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Potomac Yard — Landbays I & J West and L

Application General Data
PC Hearing: September 8§, 2011
Potomac Yard - If approved, DSUP September 17, 2014
Landbays I & J West and L | Expiration:
Plan Acreage: Approximately 20 acres
Zone: CDD#10
Location: 1000, 1400, | Proposed Use: Residential

1800, 1801, 2000, 2200,
2400 and 2500 Main Line

Blvd. Dwelling Units: 344 units

Small Area Plan: Potomac Yard/Potomac Greens
Applicant: Potomac Yard | Historic District: N/A
Development, LLC, Green Building: Achieve 45 points from the
represented by Duncan LEED Homes Green Building
Blair, attorney Rating System
Purpose of Application

A request for approval of a development special use permit, with site plan, to construct
approximately 344 residential units, 864 parking spaces (including visitor parking) and four
acres of open space in Landbays I and ] West and L of Potomac Yard.
Special Use Permits and Modifications Requested:

1. A request for a special use permit for building more than eight townhouses in a row.
Staff Recommendation: APPROVAL WITH CONDITIONS
Staff Reviewers: Gary Wagner, RLA, gary.wagner@alexandriava.gov
Colleen Willger, AICP, LEED AP BD+C, colleen.willger@alexandriava.gov

PLANNING COMMISSION ACTION, SEPTEMBER 8, 2011 — On a motion made by Mr.
Jennings, seconded by Ms. Fossum, the Planning Commission voted to recommend approval of
the development special use permit with site plan to construct approximately 344 residential
units, 864 parking spaces and four acres of open space in Landbays I and J] West and L of
Potomac Yard, subject to compliance with staff recommendations and all applicable codes and
ordinances. The motion carried on a vote of 7 to 0.

Reason: The Planning Commission generally supported the project and agreed with staff
analysis.

Speakers: Duncan Blair, attorney representing the applicant.
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I. SUMMARY

A. Recommendation

Staff recommends approval of the development special use permit with site plan to construct
344 residential units subject to compliance with the staff recommendations. The proposal
provides a number of benefits for the City and surrounding community, including:
e Redevelopment of an urban brownfield;
e Provision of residential units near Braddock Metro Station and George Washington
Middle School, as well as along Route 1 and Main Line Boulevard;
e Enhanced streetscape;
Attractive architectural design;
¢ Provision of open space and play areas.

B.  Summary of Issues

The applicant and developer, Potomac Yard Development, LLC (PYD), has submitted a request
for the development of Landbays I and J West and L in Potomac Yard. The proposal consists of
344 residential units with a mix of townhomes and urban lofts; approximately 864 parking
spaces including visitor parking; and approximately four acres of open space, some of which
includes play areas. To construct this project, the applicant has requested approval of the
following;:

e Development Special Use Permit with Site Plan;

o Special Use Permit for more than eight townhouses in a row.

Key issues that were considered with this proposal, which are discussed in more detail later in
this report, include:
e Consistency with approved plans and policies;
Connectivity and compatibility with existing neighborhoods;
Architecture and building design;
Upgrade of the pedestrian environment and streetscape;
Design and function of open space; and
Traffic analysis. '
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II. BACKGROUND

A. Site Context

Landbays I and J were split into east and west portions for approval and construction phasing
purposes. Landbays I and J East (DSUP#2006-0018) were approved in 2009 and construction is
currently underway.

Landbays I and J] West are bounded by Route 1 and Main Line Boulevard on the west and east;
and Potomac Avenue and Bluemont Avenue on the south and north. The landbays are currently
vacant, except for a temporary sales trailer.

Landbay L is a long, linear site between Monroe Avenue and the Braddock Metro Station. The
piece of land is wedged between existing industrial buildings and residential on Leslie Avenue to
the west and South Main Line Boulevard on the east. The Gold Crust Bakery and George
Washington Middle School are to the north and south of the site, respectively. This site is also
currently vacant.

B.  Site History

The CDD Concept Plan, which governs the Potomac Yard/Potomac Greens development, was
approved by City Council in 1999 and recently amended in 2010. The Concept Plan provides for
a relatively moderate overall development density for Potomac Yard, with higher densities of
mixed-use development concentrated towards the northern end of Potomac Yard. The following
is a breakdown of approved building square footage for the Potomac Yard/Potomac Greens
CDD.

Table 1. Maximum Development Approved For CDD Concept Plan as of 2010

Office 1,932,000 sq. ft.

Hotel 625 rooms

Retail 120,000 sq. ft.
Residential 2,200 units

In addition to establishing development levels and uses for each parcel within Potomac Yard, the
CDD governs the design and timing of open spaces, streets, utilities and other elements of the
future development of the entire tract. The requirements of the CDD are set forth in two
documents: the CDD Conditions and the Potomac Yard Urban Design Guidelines (“the Design
Guidelines”). The CDD conditions include timing triggers for construction of infrastructure
based on specified levels of development. The conditions also prescribe land to be dedicated to

the City as public parks, and other open space to be privately maintained with public access
easements.
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The Design Guidelines govern the type, amount, location and manner of redevelopment for the
entire Potomac Yard site. They provide the general framework, principles and a vision for the
new Potomac Yard development to be utilized in evaluating specific proposals. The Design
Guidelines also prescribe detailed design criteria for critical aspects of the plan, including each
major open space, each landbay and each development type (e.g., townhouses) and are discussed
throughout this report.

III. PROJECT DESCRIPTION

Site Layout

The overall site area for this proposal is approximately 20 acres. Landbay I West is 3.5 acres,
Landbay J West is 6.66 acres, and Landbay L is 10 acres. The street layout is in an orthogonal
pattern, that continues the grid from the infrastructure plan, building off of the east/west
framework streets of Glebe, Swann, Custis, and Howell, and the north/south streets of Route 1,
Main Line Boulevard, and Potomac Avenue. The blocks are oriented with their longest frontage
facing Route 1, Potomac Avenue, and Main Line Boulevard to maximize building frontage on
the three primary roads. As in I & J East, the residential units face the street and are accessed by
vehicles in the rear via an alley network internal to the blocks.

Building Design

The proposal includes the construction of approximately 344 town homes and urban lofts.
Landbay I West contains 27 townhouses and 62 urban lofts (89 total), Landbay J West has 43
townhouses and 88 urban lofts (131 total), and Landbay L has 66 townhouses and 58 urban lofts
(124 total).

The architectural styles of the proposed buildings are similar to those previously approved in
Landbays I and J East, with some new styles introduced in Landbay L. Along Route 1, the units
have been grouped to have the appearance of multi-family buildings instead of individual town
homes. In general, more contemporary styles are used towards the north end of Landbay I and
gradually become more traditional in nature as one travels south into Landbay J. The units along
Main Line Boulevard and the internal blocks of I and J continue to be of the Federal, Georgian,
Victorian, and Art Deco styles.

Additional architectural styles have been provided for townhouse units in Landbay L, including
Craftsman Style units to blend in with the existing bungalows of the 1920s era in the Del Ray
neighborhood nearby. Units facing South Main Line Boulevard employ industrial and Art Deco
designs to recall the stylistic features on the Gold Crust Bakery and other industrial warehouse
buildings along Leslie Avenue.
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Parking

There are approximately 864 parking spaces, including visitor parking. Landbay I West has190
spaces; Landbay J West has 280 spaces; and Landbay L has 260 parking spaces. There is also
134 on-street visitor parking spaces dispersed throughout the three landbays.

Parking is broken down as follows: each townhouse is required to have at least two parking
spaces and each urban loft, 2.2 spaces. All visitors parking is provided as parallel spaces on the
surrounding streets. Most units have at least one parking space in a garage, some of which are in
detached garages. In Landbay L, there are some townhouse units that were unable to contain
garages due to site constraints, and have thus been assigned parking on a private street.

Open Space and Play Areas

The CDD Concept Plan requires 1.6 acres of open space in Landbay I; 1.3 acres in Landbay J;
and 0.5 acres in Landbay L. The Design Guidelines specify percentages that include the finger
parks in Custis and Howell Avenue: 7% open space including 0.5 acres for the Custis finger park
in Landbay I; 4% open space including 0.75 acres for the Howell finger park; and 5% open space
in Landbay L.

The proposal includes 0.6 acres in Landbay I West, 1.05 acres in Landbay J West, and 2.64 acres
in Landbay L. When combining Landbays I and J] West with Landbays I and J East, the proposal
exceeds the open space requirements (2.28 acres for Landbay I and 3.47 acres for Landbay J).
For detailed open space revisions, please refer to Table 3 in the Zoning section.

The open space included in this application is passive and active. Two play areas, one in
Landbay J West along Main Line Boulevard and one in Landbay L at the southern tip of the
landbay, are the active open spaces proposed. A large, passive, open space in Landbay L is
proposed between the multifamily building and the townhouses. For more information please
refer to the open space section in the Staff Analysis section of this report.
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IV. ZONING

The subject property is located in the Potomac Yard/Greens Coordinated Development District
#10 (CDD#10). The property is subject to the following zoning requirements (as amended and
approved in November 2010):

Table 2. CDD#10 Potomac Yard / Potomac reens Zoning Matrix

The RB zone regulations shall apply to the Up to 1,932,000 square feet of Heights Predominantl
ac area south of the Monroe Avenue Bridge office space, except that office shall be as y residential,
Yard / and east of the Metro Tracks, the CSL square footage may be shown on with a mix of
Potom zone regulations shall apply on the first converted to retail square the map land uses to
ac 250 feet east of Route 1, and the I zone footage through the special entitled, include
Greens regulations shall apply on the remainder of use permit process and, in “Predomin office, retail,

the site; except that the U/T regulations Landbay G, up to a total of ate Height and service,

shall apply to an area approximately 120 120,000 square feet of office Limits for hotel, parks
feet wide located just west of the Metrorail use may be converted to 120 CDD” and open
right-of-way (area shown on the plat for additional residential units. (Map No spaces, and

Case REZ#95-0005) for the purpose of Up to 625 hotel rooms. Up to 24, community

accommodating the relocated rail Main 120,000 square feet of retail Potomac facilities.

Line on the yard, and except also that the space. Up to 2,200 residential Yard/Poto

area known as the “Piggyback Yard” and units. mac

Slaters Lane portion of Potomac Yard (as Greens

shown on the plat for Case REZ#95-0004) Note 1: Within Landbay G a Small

may be developed pursuant to the CRMU- total of 120,000 square feet of Area Plan

L zone provided that the Piggyback Yard: office use may be converted to Chapter of

- shall contain no more than 275 dwelling up to 120 additional 1992

units; residential units. Master

- shall contain no more than 60,000 square Plan (2008

feet of commercial space, of which non Note 2: Office floor area may ed.))

more than 30,000 square fect shall be be converted to ground floor

office; retail use through a special use

- shall be planned and developed pursuant permit.

to a special use permit;

- shall have a maximum height of 50 feet;

- shall generally be consistent with the

goals and the guidelines of the small area

plan.
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The following table details the proposed development and provides what is permitted or required

in the landbays.

Table 3. Zoning Tabulations

suussh

Landbay I: Landbay I (part in current application):
407 residential units 27 townhouse units
62 stacked townhouse units
89 total residential units
Landbay J (part in current application):
Landbay J: 43 townhouse units
Density 272 residential units 88 stacked townhouse units
131 total residential units
Landbay L (part in current application):
66 townhouse units
Landbay L: 58 urban lofts
364 residential units 124 total residential units
N/A 1.87 or 898,640 sq. ft. (part in current
F.AR. L
application)
Height Generally 35 to 55 fi. Approx. 33-48 fi.
730 spaces 642 spaces (off-street)
. (840 spaces, including 15% | 222 spaces (on-street)
Parking visitor) 864 spaces total
Landbay I Landbay I (part in current application):
7% or 0.5 acres 0.6 acres
Landbay J (part in current application):
Oven S Landbay J: 1.05 acres
pen Space 4% or 0.75 acres Landbay L (part in current application):
2.64 acres
Landbay L:
5% or 0.85 acres

V. STAFF ANALYSIS

A.  Consistency with Adopted Plans and Policies

The City has adopted multiple plans and policies that help guide staff when reviewing
development proposals submitted to the City. Some of these plans are general plans that apply
globally, while other plans are more specific to the designated planning area. These plans set
forth goals and principles for smart, sustainable development. Staff looks for consistency with
these plans to aid with the review process.
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The City’s Economic Sustainability Plan and Strategic Plan offer broad base guidelines such as:

Develop land use plans for transit oriented development;

Residents enjoy convenient access to walkways, trails and public transit;

Residents have easy access to neighborhoods, public and open spaces;

Ensure that new development and redevelopment along major corridors have high quality
design;

Potomac Yard was planned, designed, and will be developed to be a transit-oriented
development. The potential future metro station, proximity to Braddock Metro station, existing
and planned bus systems, as well as bicycle and pedestrian circulation are planned throughout
the Yard. Additionally, as the development is designed as a system of attractive, pedestrian-
oriented neighborhoods with convenient access to parks and open spaces and high-quality
designed buildings along major corridors like Route 1, this proposal conforms to the guidelines
of the Economic Sustainability Plan and Strategic Plan.

While the City’s Potomac Yard/Potomac Greens Small Area Plan provides some criteria for
residential development, the 1999 rezoning of the Potomac Yard to a CDD, with the amended
Concept Plan is the most current guiding document for the redevelopment of the Yard. The
Concept Plan designates that these landbays be a mixture of uses, predominantly residential, with
the potential for small, neighborhood-serving retail space at future transit stops along Route 1
and the east/west framework streets (i.e. Howell, Custis, and Swann, etc.).

This application is entirely residential; however staff is recommending conditions that would
allow for the conversion of townhouse units at the future transit stops to include space for
neighborhood serving retail, should the opportunity arise in the future. The intent of the
conditions is to be business friendly and to encourage neighborhood serving retail to be provided
at these nodes in the future. During the community outreach and PYDAC sessions for the
Potomac Yard amendments heard in the fall of 2010, the desire to make the southern, residential
portions of the Yard truly a mixture of uses was noted. The resulting CDD Concept Plan that
includes these retail nodes along Route 1 will be further implemented with the adoption of the
staff recommendations in this application. Additionally, it should be noted that the CDD
Concept Plan allows retail in the multi-family portions of the blocks and landbays. The multi-
family buildings will come in as separate DSUPs and further achieve the goal to have a mixture
of uses in the Yard.

The development further complies with the Potomac Yard/Potomac Greens Small Area Plan in
terms of the location of uses within the landbays, including the specific guideline of residential
units proposed along Potomac Avenue.

The application is also consistent with the Yard’s Transportation Management Plan (TMP) and
the City’s affordable housing policy. The applicant will be making financial contributions to the
TMP fund. The applicant has also committed to make a voluntary affordable housing
contribution to the City through the provision of on-site affordable housing and/or a cash
contribution in the amount of approximately $10.5 million for the Yard. To date, $7.5 million
has been provided for the development of affordable and workforce rental housing units at The
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Station at Potomac Yard. The remaining balance (approximately $3 million) will be paid as a
cash contribution to the City’s Affordable Housing Trust Fund.

B.  Consistency with the Design Guidelines

All applications in Potomac Yard are subject to the Design Guidelines. Staff and the Potomac
Yard Design Advisory Committee (PYDAC) have reviewed this proposal for conformance to the
design concepts and details set forth in the governing document. The Design Guidelines provide
general plans for development patterns in the Yard as well as design details such as block sizes,
open space dimensions, and suggested building materials. Staff and PYDAC support the
proposal as it meets the intent of the Design Guidelines. A letter from PYDAC will be
forwarded to the Planning Commission.

Creating Neighborhoods

The proposal continues the orthogonal street pattern in all three landbays. The streets, sidewalks,
and mid-block pedestrian connections create a network that connects the new neighborhoods
with the existing. The design concept of linking open spaces, play areas, and other amenities is
achieved by using the mid-block pedestrian connections. The interior streets are oriented
east/west as required by the Design Guidelines for smaller scale residential streets. The block
sizes meet the dimensions in any one direction and total perimeter length prescribed in the
Design Guidelines.

Neighborhood Open Spaces

There are several key open space areas that are a part of this application: the finger parks, the
bulk of which are located within Landbays I and J East, but will be finished with this application;
two play areas; and a large passive open space area located between the townhouses and the
future multifamily parcel in Landbay L. The required amount of open space overall for this
application is 2.1 acres and the applicant has provide 4.29 acres, which is a 104% increase over
what is required by the Design Guidelines. For more information on the design of the open
space, see discussion below.

Pedestrian-Friendly Environment

Sidewalks with shade trees are provided on both sides of all streets. Porches and stoops are
provided on the buildings to enhance the pedestrian environment and introduce variety to the
streetscape. Bulb-outs are provided at intersections to shorten crosswalks and distances needed
to cross streets. Accessible ramps are provided where necessary, or the streets are raised to the
sidewalk level for ease of travel along paths.

Mix of Residential Building Types

The proposal provides a mix of townhouses and urban lofts or stacked townhouses. The
proposed buildings meet the guidelines with regard to frontage, orientation, and setbacks. The
massing, heights, and architectural styles of the buildings generally conform to the guidelines.

10
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C. Landbay L Connectivity

One of the goals of the Master Plan, CDD and Design Guidelines is to emulate the grid street
pattern of existing nearby neighborhoods and provide interconnections between the existing
streets and the new development parcels. There was recognition early on in the planning process
that it was important to provide vehicular, pedestrian and visual connections between existing
neighborhoods and the Yard so new development would fit seamlessly into the much larger
community as a whole.

This design concept has been accomplished for the most part throughout the main body of the
Yard where most east-west streets align with existing streets across Route 1. Infrastructure plans
have been approved for all the streets in Landbays I & J East and West and some of those streets
are currently under construction or nearing completion. Potomac Avenue, for instance, is
anticipated to be open to traffic this fall. Portions of Main Line Boulevard are under construction
in phase with the construction of townhouses in Landbays I & J East. Route 1 improvements
have also been administratively approved and construction is anticipated to commence this fall
as well.

Main Line Boulevard infrastructure plans have been approved for the entire length of the street,
including the portion in the south adjacent to Landbay L. The only streets that did not have
infrastructure plans approved were the internal streets within the landbay. The alignment and
design of those streets are being reviewed as part of this site plan application. As with the main
body of the Yard, staff is recommending that the new east-west streets in Landbay L align and
connect to existing streets in the adjacent neighborhood to the extent possible.

There are two potential street connections and one potential pedestrian connection in Landbay L.
Of the two potential street connections, only East Glendale Avenue is viable at this time. The
other potential street connection, East Nelson Avenue, can only be provided in the future when
the adjacent private property is redeveloped. During the review and approval of the Dominion
Virginia Power Substation (SUB#2009-0005), several land swaps were conducted between the
City, Potomac Yard Development, and Dominion Virginia Power in order to allow for a future
East Nelson Avenue connection. The land behind the substation is being held in reservation, and
the land adjacent to the Gold Crust Bakery building will only be dedicated when the site comes
in for redevelopment. In this case, the applicant has shown a public street that could be
connected in the future, but has not provided the necessary right-of-way dedication to the
property line needed for the connection to occur. Therefore, staff has recommended a condition
to ensure the necessary right-of-way dedication to the property line for East Nelson Avenue.
Staff has also added a condition to allow for a potential future pedestrian connection in an
easement to generally align with East Alexandria Avenue should that connection become
available in the future.

Because there are no physical or property ownership barriers to providing a connection to East
Glendale Avenue, and in keeping with the Master Plan, staff is recommending that the developer
construct the connection as part of this project. Staff attended a Del Ray Civic Association
meeting on February 14, 2011 where the Association voted to support the Glendale Avenue
connection. This street connection will provide an immediate access point to Main Line

11
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Boulevard for the Del Ray community as well as pedestrian access to the future trail in Landbay
K, leading directly to the Braddock Metro Station to the south and park amenities to the north.

One obstacle that is currently being reviewed is that Dominion Virginia Power (DVP) has an
easement for a 230 KV line running along the west property line that would need to be crossed to
connect to East Glendale Avenue. Staff has been in contact with DVP, and their initial reaction is
that a perpendicular crossing of the easement is not as complex as other types of crossings and
that the existing grades do not appear to be an issue. Therefore, staff has included a condition
requiring the applicant to design and construct the crossing, as long as DVP permits a crossing of
their easement.

D.  Pedestrian Environment and Streetscape Design

The pedestrian environment has consistently been a priority in this transit-oriented development.
The proposal includes streetscape elements that will enhance the pedestrian experience. The
sidewalks are 14 feet wide along the framework streets and a minimum six feet wide on smaller
scale residential streets to allow for two or more people to walk together side-by-side. The
majority of sidewalks will be made of concrete with the exception of the framework streets,
which will be made of brick. Bulb-outs are provided at street intersections to minimize the
distance necessary to cross streets. Street trees are provided on both sides of the street to create a
shade canopy for pedestrians. On-street parking is provided on both sides of the street as well,
which will serve as a traffic calming device and a buffer between the sidewalk and the travel
lanes. Mid-block pedestrian connections are provided and link open spaces throughout the
landbays, making for easily accessible neighborhood amenities. Buildings are situated in a
variety of setbacks and have front yards and porches, helping to provide visual interest. Overall,
staff supports the proposed streetscape design and pedestrian improvements.

E.  Open Space

The majority of the open space for Landbays I and J were provided with the I and J East plan,
such as the centrally located town green in Landbay I and the Custis and Howell finger parks.
However, approximately four acres of open space are included with this proposal, which results
in almost 5% of the project site being green area.

A play area is provided in Landbay J on Main Line Boulevard with this application. This play
area will be programmed for small children in the neighborhood and include play equipment,
trash and recycling receptacles, and a bench.

In Landbay L there is a fairly large open space area (approximately 60 ft. by 220 ft.) planned
between the townhouses on the northern end of the landbay and the future multifamily parcel on
Monroe Avenue. This open space will be passive in nature and contain trees, park benches, trash
and recycling receptacles, and plantings beds. The open space will be owned and maintained by
the Homeowners Association, and publicly accessible. A second play area is provided at the
southern tip of Landbay L, near Landbay M. This play area is programmed for small children in
the neighborhood and is approximately 6,000 square feet in area. The space includes play

12
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equipment, trash and recycling receptacles, benches, is fenced with multiple points of ingress and
egress, and is bordered by shade trees.

The two open space areas are connected by a private street that serves as an urban green way
with a 14-foot-wide green space located between the lots and the street. Within the greenway
will be a six-foot-wide sidewalk made of decorative pavers and a double-staggered row of street
trees on either side of the sidewalk.

F.  Environment/Sustainability

Similar to Landbays I and J East, the applicant is proposing to incorporate green building and
sustainable design techniques in the proposal for Landbays I and J West and L. The applicant
has agreed to achieve the points necessary to qualify the project for USGBC’s LEED for Homes
certification, although they will forego the formal certification process.

According to the City’s Green Building Policy, adopted in April 2009 (subsequent to the
Landbays I and J East approval), all new residential construction shall be certified through
EarthCraft or an equivalent green building rating system, such as USGBC’s LEED for Homes.
A condition of approval in the CDD for Potomac Yard does not require actual certification of
residential buildings but encourages applicants to explore the possibility.

Staff supports the applicant’s desire to forego the formal certification process as the utilization of
green building and sustainable design techniques meets the intent of both the Green Building
Policy and the CDD conditions. Additionally, the project will be designed and constructed to the
same standards as a LEED Home project and will be consistent with what was previously
approved in I and J East and the overall CDD. Finally, it should be noted, that although staff
supports this instance of not pursuing actual certification, staff will strongly encourage all future
multifamily buildings to achieve certification. :

G.  Parking

The Zoning Ordinance requires that 730 parking spaces be provided on site, plus an additional
15% (110) for visitor parking. The total number of required parking spaces for the development
is 840. The applicant is proposing 642 dedicated off-street parking spaces for the townhouses
and urban lofts as well as 222 on-street parking spaces. The applicant is also proposing 52 of the
222 on-street parking spaces be designated residential parking on the private street in Landbay L.
The total number of proposed parking spaces is 864.

All off-street parking is accessible via private allies internal to the blocks and at the rear of the
units. The spaces are provided either in garages or tandem parking spaces in driveways.
Recently, in similar developments throughout the city, there have been requests to convert
garage parking spaces into rooms for Au Pairs or for storage space. There is a concemn that,
should the garages be converted, a loss of off-street parking spaces would result in residents
utilizing on-street parking intended for visitors. Given the type of planned uses in Potomac
Yard, such as the network of open spaces and retail uses, which will draw visitors in addition to
the guests of residents, a loss of on-street parking would be undesirable. Staff is recommending
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a condition that would prohibit these types of conversions. This condition is not unlike what was
previously approved for Landbays I and J East, Potomac Greens, or James Bland.

As was previously approved in Landbays 1 and J East, the urban lofts were categorized as
duplexes rather than as multifamily units. The Zoning Ordinance requires that two off-street
parking spaces be provided for each two-family (duplex) dwelling unit. Interpretation of the
urban lofts as duplexes requires that they be configured and the associated lots subdivided to
conform to the Zoning Ordinance definition of “two-family dwelling units”. As was similarly
done in I and J East, staff is recommending this configuration and subdivision as a condition of
approval.

The applicant is providing more parking than is required by the Zoning Ordinance. The majority
of additional parking spaces provided are on-street parking spaces required on both sides of
residential streets per the Design Guidelines. Staff supports the proposed parking numbers, as
they are a modest 24 more spaces than what is required

H.  Architecture

The architectural styles proposed for Landbays I and J] West, for the most part, are related to and
build on the approved architecture in I and J East. The design concept of creating neighborhood
transitions through varying the styles and historical references of the buildings and blocks is
continued along Main Line Boulevard, where predominantly eighteenth- and nineteenth-century
architectural styles are employed. The internal blocks of I and J also continue the use of Federal,
Georgian, Victorian, and (to a lesser degree) Art Deco and Moderne styles. The concept is to
echo the sense of an organic transition between different periods and styles typically encountered
as one moves through most neighborhoods in Alexandria, including the purposeful use of an
occasional stylistic outlier, such as an Art Deco end unit in a group of otherwise nineteenth-
century buildings, since neighborhoods that have grown naturally exhibit some degree of
juxtaposed styles.

The buildings along Route 1 were designed to appear generally as larger, singular apartment
buildings, to complement the larger scale of the highway. These buildings combine both the
townhouse and urban loft unit types in the same building, while presenting the appearance of a
single, larger building, or group of buildings. Although these unit combinations are longer than
any of the previously approved sticks of townhouses, the visual mass of the buildings so created
are successfully broken up by utilizing different building expressions, materials and colors, as
well as varying the height, roof forms, and setbacks.

The architecture proposed for Landbay L includes many of the styles employed in Landbays I
and J, but also honors the existing Del Ray neighborhood and nearby twentieth-century industrial
buildings. The buildings facing South Main Line Boulevard emphasize the Art Deco and
industrial nature of the buildings along Leslie Avenue, such as the Gold Crust Bakery. The
proposed structures have been designed to give the impression of modern warehouses converted
into residential units. Additionally, Landbay L seeks to establish a dialogue with the adjacent
1920s era bungalows, by incorporating Craftsman-Style units and detailing, along with simple
row houses on the internal streets.
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L Special Use Permit Requests

The application includes a request for a special use permit to construct more than eight
townhouses in a row. Staff supports this request based on the proposal meeting the prescribed
zoning criteria outlined in Section 7-1600 of the Zoning Ordinance.

Section 7-1600 allows for a greater number of townhouse units in a single structure with the
approval of a SUP if:

1) the zone allows townhouses as a permitted use,

2) they are not located in RA, RB, RM, RS, RT, CD, and CL zones,

3) the total length of the structure does not exceed 212 feet,

4) the building design meets criteria detailed in the Section to break up the mass of the
building (including two or more of the following: variations in building materials and
colors; variations in roof line, roof materials, and roof types; variations in fenestration;
variations in the setbacks, and variations in other architectural treatments), and

5) the structure must meet side yard setbacks or provide fire safety measures that exceed the
Uniform Statewide Building Code.

In this application there are six sticks of townhouses that have more than eight units in a row.
Four are located on Route 1 and two are on the internal private street in Landbay L. They are
located in the CDD #10 zone, which allows townhouses as a permitted use and is one of the
zones Section 7-1600 permits construction of more than eight units in a row.

Four of the six buildings do not meet the required total length of 212 feet; they exceed the
dimension by four feet. Staff is recommending, and the applicant has agreed, that the buildings
be designed during the final site plan phase to be reduced to the required 212 feet.

The proposal also meets the building design criteria outlined in Section 7-1600. One of the
reasons the City requires a request for a SUP to build more than eight townhouses in a row is the
desire to avoid long expanses of monolithic and monotonous buildings. As discussed previously,
the building designs in this application successfully break up the buildings and elude uniformity.

The proposed structures also meet the setbacks and fire code requirements established in the
Virginia Uniform Statewide Building Code.

For these reasons, staff supports the request for a special use permit to construct more than eight
townhouses in a row.

J. Traffic Analysis

The proposed development will generate approximately 2,400 daily vehicle trips. The
development parcels north of Monroe Avenue will predominantly use Howell Avenue and Custis
Avenue to access both Potomac Avenue and Route 1. The intersections at Potomac Avenue as
well as the intersections at Route 1 are signalized and will provide safe traffic movements into
and out of the northern development parcels.
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The development parcels south of Monroe Avenue are located off of Main Line Boulevard. This
southern development will primarily use Main Line Boulevard to access Monroe Avenue,
Potomac Avenue, and Route 1. The intersections of Main Line Boulevard & Monroe Avenue
and Main Line Boulevard & Potomac Avenue are both signalized to provide a safe and orderly
flow of traffic. The southern parcels will also have the new Glendale Avenue connection, which
will connect the southern parcels to Mount Vernon Avenue via Glendale Avenue and provide an
additional route option. The development creates a grid network of streets to disperse traffic and
provide multiple route options. The proposed street network is adequate to support the new
development.

K.  Fiscal Analysis

Based on information provided to the City by the applicant concerning the anticipated values of
the proposed units, the project is expected to generate additional real estate taxes as follows:

e The total estimated new real estate tax revenue from the residential development of parts
of Landbays I, J, & L is projected at $2,156,000 using the following assumptions. All
calculations are in 2011 dollars, and as such are neither inflated in future years, nor
discounted to present value.

e All calculations should be viewed as conservative “order of magnitude” calculations,
which provide a ballpark estimate of the long-term net new tax generation impact to the
City.

e Tax rates used in these calculations are 2011 tax rates, and with the assumption of no
changes in tax policy or tax rates.

The development total of 136 townhouses and a total of 208 urban lofts.

e Projected real estate assessments are based on an anticipated value of $550,000 per urban
loft and $700,000 per townhouse resulting in an increase to the City’s real estate tax
assessments of approximately $216,400,000.00.

e The townhouses and urban lofts in Landbays I and J are located in the Potomac Yard
Special Service District and designated as Tier II. It is anticipated that the City Council
will adopt a Tier II assessment rate of $ .10 per one hundred dollars of assessed value.
Tier II assessments are scheduled to commence on the completion of the Potomac Yard
Metro Station.

V. COMMUNITY

The proposed application was presented by staff and the applicant to the Potomac Yard Design
Advisory Committee (PYDAC) at the November 2010 and January 2011 meetings. PYDAC
reviewed the application for compliance with the Potomac Yard Urban Design Guidelines. As
discussed earlier in this report, the Committee found that the proposal meets the guidelines and
supports the application.

16



Potomac Yard Landbays I and J West and L
DSUP#2008-0022

Staff presented the proposal to the Del Ray Land Use Committee in January 2011 and the Del
Ray Citizens Association in February 2011. The discussion was predominantly focused on
connectivity possibilities between Del Ray and Landbay L, specifically the East Glendale
Avenue connection; however overall circulation and traffic issues were also discussed. The
community generally supported pursing connectivity between the neighborhoods, especially for
pedestrians.

The proposal was presented to the Federation of Civic Associations several times throughout the
winter of 2010/2011. Recently staff sent the staff memo provided to PYDAC detailing the
proposal to the Del Ray Citizens Association, Del Ray Business Association, Northeast Citizens
Association, Old Town Greens Townhome Owners Association, Old Town Greens Unit Owners
Association, and the Potomac Greens Homeowners Association. Staff offered to meet with the
aforementioned Associations, however meetings were not deemed necessary by the respective
Presidents. In general, the Associations voiced support for the project.

VII. CONCLUSION

Staff recommends approval subject to compliance with all applicable codes and ordinances and
the conditions attached to this report.

STAFF: Faroll Hamer, Director, Planning & Zoning
Gwen Wright, Chief, Development
Gary Wagner, RLA, Principal Planner
Colleen Willger, AICP, LEED AP BD+C, Urban Planner
Matt Melkerson, Transportation and Environmental Services
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VIIL. STAFF RECOMMENDATIONS:

1.

The Final Site Plan shall be in substantial conformance with the preliminary plan dated
April 29, 2011, and comply with the following conditions of approval.

PEDESTRIAN/STREETSCAPE:

Provide the following pedestrian improvements to the satisfaction of the Directors of
P&Z and T&ES:

a. Complete all pedestrian improvements associated with each construction phase
(block face) prior to the issuance of a certificate of occupancy permit for that
phase.

b. Install ADA accessible pedestrian crossings serving the site.

c. Construct all concrete sidewalks to City standards. The minimum unobstructed

width of newly constructed sidewalks shall be 6’ in commercial, mixed-use or
other high-density areas and 5’ in single-family or other lower density areas.

d. The east side of Private Street 3 in Landbay L shall consist of a 14-foot-wide
landscape strip from back of street curb to property line with a 6-foot-wide
decorative paver sidewalk in the center of the landscape strip and a double,
staggered row of street trees on either side of the sidewalk. This sidewalk shall be
maintained by the Homeowners Association (HOA). No decorative paver shall be
installed in the public right-of-way.

e. Sidewalks shall be flush across all driveway crossings.

f. All newly constructed curb ramps in Alexandria shall be concrete with detectable
warning and shall conform to current VDOT standards.

g Provide separate curb ramps for each direction of crossing (i.e., two ramps per

corner). Curb ramps shall be perpendicular to the street to minimize crossing
distances. Any changes must be approved by the Director of T&ES.

h. Provide thermoplastic pedestrian crosswalks at all crossings at the proposed
development, which must be designed to the satisfaction of the Director of T&ES.
i. All crosswalks shall be standard, 6” wide, white thermoplastic parallel lines with

reflective material, with 10" in width between interior lines. High-visibility
crosswalks (white, thermoplastic ladder crosswalks as shown in the Manual on
Uniform Traffic Control Devices (MUTCD)) may be required as directed by staff
at Final Site Plan. All other crosswalk treatments must be approved by the
Director of T&ES.

j. Provide two, ladder crosswalks crossing South Main Line Boulevard and

connecting to Landbay K: one at the north end of Street 1 and one on the south
end of Street 3 (Private).

k. Continual 10 ft. wide public access easements shall be provided for the mid-block
pedestrian connections, including the internal alleys. These easements shall be

recorded as part of the subdivision plat, prior to the release of the final site plan.
(P&Z) (T&ES)
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OPEN SPACE/LANDSCAPING:

Develop, provide, install and maintain an integrated Landscape Plan with the final site
plan that is coordinated with other associated site conditions to the satisfaction of the
Directors of P&Z and RP&CA. At a minimum the Landscape Plan shall:

a.

Provide an enhanced level of detail plantings throughout the site (in addition to
street trees). Plantings shall include a simple mixture of seasonally variable,
evergreen and deciduous shrubs, ornamental and shade trees, groundcovers and
perennials that are horticulturally acclimatized to the Mid-Atlantic and
Washington, DC National Capital Region.

Ensure positive drainage in all planted areas.

Provide detail, section and plan drawings of tree wells showing proposed
plantings and associated materials, adjacent curb/pavement construction,
including edge restraint system, dimensions, drainage, and coordination with site
utilities.

Provide typical foundation plantings for each unit type. Locate all above and
below grade utilities serving individual units, including lines, meters, valve
connections, valve boxes, and water crocks, beneath or within 12 inches of
pavement to avoid conflicts with plantings.

Provide location and direction of service openings on above grade utilities such as
transformers, telephone, HVAC units, and cable boxes. Specifically indicate
perimeter clearance/safety zones on plan drawings for utilities requiring perimeter
safety zones, such as transformers. These elements shall not be located within the
mid-block pedestrian connections or open space except where, between units 633-
635, 724-727, and 788, the location of utilities will be further examined to
minimize encroachments into the mid-block pedestrian connection.

Coordinate site utility locations on all plan sheets, including utilities to be
removed.

Provide planting details for all proposed conditions including street trees, multi-
trunk trees, shrubs, perennials, and groundcovers. (P&Z)

Provide the following modifications to the landscape plan and supporting drawings:
Landbay L Open Space

a.

Coordinate the design of the north open space area with the abutting open space
along the multifamily building and the future dog park. The design/width of the
open space shall be expanded to include the open space from the multifamily
parcel. The final design and dimensions of the open space shall be determined at
final site plan. *

Coordinate the streetscape installation along South Main Line Boulevard with the
future multifamily building frontage.

A perpetual public access easement shall be depicted on the subdivision plat and
shall be approved and recorded prior to the release of the final site plan.

The open space shall be fully open to the public following the hours and
guidelines established by the Department of Recreation, Parks, and Cultural
Activities.
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This open space will be the only publicly accessibly irrigated area.

The open space shall be privately maintained by the applicant to the satisfaction
of the Director of P&Z, until the conveyance to the Homeowners Association
(HOA). Upon conveyance, the HOA shall be responsible for maintenance of the
open space. Conveyance procedures and maintenance responsibilities shall be
outlined in the HOA documents to the satisfaction of the Director of P&Z and the
City Attorney.

Freestanding signage in the open space shall be prohibited.

Four benches shall be provided within the open space.

Two City standard trash receptacles and two City standard recycling receptacles
shall be provided within the open space.

Fences shall not be permitted.

All landscaping shall be maintained in compliance with the City of Alexandria
Landscape Guidelines.

Decorative pedestrian scale acorn street lighting shall be incorporated in the open
space design.

Brick paving shall be provided for the walkway in the north side of the open
space. (P&Z)

Provide a water management plan developed installed and maintained to the satisfaction
of the Directors of P&Z and Code Administration.

a.

b.

Provide an exhibit that demonstrates that all parts of the site can be accessed by a
combination of building mounted hose bibs and ground set hose connections.
Provide external water hose bibs continuous at perimeter of building. Provide at
least one accessible, external, water hose bib on all building sides at a maximum
spacing of 90 feet apart.

Hose bibs, ground set water connections and FDCs must be fully accessible and
not blocked by plantings, site utilities or other obstructions.

Install all lines beneath paved surfaces as sleeved connections.

Locate water sources and hose bibs in coordination with City Staff. (P&Z) (Code
Administration)

Develop a palette of site furnishings in consultation with staff.

a.

Provide location and specification for site furnishings that depicts the scale,
massing and character of site furnishings to the satisfaction of the Directors of
P&Z and T&ES.

Site furnishings shall include benches, bicycle racks, trash receptacles, and other
associated features. (P&Z)(T&ES)

Provide material, finishes, and architectural details for all retaining walls, seat walls,
decorative walls, and screen walls. Indicate methods for grade transitions, handrails- if
required by code, directional changes, above and below grade conditions. Coordinate
with adjacent conditions. Design and construction of all walls shall be to the satisfaction
of the Directors of P&Z and T&ES. (P&Z)(T&ES)
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Provide a coordinated design palette of play area related site structures/equipment.
Locate and depict the scale, massing and character of play equipment, perimeter fencing,
grade conditions, surfacing, and associated site furnishings. Play area and site equipment
must comply with the most recent guidelines, specifications and recommendations of the
Consumer Product Safety Commission (CPSC) Handbook for Public Playground Safety,
ASTM Specification for Playground Equipment for Public Use (ASTM F1487) and
ASTM Specification for Impact Attenuation of Surface Systems Under and Around
Playground Equipment (ASTM F1292). Applicant shall provide certification that the play
areas have been designed, reviewed and approved by a certified playground safety
inspector (CPSI professional) with current certification. Play area and equipment shall
comply with Americans with Disabilities Act Accessibility Guidelines (ADAAG) for
Buildings and Facilities; Play Areas 36DFR Park 1191; Final Rule. (RP&CA)

Landbay J Play Area

a. Play Equipment shall offer a full range of activities that engage all types of
motion and sensory stimulation for children ages 2-5 years of age.

b. Signs and labels shall be posted indicating the intended age appropriateness of the
play equipment and recommendation for adult supervision.

C. Provide a City standard trash receptacle and City standard recycling receptacle
within the play area.

d. Consider amenities such as picnic tables.

e. Provide shaded areas using perimeter tree plantings or other structures.

Landbay L Play Area (Glendale Avenue)

f. Re-evaluate entrance locations and adjacent paths to improve access and
connection to open lawn area.

g Play Equipment shall offer a full range of activities that engage all types of
motion and sensory stimulation for children ages 2-12 years of age.

h. Signs and labels shall be posted indicating the intended age appropriateness of the
play equipment and recommendation for adult supervision.

i. Provide a City standard trash receptacle and a City standard recycling receptacle
within the play area.

J- Consider amenities such as picnic tables, small gazebo, and drinking fountain
within the play area or other open space areas.

k. Provide areas of shade using perimeter tree plantings or other structures.

Landbay M shall be dedicated to the City prior to the release of the Landscape and
Performance Maintenance Bonds. Additionally, a pre-construction meeting shall be held
with the George Washington Middle School representatives and construction staging and
operations shall not impede the operations of the nearby school. (P&Z)

Final design of the play area/open space at the southern end of Landbay L shall be
determined at final site plan. The design shall clearly delineate property lines and
maintenance responsibilities. The applicant shall explore adjusting the property line of
Landbay L in this area to be a maximum of 10 feet off the fence line of the play area.
(P&Z)
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Prior to commencement of landscape installation/planting operations, a pre-
installation/construction meeting will be scheduled with the City’s Landscape Architects
to review the scope of installation procedures and processes. (P&Z)

As-built documents for all landscape and irrigation installations are required. Refer to
City of Alexandria Landscape Guidelines, Section III A & B. ****(P&Z)

The landscape elements of this development shall be subject to the Landscape and
Performance Maintenance bonds, based on criteria established by the City and available
through T&ES. Release of Landscape and Performance Maintenance Bonds are subject
to inspections by City staff at completion of construction, and at periods of one year and
three years after completion. ****(P&Z)

BUILDING:

The final architectural elevations shall be consistent with the level of quality and detail
provided in the Potomac Yard Architecture Appendix prepared by Rust Orling
Architecture and dated April 29,2011. In addition, provide the following building
refinements to the satisfaction of the Director of P&Z:

a. All buildings of more than eight townhouses shall not exceed 212 feet pursuant to
Section 7-1600 of the Zoning Ordinance.
b. The materials for each unit shall consist of but not be limited to masonry,

architectural precast, cast stone, stucco, concrete, wood, or cementitious siding as
generally depicted on the preliminary plan elevations.

c. Windows shall correctly reflect the architectural style and period that is
referenced by the building design. In the case of residential windows, in
townhouses or stacked townhouses, there shall be a distinct setback of glass from
the face of sash or other to be determined by the Director of P&Z. If shown with
a historical muntin pattern, such as 2-over-1, 2-over-2, 6-over-1, etc., such applied
exterior muntins shall also:

i. have a distinct depth/projection and a maximum width of 1” or
other to be determined by the Director of P&Z
ii. have a detailed profile that will create a strong shadow pattern,
and
iil. have an integral spacer bar between the panes of glass that
matches the muntins in width.
Corresponding interior muntins are encouraged, but not required, in these
cases.
In multifamily buildings, traditional single- and double-hung windows and
casements shall conform to the above requirements; windows which
reflect more modern styles shall be reviewed on an individual basis, but a
minimum glass setback of 3/8” is required.

d. Color and material changes shall not occur at outside corners of buildings, but
shall be restricted to inside corners or defined building breaks. Work with staff to
determine color and material transition locations.
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All exterior soffits on recessed or projecting balconies shall have a finished soffit
of a solid material to conceal the balcony framing.

Porch and balcony railings (all components) shall be a single material, either
wood, composite wood, or metal. All porch/balcony railing components on Route
1 shall be metal.

Chimney enclosures shall be brick or stone.

Fireplace vents, flues, vent stacks, and other similar protrusions shall not be
permitted on any building frontage. Furnace vents shall discharge through the
roof, and not into side or rear alleys. Per the Potomac Yard Urban Design
Guidelines, mechanical or HVAC vents, units, or associated elements may not be
visible from the street. Roof penetrations shall be confined to the rear slopes of
roofs, and located to minimize their visibility from any public right-of-way. The
HVAC units and mechanical appurtenances shall be located on the roof-tops,
recessed and screened from view from the public streets.

Pitched roofs shall be standing or flat seam metal (natural, painted, galvanized, or
terne coated), metal simulated tile, synthetic slate, or composite shingles (shall be
limited to architectural grade shingles such as CertainTeed Grand Manor or
comparable). Composite shingles shall be provided to the satisfaction of the
Director of P&Z.

The units shall have varying roof color.

Final architectural color elevations (front, sides, and r