
EXHIBITNO. I
g

S-Jd-Dj

Docket Item #11

The Lofts at Del Ray Village
2707-2711 Mt Vernon Avenue

I~

I

I C!L
,~
~
M'

.DICIBIA

t

DSUP #2007-0004

Planning Commission
May 1, 2007

I
I'---'

~J -<
(.'. '-" .

-,.. ,J c- .' --.;....

~in \~~,~~~ ~"
[ 4011:''''~'... -...

"

_ J
" Ie

Site Plan in Aerial

--- --- --
Perspectivefrom Mt Vernon Avenue









The applicant is now requesting an amendment to the approved plan to revise the following:
. Increase the height of the building from 35 to 42 feet;
. Increase the number of levels from 3 to 4 with the addition of a mezzanine

on the upper level;
Three revisions to the width and depth of building recesses ranging from 8
inches to 2 feet.

Increase the size of the building by approximately 547 sq.ft. (from 663 to
1,090 sq.ft.) on the third floor and the addition of approximately 650 sq.ft.
of mezzanine space. Total increase to building is approximately
1,197sq.ft.;
Revise the ground floor uses from personal service, office or residential to
eliminate the personal service use for units (A, B, C); and
Include office use for upper levels of
unit D.

II. SUMMARY

Two years ago, this mixed use project
on the comer of Mount Vernon and
Raymond Avenues was approved
under the form based code adopted
under the Mount Vemon Avenue
Business Area Plan and the Mount
Vernon Overlay Zone. The initial plan
(DSUP #2003-0021) was approved on
June 21, 2005 and a subsequent time
extension (DSUP #2006-0027) was
approved on November 18, 2006.
Since the approval of the project in
2005, the applicant has not yet
submitted the final site plan or
building permits for review by the
City.
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Fig. 1: Perspective from Mt Vernon Avenue

. ProposedIncreaseto3"1Floor

D Roof-top Balconies
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While staff is recommending approval of the proposed
revisions to the Unit D and the ground floor uses, the minor
revisions to the ground floor footprint and expansion of the
third level, staff recommends that the size of the mezzanines
and the height of the building be reduced as described in more

Fig.2 : JrdLevel Expansion







DSDP #2007-0004
THE LOFTS AT DEL RAY VILLAGE

v. StaffAnalvsis:

The applicant is proposing to amend the currently approved plan to revise some of the ground
floor uses and to increase the size of the upper level of the building. Staff supports these
proposed changes that are well within the intent of the Mount Vernon Plan to encourage mixed
use infill redevelopment. The form based code of the Plan was intended to allow some degree of
flexibility to achieve high quality infill development on Mount Vernon Avenue, with an
appropriate scale and mix of uses on the Avenue. This proposal in many ways is consistent with
the intent of the Mount Vernon Avenue Plan and enables a long vacant property at a visually
prominent location to be redeveloped. However, the proposed fourth floor mezzanines as
currently proposed are not consistent with the intent of the Mount Vernon Plan to enable a
maximum building height of three levels.

Fig.3 :Proposed Increase to Building & Balcony Heights

View from Mt VernonAvenue

A. Heie:ht- Number of Levels

The applicant is proposing to increase the overall height of the building from 35 feet to
approximately 42 feet in order to increase the floor to ceiling height on the ground floor and to
add a fourth level mezzanine. The 7-foot increase in height has primarily resulted from the
proposed mezzanine, which essentially results in a four level building. In addition to a 7-foot
increase in height, the setback of the upper level has decreased from 16 to 12 ft. on Mount
Vernon Avenue and from 16to 11 ft. at rear of property.
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To address scale, the form based code
requires upper level setbacks and a
maximum height of three levels. The
Plan does encourage a variety in roof
forms and "loft-type" spaces with
heights up to 45 feet at their highest point. This
height provision was added to the Mount Vernon
Avenue Plan so as not to preclude interesting roof
forms and variety for the buildings on Mount
Vernon Avenue. However, the intent of this
provision was not to allow a continual building
height of 45 ft. as currently proposed. The
buildings along Mount Vemon Avenue are
primarily 2-2 ~ stories in height, with some one-
and three- story structures interspersed.
Additionally, only three buildings within the
Mount Vernon Avenue Overlay Zone have a
height greater than 35 feet as measured to the
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Fig.6 : NearbyApartments Fig.7: Post Office Fig.8:SalvationArmy

highest peak of the roof including the 3 ~ story multifamily building at the northeast comer of
Randolph Avenue (approx. 40 feet) located on the same block as the project site, the three story
Potomac Station Post Office building on the southwest comer of Howell Avenue (approx. 45

The Mount Vemon Avenue Plan states
that a maximum of three stories is
permitted with a required minimum 10-
15 foot setback at the third floor, where
compatible with existing scale. The
intent of the Plan is to ensure that
development reflects and is compatible
with the existing smaller scale of Mount
Vemon Avenue.
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Glass Block
Windows

oOpento Below

mI Mezzanine footprint

D 3"' floor Sloped Roof. 3rdnoor Rat Roof

=:J 3rd ftoor Balcony

Fifl4: Proposed Mezzanine Footprints and Third Floor Roofs
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feet) and the Salvation Army building on the southwest comer of Bellefonte Avenue (approx. 40
feet).

MEZZANINE:

Unlike most areas of the City, Mount Vernon Avenue is regulated by both the maximum height
(40-45 ft.) and number of levels (three). In this case, the applicant is proposing a fourth level
mezzanine that occupies approximately 40% of the upper portion of the building. The number of
floors and height were established on Mount Vernon Avenue to allow flexibility to the mix of
uses permitted such as retail, office and residential. While "loft-type" units are encouraged on
Mount Vernon Avenue, the 650 sq.ft. of mezzanine space proposed within the fourth level
attempts to take advantage of the form based code and staff is concerned about precedent being
set for other projects as a way to essentially build a 4-1evelbuilding within the maximum 45-foot
height limit. Therefore, staff is recommending that the proposed mezzanine not constitute more
than 20% of the upper portion of the building. In addition, staff is recommending to slightly
reduce the height of the building.

While staff generally supports the proposal and finds that it is mostly in conformance with the
intent of the Plan, with the reduction in the area of the mezzanine and height, staff is
recommending approval.
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Fig 9: Examples of typical scale of buildings on Mt Vernon Avenue

B. Chanee in Uses and1!!:...kineRed~

The previous proposal was approved for the following uses for each lot: Residential on the upper
level unit and either Residential, Personal Service or Office on the ground level unit. The
applicant is now proposing a change to office use in the entirety of the building on Lot D and
proposing to remove the personal service use from the ground level units on Lots A, B and C to
meet the adjusted parking requirements associated with the proposed increase in overall square
footage and change of usein Lot D.
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Seven parking spaces for Lot D are required given the higher requirements of office use and the
proposed increase in square footage, however only two parking spaces may be physically
accommodated on this individual lot. While a five space technical parking reduction is
necessary for Lot D, the total spaces required for all units at the highest proposed use may be
accommodated with a shared parking plan over all four lots. There are a total of 16 parking
spaces provided across all four lots that with the provision of an easement (previously
conditioned) to allow the spaces to be shared to meet the parking requirements shown in the table
below (Table 2).

TABLE 2: REQUIRED PARKING SPACES BY LOT

Due to the size of proposed mezzanines, the above parking requirements in Table 2 do not
change if the mezzanines are removed from the proposal.

To accommodate office space in both units on Lot D, the personal service use has been
eliminated as an allowable use on Lots A, B and C due to the infeasibility of providing the
required parking for this use.

While the removal of the personal service use from these three ground level units could
potentially decrease the street level activity, this site is located outside the retail focus area and
ground level office is considered an appropriate use for this location on Mount Vernon Avenue.

This lot is subject to the "Tier 2" parking requirements set forth under the form based code
outlined in the Mount Vernon Avenue Urban Overlay Zone which requires one space per
residential unit and allows a 50% reduction of the parking requirements typically required for
each use. The form based code therefore requires one parking space for each residential
dwelling, 50% of 1 space/400 sq. ft. for personal service and 50% of 1 space/450 sq. ft. for office
use.

c. Communit,I

The City met with the Del Ray Land Use Committee to explain the proposed amendment
received by the City and to listen to any concerns regarding the proposed amendment. The Land
Use Committee voted to support the amendment as proposed.
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Lot A LotB LotC LotD
Residential I Residential 2 2 2 2
Residential I Office 3 3 3 5
Residential I Pers Service -............ 5
Office I Office n/a n/a n/a 7
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VI. CONCLUSION

Staff recommends approval of the proposed development special use permit amendments
subject to the conditions within this report.

STAFF: Rich Josephson, Acting Director, Planning and Zoning;
Jeffrey Farner, Chief, Development; and
Kristen Mitten, Urban Planner.
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· May 2005 - Mount Vernon Avenue Plan Adopted

· June 2005 - Initial DSUP Approved

· October2006 - Time Extension Approved

· May2007 - Major Amendment Requested

May 12, 2007 City Council 1
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REQUIRED PARKING SPACES BYLOT

LotA LotB LotC LotD
Residential! Residential 2 2 2 2
Residential! Office 3 3 3 5
Residential! Pers Service 5
Office! Office nla nla nla 7
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