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EXHIBIT NO. - 
DOCKET ITEM #8 la-13- 
Development Special Use Permit with Site Plan #2008-0016 

u P Y  f i ~ i x d \  St. Anthony's Day School - 315,317 and 321 First Street 

Application 

Plan Acreage: 8,012 SF or 0.18 Acres 
Zone: 

General Data 
PC Hearinn: 1 December 2.2008 

Project Name: 
St. Anthony's Day School 

CC Hearing: 
If approved, DSUP Expiration: 

Location: 
3 15, 3 17, and 321 First Street 

~Hii and Associates, LLC 
Patricia Hall represented by Green Building: Achieving points toward LEED 
Howard Maginniss of BMK 
Architects 

Amlicant: 

Purpose of Application 

December 13,2008 
June 13,20 10 (1 8 months) 

Existing Use: 
Proposal: 
Dwelling Units: 

Construct a 5,436 SF addition to an existing day care center to accommodate additional children, 
provide smaller class sizes and provide additional amenities including an outdoor play terrace. 

1 

Surface Parking Area 
Day Care Center Addition 
NIA 

Gross Floor Area: 
Small Area Plan: 

- 

Special Use Permits and Modifications Requested 
1. Special Use Permit to operate a day care center in the CD-X zone. 

I 2. Special Use Permit to increase the FAR from 1.5 to 1.55. 
3. Special Use Permit to reduce the number of required parking spaces and provide.al1 

comnact snaces. 
- - - - 

I staff ~ecommendation: APPROVAL WlTH CONDITIONS 

12,93 5 SF (Existing and Proposed) 
Old Town North 

Staff Planners: Dirk Geratz, AICP Dirk.Geratz@,alexandriava.gov 

I 

PLANNING COMMISSION ACTION, DECEMBER 2, 2008: On a motion by Mr. 
Komoroske, seconded by Mr. Jennings, the Planning Commission voted to recommend 
approval of DSUP #2008-0016, subject to compliance with all applicable codes, ordinances, staff 
recommendations and conditions. The motion carried on a vote of 7 to 0. 

Reason: The Planning Commission agreed with the staff analysis and recommendations. 

) Speakers: There were no speakers for this application. 
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I. EXECUTIVE SUMMARY 

A. Recommendation 

Staff recommends approval of the development special use permit, with site plan, to construct an 
addition to an existing day care center in the CD-X zone. Staff believes that the day care center 
provides a necessary service to both residents and employees in Old Town North. Further, at 
two stories, the addition is compatible in height, mass and scale to the surrounding buildings. 
The addition also begins to create a street wall on First Street, which enhances the pedestrian 
environment and the overall streetscape. 

Issues of particular concern include: 

The requested parking reduction, which is justified by the number of employees currently 
using transit, the applicant's proactive efforts to encourage transit use by employees, and 
the availability of on-street parking in the area; 
The use of the public park across the street as a play area for the children at the day care 
center and the request by RP&CA for a $5,000 contribution towards maintenance of the 
park; and 
The need to ensure adequate lighting for the public right-of-way in front of the day care 
center on First Street. 

B. Project Description 

Hall and Associates, LLC requests approval of a development special use permit, with site plan, 
to construct an addition to the existing St. Anthony's Day School, located at 321 First Street. 
The applicant proposes to construct the addition on the two adjacent lots, currently used as a 
surface parking lot. The proposed addition maintains eight parking spaces at the ground level, 
with a classroom, multipurpose room, storage rooms and an outdoor terrace located on the 
second level. With this application, the applicant requests the following: 

Development special use permit, with site plan, to construct and operate an expanded day 
care center in the CD-X zone. 
Special use permit approval to increase the permitted FAR from 1.5 to 1.55. 
Special use permit approval to reduce the number of required parking spaces from 16 to 8 
and provide all compact spaces. 
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11. IMPACT 1 BENEFIT CHART 

1 TOPIC AREA I COMMENTS I 

Day care center, which provides an important service for / families in this  art of the City 

Consistency with the Old 
Town North Small Area 
Plan 

' Supports the mixture of uses in the Old Town North area 
Compatible in height, mass and scale to adjacent uses 
Begins to create a street wall on First Street which enhances 
pedestrian environment and streetscape 

Open Space 

Pedestrian 

Environment I Achieving points toward LEED Certification 

Open rooftop terrace and access to Montgomery Park 
Removal of curb cut on First Street at existing ramp 

Building Compatibility 

Parking / Transit 

111. BACKGROUND 

Height, style and architectural features such as transom 
windows and sun screens relate to design of existing building 

Providing 8 compact spaces within the ground level of the 
addition 
Requesting approval of a parking reduction 
Providing transit subsidies to all interested employees 

The site is located on First Street, between North Fairfax and North Royal Streets, in Old Town 
North. The area surrounding the site, emblematic of Old Town North, is characterized by a 
variety of uses including residential, neighborhood serving retail, office and hotels. An office 
building and associated surface parking lot are located north of the site, a dry cleaner is located 
to the east, Montgomery Park is located to the south and the existing St. Anthony's Day School 
is located west of the site. A public alley separates the site from the office uses to the north and 
North Fairfax Street separates the site from Montgomery Park. 

The site encompasses two lots, which are currently used as a surface parking lot for the existing 
day care center.. The surface parking lot provides approximately nine parallel parking spaces and 
a drive aisle. In addition to providing parking for facility employees, the surface parking lot also 
serves as short-tern parking for parents and guardians to drop-off and pick-up children from the 
day care center. 
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B. Site History 

Hall and Associates, LLC was granted approval of a special use permit in 1998 (SUP97-0 194) to 
operate a day care center in the Commercial Downtown Zone (CD-X). Though the applicant 
requested approval of a parking reduction, staff required the applicant to redesign the surface 
parking lot to provide the number of required parking spaces (ten) and accommodate the loading 
and unloading of children. While redesigning the parking lot, the applicant advised staff that 
only nine parking spaces could be provided on the site, and staff concurred. As a result, the 
applicant subsequently requested and was granted approval of a parking reduction to provide 
nine parking spaces on site (SUP98-0113). The day care facility has remained in operation since 
the initial approval. 

IV. PROJECT DESCRIPTION 

The applicant proposes to consolidate three existing lots (3 15, 3 17 and 321 First Street), maintain 
the ground level parking lot and construct an addition above the parking lot. The proposed 
addition is approximately 5,436 sq. ft., a significant portion of which is covered parking. The 
upper level of the addition is 1,978 sq. ft. and includes a multi-purpose room, a classroom, 
storage rooms, lavatories and an outdoor terrace. 

The existing St. Anthony's Day School has approximately 100 students currently enrolled and 25 
employees. The applicant anticipates that the addition will enable the enrollment to increase to 
1 15 students, which will require 2 additional employees. In addition to expanding enrollment, 
the addition also provides two classrooms for each age group (infants, toddlers and pre- 
kindergartners), an improvement over the existing conditions which require each age group to 
share classroom space. 

St. Anthony's Day School currently operates from 7:00 a.m. to 6:00 p.m. Monday through 
Friday, with children arriving between the hours of 7:00 a.m. and 9:00 a.m. and departing 
between the hours of 4:00 p.m. and 6:00 p.m. A maintenance employee works weekdays from 
5:00 p.m. to 10:OO p.m. and a Parent Board meeting is held monthly from 6:00 p.m. to 7:00 p.m., 
typically on Thursday evenings. The applicant does not anticipate the daily operations and 
activities to change with the proposed application. 

With the approval of the existing special use permit, the St. Anthony's Day School secured 
permission from the Department of Recreation, Parks and Cultural Activities to use Montgomery 
Park for recreational purposes and to satisfy the outdoor play area requirement of state child care 
regulations. To provide additional options for the younger children, mainly infants, the applicant 
has proposed an outdoor terrace on the northern side of the addition. The outdoor terrace, as 
proposed, provides an opportunity for the day care employees to care for the younger children in 
a secure outdoor environment. A 42 inch (minimum) railing is proposed at the northern edge of 
the outdoor terrace and many, if not all, of the children taken to the terrace have not yet learned 
to walk. 
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Typically, staff works with the applicant to ensure streetscape and pedestrian amenities are 
provided with each proposed development project. However, with the approval of Abingdon 
Row, a residential condominium project on North Royal Street, the developer was required to 
install streetscape improvements on First Street, extending from North Royal Street to North 
Fairfax Street. As a result, a brick sidewalk, landscape strip and street trees were recently 
installed on the First Street frontage. Though it is not necessary for the applicant to install the 
aforementioned streetscape improvements, the applicant has agreed to remove an existing curb- 
cut on First Street and replace the curb-cut with a brick sidewalk to match the adjacent 
streetscape. 

ZONING 

The site is currently zoned Commercial Downtown (CD-X), which is intended to provide a 
mixture uses including retail, office, service, hotel, residential and civic uses in Old Town North. 
Approval of a special use permit is required to operate a day care center in the CD-X zone. The 
zoning characteristics of the proposed development are outlined in Table 1. 

Table I :  St. Anthony 's Day School Zoning 
I 1 I Property Address: 3 15, 3 17 and 32 1 First Street 

Total Site Area: 8,O 12 SF or 0.18 Acres 
Zone: CD-X 

I Current Use: Day Care Center and Parking Area 
Proposed Use: Day Care Center Addition 

PermittedRequired Proposed 

1 Height: 50 feet 26.25 feet 

Setbacks: 
Front 
Side 
Rear 

4 feet 
0 feet 
0.82 feet 

I Parking: 
16 spaces 8 compact spaces* * 

*Special use permit for increased FAR requested 
**Parking reduction requested 
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VI. STAFF ANALYSIS 

A. Day Care Center 

Section 4-603 of the Zoning Ordinance requires approval of a special use permit to operate a day 
care center in the Commercial Downtown (CD-X) zone. As previously discussed, St. Anthony's 
Day School was granted special use permit approval over ten years ago to operate a day care 
center in the CD-X zone. The facility has been in operation since the time of the approval and 
has become a valued use in the community. According to the applicant, many of the parents and 
guardians with children enrolled at the day care center either live or work in the immediate 
neighborhood and the day care center provides a needed service in the community. 

Staff supports the applicant's request to expand the day care center as the use is consistent with 
the CD-X zone, which intends to provide a mixture of uses in the community, ranging from 
residential to service related uses. Similarly, the Old Town North Small Area Plan emphasizes 
the importance of maintaining a mixture of uses which complement the residential and office 
uses located throughout the neighborhood. The day care center provides a necessary service to 
both residents and employees in the Old Town North area of the City. 

Staff believes that the proposed addition will enable the applicant to continue to serve the 
residents and employees in the community and supports the applicant's request to continue to 
operate a day care center in the CD-X zone. 

B. Increase in Floor Area Ratio 

Section 4-606(B) of the Zoning Ordinance requires approval of a special use permit to increase 
the floor area ratio (FAR) beyond 1.5 in the CD-X zone. In this case, the applicant requests 
approval to increase the FAR from 1.5 to 1.55. 

Staff supports the applicant's request to increase the FAR to 1.55 for two primary reasons: 1) the 
covered parking area, which must be counted toward the total FAR, accounts for over 60 percent 
of the proposed addition; and 2) the proposed addition is compatible in mass and scale to the 
existing neighborhood. 

Though the applicant must technically request an increase in FAR for the proposed addition, it is 
important to note that approximately 3,458 sq. ft. of the 5,436 sq. ft. addition is a covered 
parking area, which does not require as much ceiling height as a structure with habitable space. 
As such, the proposed addition maintains a building height compatible to the character of the 
existing neighborhood. 
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C .  Building Design 

The Old Town North Small Area Plan and Design Guidelines stress the importance of urban 
design in creating an enhanced community and quality of life for residents, employees and 
visitors. The small area plan and design guidelines discuss building orientation, streetscape, 
height, mass and scale in detail. These planning documents encourage buildings to be oriented 
to the street and aside from specific locations, encourage lower scale buildings to ensure 
compatibility with the scale of the existing neighborhood. Underground parking or parking 
concealed fiom the public right-of-way is also strongly encouraged. 

Staff believes that the proposed addition largely complies with the recommendations of the Old 
Town North Small Area Plan and Design Guidelines. At two stories, the addition is compatible 
in height, mass and scale to the surrounding buildings. The existing structure is a modest 
building originally designed for an office and warehouse use. The building incorporates some 
modern design elements such as the horizontal windows and vertical grid pattern over the front 
door. The addition expands upon and enhances these modem elements by including a sunscreen 
over the existing and new windows, refining the grid pattern and repeating its use in the addition 
to screen the lower level parking. To distinguish the addition fiom the existing building and to 
add some additional interest, stucco is proposed instead of brick for the wall surface. Brick 
accents are used in the addition that relate to the existing building as well. 

Staff finds the resulting design a successful infill solution that nearly completely screens an 
existing parking lot without removing it and also begins to create a street wall on First Street, 
which enhances the pedestrian environment and the overall streetscape. 

Similar to many recent development projects, the applicant has agreed to achieve 26 points 
toward LEED (Leadership in Energy and Environmental Design) Certification. While the 
applicant does not envision applying for project certification due to cost, the applicant has agreed 
to achieve points toward certification by incorporating the following elements into the project 
design: low VOC paints, highly reflective roof surfaces, sunshades, natural lighting through 
skylights, low flush toilets and automatic faucets. 

D. Parking Reduction 

The applicant requests approval of a parking reduction to reduce the number of required parking 
spaces fiom 16 to 8 and provide all compact spaces. Section 8-200 of the Zoning Ordinance 
requires two spaces for each classroom in a day care center. With the proposed addition, St. 
Anthony's Day School has 8 classrooms and a total of 16 parking spaces are required. 

As previously described, the applicant was granted approval of a special use permit in 1998 
(SUP98-0113) to reduce the number of on-site spaces from 10 spaces to 9 spaces. With the 
proposed addition, an additional 6 spaces are required. However, due to site constraints and the 
need to accommodate the loadinglunloading of children, an egress fiom the upper level and an 
area for refuse removal, the applicant proposes 7 compact spaces and 1 handicap space on site. 









































































APPLICATION for 
DEVELOPMENT SPECIAL USE PERMIT with SITE PLAN 

DSUP # 2008-0016 
PROJECT NAME: St. Anthony s Day school 

PROPERTY LOCATION: 321 First Street 

TAX MAP REFERENCE: _s s 0 1 - 0 3 - 12 ZONE: 

APPLICANT Name: BMK Architects for Patricia Hall Choiniere 

Address: 209 Commerce Street Alexandria, VA 22314 

PROPERTY OWNERName: Hall and Associates, LLC (Patricia Hall Choiniere) 

Address: 4211 Stonehaven Way Fredericksburg, VA 22408 

SUMMARY OF PROPOSAL: An addition to St. Anthony1 s Day School that 
includes covered parking, a new classroom, a new multi-purpose 

MODIFICATIONS REQUESTED: 

REQUESTED: Parking Reduct ion, FAR 

THE UNDERSIGNED hereby applies for Development Site Plan, with Special Use Permit, approval in accordance with 
the provisions of the Zoning Ordinance of the City of  Alexandria, Virginia. 

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission to the City of 
Alexandria to post placard notice on the property for which this application is requested, pursuant to Article XI, Section 11-301 (B) 
of the 1992 Zoning Ordinance of the City of Alexandria, Virginia. 

THE UNDERSIGNED also attests that all herein provided and specifically including all surveys, 
drawings, etc., required of the applicant are true, correct best of  his knowledge and belief. 

H. (Skip) Maginniss (applicant) 
Print Name of Applicant or Agent 

209 Commerce Street 703-548-0460 703-549-3324 
Mailing/Street Address Telephone # Fax # 

Alexandria, VA 22314 September 23, 2008 

City and State Zip Code Date 

DO NOT WRITE BELOW THIS LINE - OFFICE USE ONLY 

Application Received: Received Plans for Completeness: 
Fee Paid & Date: $ Received Plans for Preliminary: 



ACTION - PLANNING COMMISSION: Recommended Approval  7-0 12-2-08 

ACTION - CITY COUNCIL: CC approved PC recommendation' 7-0 1 2  / 13/  0 8 

\\SitschlfilewOO I\deptfiles\PNZ\pc\PC-APPL\FORMS\APP-SP2.WPD 




