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AMENDMENTS TO POTOMAC WEST SMALL AREA PLAN - as of 04/25/2016

Master Plan Amendment # [Ordinance #|Passage Date Description/Address Small Area Plan |Land Use Change
MPA94-0009; 3767 12/17/1994 3110 Mt. Vernon Avenue (Calvert Complex); PW Change in land use designation from
MPA94-0010 Portion of property at 3699 Russell and 3200 Mt. Vernon RH to CRMU-M;
Avenue (formerly used as railroad right of way) and from POS to RM
MPA94-0004A 3805 6/17/1995 3200-3306 Mt. Vernon Avenue PW/OTN Change in land use designation from
CSL, CG, RH to RM
MPA96-0007 3910 1/25/1997 3800-3804 Jefferson David Highway PW Amend CDD language to allow auto
dealership in the CDD#7 / Rt. 1
properties
MPA98-0003 4030 12/12/1998 5 Year Update PW/OT/NR Amend plan goals and show
designation in National Register of
Historic Districts
MPA2002-0001 4253 5/18/2002 111-119 East Reed Ave. PW Change in land use designation from
CSL and RM to CRMU-M
MPA2002-0002 4261 6/25/2002 Rear portion of 2100 Mt. Vernon Ave. PW Change in land use designation from
RLto CL
4309 6/14/2003 Area bounded by Four Mile Run to the north, Jefferson Davis [PW Amend plan to incorporate Upper
MPA2003-0005 Hwy to the east, W. Glebe Road to the west, and the West Potomac Task Force Report,
intersection of Mt. Vernon Ave. and W. Glebe to the south Long-Term Vision and Action Plan for
Arlandria and CDD guidelines
MPA2005-0001 4398 5/14/2005 Include Mt. Vernon Business Area Plan; Major revisions to SAP |PW Include Mt. Vernon Business Area
text and maps Plan, and new and revised CDD
guidelines
MPA2006-0001 Unknown |3/18/2006 Four Mile Run Restoration Plan
http://dockets.alexan
driava.gov/dsr/fy06do
L nef/oog A£,£20CFA
MPA2009-0005 4687 11/13/2010 3110 Mt. Vernon Avenue (Calvert Complex) PW Remove any reference to proffer from
1994 (RZ 94-009, Ord. 3768)
MPA2012-0006 4792 2/23/2013 114,116,116 1/2, 118, 118 1/2, 120 East Reed Ave; PW Change in land use designation from
3600 Jefferson Davis Highway CDD to CRMU-M; and change height
limit from 45' to 60"
MPA2015-0004 4976 11/14/2015 Oakville Triangle/Route 1 Corridor Vision Plan and Urban Design PW Amend Plan to incorporate Oakville
Standards & Guidelines Triangle/Route 1 Corridor Vision Plan and
Urban Design Standards & Guidelines as
amended
MPA2015-0007 4998 4/16/2016 Oakville Triangle/Route 1 Corridor Vision Plan and Urban Design PW Amend boundary to Oakville

Standards & Guidelines

Triangle/Route 1 Corridor Plan; include
development summary table, information
regarding implementation and uses



http://dockets.alexandriava.gov/dsr/fy06dock.nsf/536ee1fcf306fd108525704b0064fc94/a0008aa343f255188525715600646b86.html?OpenDocument
http://dockets.alexandriava.gov/dsr/fy06dock.nsf/536ee1fcf306fd108525704b0064fc94/a0008aa343f255188525715600646b86.html?OpenDocument
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Map 1
Potomac West SAP Area
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Map 2 (2005)
Neighborhoods
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Map 3
Historic Districts

Amended 12/12/9, Ord. 4030 to
include historic districts

— | Town of
Potomac

Rosemont | —
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Map 4
2000 Census Tracts
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Map 5
Generalized Existing Land Use
(2005)
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Map 6
Existing Zoning
(2005)
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Map 8
Potential Development Sites
(2005)
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TRANSPORTATION

Street System

The street system in the Potomac West area is dominated by four major north-south through streets:
Mt. Vernon Avenue, which traverses the heart of the area; Commonwealth Avenue, which intersects
Mt. Vernon Avenue; Russell Road, which constitutes the western boundary of the area; and US
Route 1, which is at the eastern edge of the area. Major east-west movements within the study area
occur on Monroe Avenue, Braddock Road and Glebe Road. To the east of Commonwealth Avenue,
the street system is primarily a basic grid pattern; to the west, curving streets.

Major Thoroughfares

The City of Alexandria classifies its streets into five categories: expressways, arterials, primary
collectors, residential collectors and local streets (Map 9). Of these, the last four may be found within
Potomac West.

US Route 1/Jefferson Davis Highway is a four lane arterial which serves north south traffic through
the City. Mt. Vernon Avenue between Commonwealth and the City limit and Braddock Road
between West Street and Commonwealth are also arterials.

West Glebe Road, Commonwealth Avenue, the remainder of Mt. Vernon Avenue and Braddock
Road , Monroe Avenue and a portion of Russell Road above West Glebe are classified as primary
collectors: Glebe Road carries traffic from the Four Mile Run area of Arlington County to US Route
1 along an east/west axis. Commonwealth Avenue carries traffic from the northern end of the study
area to connect ultimately with King Street, while Mt. Vernon Avenue runs north/south through the
center of Potomac West and connects with South Glebe Road in Arlington County and Braddock
Road in Alexandria.

Russell Road and Monroe Avenue are both residential collectors, which take traffic from a number
of lesser residential streets and provide access to primary collectors or arterials. Russell Road carries
traffic north-south from the Arlandria portion of Potomac West to King Street, while Monroe
Avenue runs east/west through the study area connecting Russell Road to US Route 1.

Most of the rest of the streets in the Potomac West area are local streets, which function primarily
as a means of providing access to residential areas.

A description of each of these categories, with examples from Potomac West's street system, is given
below:

Arterial: A four- to six-lane divided highway with controlled access.
Arterials provide major traffic movements' not served by expressways. (US Route 1
- Jefferson Davis Highway)
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Map 9
Major Thoroughfares (2005)
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10.

11.

12.

13.

14.

would be the basis for rezoning the site to a new zoning category which could accomplish
these land use objectives.

From Commercial to Commercial Low

This is the commercial retail block along Mt. Vernon Avenue across from the Arlandria
Center. This CL designation would allow these uses to continue and remain a low scale retail

area.
From Commercial to Residential Medium

This is a residential area that was shown as commercial in the existing plan. A goal of the
Potomac West plan is to preserve existing residential areas. The designation to a residential
land use reflects this goal.

From Commercial to Commercial-Low

This is a small office complex on the south side of Glebe Road at Russell Road. The change
to CL would be compatible with the existing use of this site and insure continued low scale
uses.

From Commercial to Commercial General

This area along the corner of Glebe Road and Mt. Vernon Avenue includes the Food Barn
site, Ray Burnette’s Volkswagen, Murrays Steak and McDonalds. The Commercial General
designation reflects the retail nature of this area.

From Commercial to Commercial Service Low

This would more appropriately reflect existing uses. It would retain low scale commercial
uses compatible with the surrounding residential character and would be consistent with the
development along Mt. Vernon Avenue.

From Commercial to Commercial Low

This site is the triangle between Commonwealth Avenue, Mt. Vernon Avenue and Herbert

Street. The change to Commercial Low would provide for low scale commercial uses and
allow uses compatible with the surrounding residential area.

From Residential Medium to Park

The Park designation reflects the existing park use.

54

SS—

53




54



55



56



Please refer to Map 10 for currently approved land use.
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Map 10

Potomac West Land Use, 0rd.4309

as amended

Amended 12/17/94, Ord. 3767
Amended 6/17/95, Ord. 3805

Amended 1/25/97, Ord. 3910 Ord. 3767
Amended 5/18/02, Ord. 4253 RM
Amended 6/25/02, Ord. 4261
Amended 6/14/03, Ord. 4309
Amended 5/14/05, Ord. 4398 Ord. 3767
Amended 3/18/06, Ord. unknown CRMU-M
Amended 11/13/10, Ord. 4687
Amended 2/23/13, Ord. 4792
Amended 11/14/15, Ord. 4976
Ord. 4261
CL
Land Use Description
CDD - Coordinated Development District
CG - Commercial General
CL - Commercial Low
CRMU-M - Commercial Residential Mixed Use-Medium
CSL - Commercial Service Low
| - Industrial
INST - Institutional
NR - Neighborhood Retail
P - Parks and Open Space
RH - Residential High
RL - Residential Low
RM - Residential Medium
UT - Utility/Transportation

Please refer to the
Arlandria
Neighborhood Plan
for exact boundaries

Ord. no. unknown,
4MR Please refer to
the Four Mile Run
Restoration Plan for
exact boundaries.

Ord. 4309, Please refer
to the upper Potomac
West Task Force Report

O———10rd. 3910

A Ord. 4792
CRMU-M

Ord.4253
CRMU

: Ord. 3805
(" RM

Ord. 4998

| Amend
boundary to
include 413 &
415 Hume Ave

Ord. 4976
|__|Please refer
to the
Oakville
Triangle/
Route 1
Corridor
Vision Plan
for exact
boundaries.

Ord. 4398
Please refer to
the Mt. Vernon
Avenue Busines.
Area Plan for
exact
boundaries
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For current zoning, please refer to the citywide zoning map located on the GIS Standard Maps page,
www.alexandriava.gov/gis.
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This map is no longer being updated. For current
zoning, please refer to the citywide zoning map
located on the GIS Standard Maps page,
www.alexandriava.gov/gis.

Map 11 - Proposed Zoning
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Map 12
Existing Height Limits
by Right (2005)
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Map 13
Potomac West Height
Limits, as amended

Amended 2/23/13, Ord. 4792

Ord. 4792
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10.

11.

12.

13.

14.

Four Mile Run Park should be recognized as an integral part of the development plan and
the Arlandria neighborhood; every effort should be made to provide views and access to the
park as part of the development plan.

Access to the site should be provided with no new curb cuts along Mt. Vernon Avenue and
existing curb cuts should be closed to the greatest extent possible.

Parking on the site should be located underground, or if structured should be faced with
active uses to screen the cars from public areas.

The maximum floor area ratio (FAR) is 3.0 gross floor area including above grade structured
parking provided the overall development includes a mix of residential and commercial uses
and retail on the ground floor, and complies with the design recommendations in the Long-
Term Vision and Action Plan for the Arlandria Neighborhood. Gross floor area is defined
as the sum of all gross horizontal areas under a roof or roofs. These areas are measured from
the exterior faces of walls or from the center-line of party walls. Elevator and stair bulkhead,
multi-story atriums and similar volumetric construction not involving floor space are
excluded.

Ground level open space shall be incorporated in the project at no less than 10-15% of the
site area. Such open space may include public plazas and landscaped areas visible or
accessible from the public realm. Public plaza(s) should be provided within the development
and oriented towards the neighborhood retail area and the park. Additional open space which
should be about 5% of the site area should be included within the development.

The height of the proposed buildings should be no higher than 35 feet along the street;
building height may be increased up to 50 feet where a minimum step back of 15 feet
from the front facade is provided. Building height may be further increased up to 65
feet for a maximum of 50 percent of the development footprint where the building
massing and scale are compatible with the adjoining development and where the design
elements are compatible with recommendation of the Long-Term Vision and Action

Plan for the Arlandria Neighborhood.

The development should include a series of roadways or pedestrian walkways to break up
the scale of the sites and create more typical urban sized blocks.

The provision of on-site affordable housing is encouraged.

All new development shall be consistent with the design recommendations in the Arlandria
Neighborhood Plans, adopted as an element of this small area plan.
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CDD Principles for the Route 1 Properties

Within this CDD, the properties on the north side of East Reed Avenue are likely to redevelop in the
near future. As part of the Upper Potomac West (UPW) Task Force planning process, an illustrative
plan was developed for the redevelopment of those parcels. The plan envisions a mix of townhouse
residential units at a higher density than currently exists or is permitted. Design and planning
principles, including the requirement to provide on-site affordable housing units, are proposed to be
incorporated into the CDD guidelines to allow this type of development, and density, with a CDD
special use permit.

Development without a special use permit

Within the designated CDD area, the RB zone regulation shall apply along Reed Avenue, the RC
zone regulation shall apply along Commonwealth Avenue to the depth of 100 feet and the OC
regulation shall apply on the remainder of the site, provided that heights in the area along
Commonwealth Avenue do not exceed 45 feet.

Development with a special use permit

1. The entire site should be developed for a mix of office, residential, retail, hotel and open
space uses.
2. Higher density commercial uses should be oriented toward US Route 1 and the tallest

buildings should be oriented toward the northeast portion of the site furthest away from
existing residential uses. The scale of commercial buildings would descend as building sites
approach Reed Avenue.

3. Residential uses are to be located along the north side of East Reed Avenue and along
Commonwealth Avenue. Residential development on the north side of East Reed Avenue
should consist of townhouse and stacked townhouse uses, with a maximum density of 27
dwelling units per acre.

4, Vehicular access to and from the site along Commonwealth Avenue should be limited to
residential uses only while all commercial traffic should be limited to access along US Route
1. As redevelopment occurs on the north side of East Reed Avenue, the number of curb cuts
onto Reed Avenue should be minimized and off-street parking for the proposed residential
uses should be located behind the residences or underground.

5. Parking should be accommodated within structures and, wherever possible, upper decks and
plazas should be landscaped and designed for public uses.
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The residential portion of the project should include a mix of housing types - townhomes,
garden apartments, and mid-rise. Consideration should be made for replacement housing for
displaced low and moderate income households along E. Reed Avenue.

The scale of residential buildings should decrease as building sites approach E. Reed Avenue
and the Cora Kelly School and there should be gradual height transitions among the
residential uses.

The following guidelines are specific to redevelopment on the north side of East Reed
Avenue:

A. A minimum of 35 percent ground-level usable open space should be provided in a
manner consistent with the concept in the UPW Task Force Report illustrative plan
providing consolidated, publicly-visible open space areas.

B. A minimum of 10 percent of the total number of new residential units should be
affordable units as defined in the City of Alexandria Affordable Housing Policy, and
of that total number, 70 percent of the units should consist of two or more bedrooms.

C. The layout of the new development should seek to maintain as many mature trees
as possible. Trees to be retained shall be protected from damage during the
development process.

D. Building articulation shall be incorporated in the building design. Articulation
should include building breaks, setbacks and projections, and incorporate a variety of
color, material and fenestration to ensure articulation of the street and to avoid an
uninterrupted street wall. No more than eight units in a row shall be permitted.
Variation in roof heights and cornice lines shall be included.
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CDD Principles for the Triangle Sites

The Triangle Site properties were the subject of an extensive community process during the
preparation of the Mt. Vernon Avenue Business Area Plan. The Plan includes recommendations for
the future redevelopment of the properties at a higher than currently permitted level in a manner that
would significantly enhance the pedestrian-oriented neighborhood and strengthen Mt. Vernon
Avenue, while providing appropriate transition in building height, mass and scale to the lower scale
neighborhoods adjacent to these properties. The CDD guidelines herein coincide with the
recommendations of the Mt. Vernon Avenue Business Area Plan.

The Plan’s goal is for amixed use development, with the provision of quality on-site open space and
underground parking. The City will be flexible in applying the design guidelines as it works with
a future developer on a development proposal that achieves the best possible project, as envisioned
by the community and outlined in the Plan.

Development without a special use permit

Within the designated CDD area, the CL/Commercial Low zone regulations shall apply except that
single, two family and townhouses are prohibited. The floor area ratio (FAR) in the CL zone is .75
for nonresidential development on lots of 5,500 square feet or less, and .S for lots greater than 5,500
square feet. The FAR may be increased to an amount not to exceed .75 with a special use permit.
For residential development, the maximum permitted floor area ratio is .75, with a maximum of 27
units per acre for multifamily. Single and two-family and townhouse dwellings shall not be
permitted in the underlying CL zone.

Development with a special use permit

An increase in FAR from .75 to 1.0 is permitted with a special use permit. An additional bonus
density of 0.25, for a maximum allowable FAR is 1.25, is subject to the provision of affordable
housing. Any increase in FAR is subject to compliance with the following performance standards
and building form design guidelines enumerated in Section 6 of the M. Vernon Business Area Plan.
Achieving this density requires a development plan that meets or exceeds the following goals:

» Development shall be mixed use with ground floor retail and residential and/or office uses;

« Greater density and height should be provided on the northern portion of the site. A mix of
building typology is desirable;

» Building mass and scale shall be compatible with existing mass, scale and character of area;

» Sufficient building articulation shall be provided to break up the mass into smaller components;

+ Building height should be limited to 2 Y% to 3 stories, with step downs in building mass along
Commonwealth Avenue;
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environment, encouraging new pedestrian-oriented retail uses and creating a safer pedestrian environment
to complement and support the niche marketing strategy.

Proposed Zoning Changes

A new zone, the Neighborhood Retail (NR) zone, is proposed to replace the existing Commercial Low
(CL) and the Commercial General (CG) zones along Mount Vernon Avenue from Four Mile Run to the
intersection of Glebe Road, as well as several properties at the intersection of Mount Vernon Avenue and
Glebe Road (see attached map). The purpose of the NR zone is to encourage new business growth,
existing business expansion and revitalization of the commercial corridor with a mix of uses including
pedestrian scale retail, by allowing certain uses with standards and providing some flexibility with other
regulations that will achieve an active urban environment while preserving the integrity of the adjacent
residential neighborhoods.

Several amendments are also proposed to the two existing Coordinated Development Districts (CDDs)
in Arlandria, CDD#6 - Mount Vernon Village Center/Birchmere (formerly Arlandria Center/Berkey
Photo) and CDD#7 - Route 1 Properties. The creation of a new CDD #12 for the Safeway-Datatel site
is also proposed. The design principles and guidelines for the CDDs are delineated within the body of
the Potomac West Small Area Plan.

In general, the amendments to the existing CDDs as well as the provisions within the new CDD,
incorporate of the guidelines and planning principles developed during the planning processes. The
purpose of the defined principles is to guide new development in accordance with the community’s
vision, to establish an appropriate level of development for the CDD sites, and to provide certainty to the
property owner/developer of the amount of desirable development. The current CDDs do not include
any guidelines or principles regarding compatible building design or the bulk, mass and scale of new
development, nor do they provide a clear understanding among all interested and affected parties —
residents, commercial property owners, City staff and elected officials, and the development community
— as to the type and scale of redevelopment that is appropriate in these districts. The new text seeks to
address these deficiencies and to protect the integrity of the adjacent residential neighborhoods while
providing some certainty as to the acceptable scale and type of redevelopment.

With regard to the Route 1 Properties CDD, the amendments proposed by staff relate specifically to the
redevelopment of the properties on the north side of East Reed Avenue in a manner that is generally
consistent with the redevelopment plan depicted in the UPW Task Force Report. The proposed
amendments will allow a greater density than currently allowed under the existing underlying
RB/Townhouse zone and will allow stacked townhouse units (considered multifamily uses under the
current zoning ordinance). Recognizing that the existing dwellings are affordable for the people residing
in them, the CDD includes a requirement that a minimum 10 percent of the total number of new dwelling
units be affordable, as defined in the City of Alexandria Affordable Housing Policy, and that, of that
number, seventy percent of the affordable units consist of two or more bedrooms.
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Conclusion

Taken together, the recent planning efforts have lead to the creation of two complementary
redevelopment plans for the greater Arlandria neighborhood; an interim marketing strategy to strengthen
existing businesses and attract new businesses that will both improve the market and encourage
redevelopment activities; retail guidelines to improve individual storefronts; an action plan to address
community concerns with an implementation schedule for immediate, mid and long term improvements;
and, new zoning changes to revitalize the area in a manner that is consistent with the Plans. These
changes provide an understanding of, and a blueprint for, the potential for present and future development
activities in Arlandria.
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with the storefront design.

The existing Mt. Vemnon Avenue Design Guidelines, adopted by City Council in 1993, have been
incorporated into the proposed guidelines, to enhance and maintain consistency in building facades
along the Avenue.

Streetscape Improvements
The Plan recommends improvements to lighting, sidewalks, bulb-outs and crosswalks, street trees,

public signage, and site amenities, including street furniture and public art to enhance the pedestrian
environment. Pedestrian scale lighting is strongly desired by the community to enhance pedestrian
safety along the Avenue during evening hours. The existing cobra head light fixtures illuminate the
street. Limited light filters through the existing tree canopy to the sidewalk level. Of the pedestrian
safety improvements, the Work Group unanimously selected pedestrian scale lighting and a reduced
roadway width north of Commonwealth Avenue to Glebe Road as their highest priorities.

Zoning Strategy

The Avenue is regarded as one of the region’s most unique neighborhoods, due in large part to its
small town, Main Street character small town, Main Street character. The current CL zoning
regulations, however, do not provide a framework to ensure that the form and scale of new or infill
development will be compatible with the historic scale and character of existing buildings along the
Avenue. With its emphasis on form, quality, and the relationship of buildings to each other and the
street, a more flexible, design-oriented zoning approach is necessary to support and encourage
appropriately scaled and designed new construction.

A new overlay zone, the Mt. Vernon Avenue Urban Overlay Zone, is proposed to supplement the
traditional zoning for existing Commercial Low (CL) zoned properties that have frontage along the
Avenue from Commonwealth Avenue south to Nelson Avenue (see attached map). The purpose of
the overlay zone is to achieve a mixed use, pedestrian oriented community that both supports
economic activity and protects existing residential neighborhoods, and to provide for appropriately
scaled infill development that is compatible with the character of Mount Vernon Avenue, the existing
community and the Town of Potomac Historic District. The existing CL zone will remain as the
underlying zone.

The creation of two new Coordinated Development Districts (CDD) is also proposed. CDD #13 is
proposed for the Triangle Sites, the 11 vacant or underutilized parcels located on the east side of the
Avenue, across from the Calvert Apartments. CDD #14 is proposed for the Giant/CV'S sites located
at 415 and 425 Monroe Avenue. In this case, the designation of the CDD is to ensure a coordinated
redevelopment of the properties should market forces result in changes on the sites. The design
principles and guidelines for the proposed CDDs are delineated in the Zoning Recommendations
section of the Potomac West Small Area Plan. In general, the provisions within the new CDDs
incorporate of the guidelines and planning principles developed during the planning process. The
guidelines seek to protect the integrity of the adjacent residential neighborhoods while providing some
certainty as to the acceptable scale and type of redevelopment on the designated sites.
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