.

OPEN SPACE: Ballenger Mews, a cruciform space
formed by the massing of the buildings is the focus
of Ballenger Precinct. The mews links blocks H, K,
L and O on the cross axes. The link crosses
Ballenger and Emerson Streets connecting with the
dropoff courts on the either side. This link forms an
important visual and physical relationship for the

Figure 8-1: Ballenger Precinct

buildings in Blocks H and O to the Mews. The

streetscape should reflect this open space
extension.

Ballenger Mews is more inwardly focused than any
of the other open spaces in Cariyle. Unlike the
other open spaces, i is not surrounded entirely by
streets. The adjoining residential buildings will give
it a more private and intimate feel. A day-care
center may also be located adjacent to the Mews.

8.1.2 USE

The predominant use in Ballenger Precinct is
residential. The main use of the streetscape will be
the movement of people to and from work, 10 school,
shopping and other daily routines. The streetscape
could also be a place where children play while their
parents sit on the steps of thelr house and chat with
the neighbor. Leisurely strolling, walking the dog and
pushing the baby cariage will also be a Ballenger
Precinct activity. Most of the use of the streetscape
will be tairly constant through the daylight hours with
the use tapering off in the evening. The uses in
Ballenger Precinct are semi public to private and, as
in most residential neighborhoods, strangers are not
as welcome.

April 1994



Figure 8-2:; Williamsburg, Virginia

8.1.3 IMAGERY

Ballenger Precinct should invoke a comfortable,
welcoming feefling of home with the associated
sense of security. Varied architectural expressions
and a varied landscape palette will give Ballenger a
personal and residential feel. The street should be
full of human scale details such as door knockers,
stoops, shutters, window boxes, planters and pots.

Figure 8-3: Residential Plantings
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8.2 MAJOR OPEN SPACE

The centerpiece of Ballenger Precinct is Ballenger
Mews, a one and a half acre park. This open space
will be a richly planted garden with contoured lawns
and curvilinear walks. The Mews will be similar in
character to Louisburg Square in Beacon Hill in
Boston or the squares in Charleston, South Carolina,
The Mews should be designed to be intimate in
scale and naturalistic. '

The cruciform shape of the Mews creates axial
relationships to the buildings at each end. The
cross axis extends from Block L into the residential
courts in Blocks H and O. The street trees along
Ballenger and Emerson Streets shall break o
reinforce the relationship of the Mews 10 the courts.
In addition, the residential courts in Blocks H and O
shall be designed to focus onto the mews as well.
See 84,

Vehicular and pedestrian entrances in the Mews and
the residential courts shall be emphasized equally.
Vehicular access areas shall be treated as
pedestrian plazas. The areas adjoining the streets
shall be fenced with transparent fencing to enhance
the semiprivate feel of the mews while maintaining
visual access from the street. The plantings in the
Mews shall be layered in a definite hierarchy.
Plantings shall include shade trees, omamental
trees, shrubs, flower beds and specimen plants.
The greater portion of the ground plane shall be
lawn.

April 1094
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8.3 STREETSCAPE
CONFIGURATION

8.3.1 TYPICAL LAYOUT AND
DIMENSIONS

The layout of the streetscape in Ballenger Precinct
is designed to encourage variety especially at the
interface of the building and pedestrian zones. The
experience of walking along the sidewalk should be
slightly meandering one, much like in the residential
sections of Old Town,

In Ballenger Precinct, the curb zone shall be five
and one-half feet wide with a four inch wide band at
the back of the curb. The pedestrian zone shall be
a minimum of four feet wide and clear of any

obstruction. The building zone width shall vary in
combination with the pedestrian zone, allowing the
most tlexibility to adjust widths of pavement and
plantings as needed.

8.3.3 VEHICULAR ACCESS ZONES

DROPOFFS/LAYBYS: Dropoff loops and drives
within Ballenger Precinct shall be designed as
vehicular accessible pedestrian plazas. Drives shall
be flush with walks and have no curbs. The
intersection of the drive and the street shall be
treated as a parking/service entrance.

H Atgrade planter
3 8" Brick band
)
[
® Streat tree
4* brick band along owb
Sldewak paving fleld
pa Swoop
4 Pots
;E o Streetight . o
L«
ol
Py
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min. | 58* f
B Ped. ! Cub
Zg Zone  Zone

Figure 8-5: Ballenger Precinct Typical Streetscape
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8.4 HARDSCAPE

8.4.1 STANDARD SIDEWALK FAVING

STANDARD SIDEWALK PAVING: The standard
sidewalk paving for Ballenger Precinct shall be the
King William Range brick paver. The brick pavers
shall be laid in a herringbone pattern which is
aligned at forty-five degrees to the curb. A single
stretcher course band shall installed along the curb
and a single row stack bond band shall be used to
edge all flush at grade planters including street tree
pits and building zone plantings.

Figure 8-6: Ballenger Precinct Standard Sidewalk
Paving - -

PAVEMENT EDGES: All planter bed and tree well
edges shall be flush and at-grade.

8.4.2 CURBS :

All curbs in Ballenger Precinct shall be six
concrete curb and gutter.
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8.5 FURNITURE

8.5.1 SEATING

FORMAL SEATING - BENCHES: Benches may be
used in open spaces and garden courls only.

8.5.2 STREET FIXTURES

TRASH RECEPTACLES: Two trash receptacles
shall be provided al each intersection within
Ballenger Precinct. Two trash receptacles shall also
be provided within fifty feet of the three street
entrances to Ballenger Mews; additional trash
receptacles may be provided as necessary.

FENCES, GATES, COLUMNS AND WALLS: The
use of fences, gates, columns and walls to define
gardens, private residential entrances and
semiprivate courtyards is encouraged in Ballenger
Precinct. -

Figure 8-7: Residential Fence -‘

April 1994
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8.6 LIGHTING

8.6.1 STREETLIGHTS

Single luminaire streetlights as specified in the
General Streetscape Guidelines, shall be spaced at
eighty feet on center and shall be staggered across
the street in Ballenger Precinct. House side shields
shall be installed in streetlights as needed to prevent
light from directly entering residential windows.

8.6.2 SPECIALTY LANDSCAPE

4 LIGHTING

The use of specialty landscape lighting is
encouraged within Ballenger Precinct especially at
residential dropoffs and within Ballenger Mews.

MINIATURE LIGHTS: Permanent miniature lights
are prohibited in Ballenger Precinct.

8.6.3 BUILDING LIGHTS

FACADE LIGHTING: Facade lighting will not be
pemmitted in Ballenger Precinct.

8-10

r\



Design Guidelines ﬁ

8.7 PLANTING

8.7.1 STREET TREES

In order to reinforce the variety desired in Ballenger
Precinct, each street has a different street tree. The
street tree for John Carlyle Street shall be the
Creenspire Linden, Tilia cordata 'Greenspire’; for
Ballenger Street, the Red Sunset Maple, Acer
rubrum 'Red Sunset’; and for Emerson Street, the
Emerald Queen Norway Maple, Acer platanoides
‘Emerald Queen’. Al street trees in Ballenger
Precinct shall be spaced at twenty feet on center.

All other street tree wells in Ballenger Precinct shall
be flush with the pavement. These tree wells may
be planted with groundcover plantings or seasonal
flowers at the discretion of the parcel owner. The
parcel owner shall be reponsible for the
maintenance of the plantings in the tree wells.

8.7.2 PLANTING BEDS AND PLANTERS

Planting beds are required in the building zone for a
minimum of eighty percem of the net plantable
facade. Planting beds shall be a minimum of three
feet wide, and may extend to the full width of the
building zone.

The plants below are suggested for use in Ballenger
Precinct plantings.

SEASONAL COLOR: Tulips, Hyacinths, Mums,
Datfodils, Geraniums, Hosta, Marigolds, Petunias,
Ferns and Pansies.

SHRUBS: Azalea, Rhododendron, Wisteria, False
Cypress, Witch Hazel

TREES: Dogwood, Magnolias, Cherry, Stewartia,
Crape Myrtle and Japanese Silverbel; Spruce,
Deodar Cedar, Southemn Magnolia and American
Holly; Ginkgo, Chinese Eim, English Oak and
Zelkova. '

8.7.3 FREESTANDING PLANTERS

The use of freestanding planters by individual
residents is encouraged.

April 1994
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8.8 SIGNS

8.8.2 INFORMATION SIGNS

BUILDING IDENTIFICATION SIGNS: Freestanding
building identification signs may be appropriate to
the vehicular dropoffs in Blocks H and O. As stated
in the General Streetscape Guidefines, freestanding

signs require special approval from Carlyle

Development Corporation.

8-12
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8.11 TRANSITIONAL AREAS

8.11.2 TRANSITIONS BETWEEN

PRECINCTS

HOLLAND PRECINCT TRANSITION: Holland
Precinct shall be the dominant precinct in the
transition to Ballenger Precinct.

At Ballenger and Emerson Streets, the street trees
shall remain the same as specified along each street
and extend to the corners. The sidewalk layout and
pavement shall change from the Holland standard
sidewatk paving to the Ballenger standard sidewalk
paving at the point of tangency of the curb-retum.
Plantings and building zone treatments for Holland
Precinct shall turn the corner into Ballenger Precinct
for a minimum of ten feet changing to Ballenger
Precinct standard at an appropriate architectural
feature. See 8-8.

At John Carlyle Street and Eisenhower Avenue, the
first two street trees along John Carlyle Street shall
be Bloodgood Plane Trees and the first tree shall
align with the second row of trees from the curb
along Eisenhower Avenue. All street trees beyond
that shall be the Ballenger Precinct street tree. The
standard sidewalk paving for Holland Precinct shall
extend to the rear line of the sidewalk at Block N
extended across John Carlyle Street to Block O.
Plantings in the building zone shall turn the comer
extending a minimum of ten feet and ending at an
appropriate architectural feature.

EISENHOWER PRECINCT TRANSITION:
Eisenhower Precinct is dominant over Ballenger
Precinct. the first two street trees on John Carlyle
Street shall be Bloodgood London Plane trees ©
match the Eisenhower Avenue Street Trees. The
first tree on John Carlyle Street shall align with the
second row of street trees along Eisenhower
Avenue. See 8-10. The standard sidewalk layout
and paving shall change from Eisenhower Precinct
Standard paving to Ballenger Precinct standard
paving at the line created by the extension of the
rear line of the sidewalk parallel to Eisenhower
Avenue. The planting requirements for the building
zone for Eisenhower Precinct shall wrap around the

comer extending ten feet minimum along John

Carlyle Street and ending at an appropriate
architectural feature. :

DULANY PRECINCT TRANSITION: Ballenger
Precinct is subordinate to Dulany Precinct. ' The
street trees shall be continuous along the respective
streets. Standard sidewalk paving will change from
Ballenger to Dulany standard sidewalk paving at the
extension of the build-to line parallel to Dulany
Street. The building zone plantings shall extend %o
the end of the side building wall for the building that
faces onto Dulany Street. See 8-11. '

CARLYLE PRECINCT TRANSITION: Caryle
Precinct is the dominant precinct. The standard
sidewalk layout and paving shall change form
Carlyle Precinct standards 1o Ballenger Precinct
standards at the line created by the extension of the
build-to-line across John Carlyle Street. The street
trees shall be as specified for the respective streets.
The planting requirements for the building zone shall
change at the same point as the sidewak layout and
paving. See 8-12.

TRANSITION TO AREAS
ADJACENT TO CARLYLE

Ballenger Precinct is entirely within Carlyle; no
transitions to areas adjacent to Carlyle is necessary.

8.11.3

April 1994
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CARLYLE SQUARE

Figure 8-12: Carlyle Precinct Transition
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