POTOMAC YARD FIRE STATION AND AFFORDABLE HOUSING
TASK FORCE
Responses to Questions
1. What is the nature of the agreement that led the developer to fund the project? I
presume this is a quid pro quo, what did the City exchange?
Answer: There has not been any agreement between the City and the Developer. The Developer
has made a proposal to the City to resolve the identified problem of fire department access to
Land Bay H of Potomac Yard, which became an issue during the staff’s review of the developer’s
detailed plans for block H submitted to the city in 2005. That proposal has had its technical
merits evaluated by a multi-agency team of City Staff who concluded that it resolved the fire
access problem and that from a staff perspective it offered other positive benefits to the City. At
that time the briefing process began to introduce the idea to the community. There is not an
“agreement.” If this proposal is agreed to, it will represent an alternative solution to the
aforementioned fire department access in Block H.
2. It was mentioned that the cost of the 4th bay at the Potomac Yard Station is a cost to
the City and is not budgeted (approximately ¾ to 1 million dollars). How much of
the rest of this project will likely end up being unbudgeted City expense and if this
plan has been in existence since 1999 (?); how come these costs are unbudgeted and
where does the City expect to recover the funds?
Answer: This project (Potomac Yard) is a private developer project. There was no proposal to
add a fire station to Potomac Yard when the plan was approved in 1999. When the developer
proposed an alternative design to resolve fire department access the design included a turnkey
station, including all interior furnishings and three bays. The City would prefer a 4 bay station,
to meet future needs of the fire department. If the City accepts the proposed alternative, then a
three bay station would be built unless the City chooses to fund the cost difference between a
three and four bay station. The rest of the costs of the development are expected to be borne by
the developer with the exception of pedestrian access to the Monroe Street Bridge.
A fire station was not budgeted in 1999, since the then Fire Chief determined an additional
station was not required for Potomac Yard at that time. This opportunity became available in
2006, when detailed plans submitted by the developer for Block H did not provide sufficient fire
access. The reason for this was the buildings at the street curbs were designed in a way that fire
trucks could now readily turn from street to street.
3. An August 9th Washington Post article on the proposed Potomac Yard project
stated that 7 years after the plan for the project was approved, the developer and
the city discovered "a major design flaw." It appears the proposed streets are too
narrow, and, in an emergency, fire trucks would actually whack into the sides of
luxury town homes that you have designed to sit near the curb. The Post article
goes on to say that there are other solutions to this problem besides taking Del Ray's
fire fighting equipment--widening the streets, for example, or downsizing the

townhouses; since this is a Potomac Yard development error, are you open to
considering these alternate solutions?
Answer: The width of the streets is not the issue and this is not the reason for the proposed fire
station. The issue relates to the turning movements of the fire department apparatus, the radius
of curb and gutter at intersections, and the placement of buildings relative to the street in the
detailed plan for Block H submitted in 2005.
There are several ways to resolve the fire department access issue. It is up to the Developer to
design the solution. The current fire station proposal is one way to solve the issue. Staff believes
that this is a positive, technical solution, but not the only potential solution to the fire station
access issue.
4. Does anyone have information in regards to the streets being too narrow?
Answer: Staff has not said that the roads are too narrow. Rather, this relates to the turning
movements of fire department apparatus, the radius of curb and gutter at intersections, and the
placement of buildings relative to the street in the detailed plan for Block H submitted in 2005.
5. On July 25th the question was asked of City Staff both Planning and Code about the
street widths, particularly as it relates to the new Ordinance to Amend Title 4,
Chapter 2 of the City Code to Adopt Changes to the Virginia Statewide Fire
Prevention Code: Reference Sections A106 - Emergency Vehicle Access; A107 –
Emergency Vehicle Easement; Figure A106.1 Minimum Standards For Emergency
Vehicles Access to Private Streets and Alleys.
How did we get from “the streets and alleys are to code” to “the streets and alleys
are too narrow” and by the way the streets are wider in Potomac Yard than they are
in Del Ray, Warwick Village, Lynhaven etc…?
Answer: This is not a width issue. The proposed streets are the appropriate width. The issues
noted above are radius of curb and gutters at intersections and the placement of buildings
relative to the street. Additionally new developments are evaluated against current design
standards while older communities are not required to meet those standards as a matter of
fairness and equity.
6. Art Dahlberg discussed the issue of the narrow streets last night in response to the
question about what prompted the developer to offer the fire station. Art described
the multi-stage planning process that resulted in the developer proposing a plan
with one less through street (Potomac and Main are in the plan) and a layout that
made the streets narrower for turning than desired. While the issue of "smaller fire
trucks" keeps coming up, rest assured that modern design of fire trucks, along with
professional operators, would provide smooth response throughout the yard in the
proposed plan.

The narrow streets and the design of the new fire station will definitely change
response times. Has this been taken into consideration when developing fire
suppression routes and data tables for response times?
Answer: It is not certain that the streets and the design of the new fire station will definitely
change response times. If the plan to build station 209 moves forward, all the fire zone response
areas will be updated to deliver the closest units to an emergency call. These areas and the fire
units designated to respond to them are updated any time a new station or unit is added in
Alexandria or in our neighboring jurisdictions.
7. If the city finds that the current Engine 202 is smaller than the desired size due to
the constraints of the physical building, how small of a fire Engine will Station 209
need to service their area due to the narrow roads? How will that help to fit into the
larger regional response? Should we be also considering the closest fire stations at
the Airport and Arlington both present and planned before we proceed with moving
the fire suppression unit?
Answer: The size of the fire engine at station 202 is not governed by the width of the streets, but
by the size of the apparatus bays in the station. With the new station, full size apparatus could be
purchased in the future that will service both Potomac Yard and Del Ray.
With the current automatic mutual aid agreements with other jurisdictions, the closest units
available will always be called regardless if they are located in Alexandria. This ensures that
the highest level of service delivery is met regardless of jurisdictional boundaries. However, we
plan first for a response by an Alexandria unit when planning for fire/EMS response.
8. Should we look at building the Station 209 at the opposite side of Land bay G or
even Land bay F and then equipping and staffing the facility jointly with Arlington
County? I believe the Fire Chief Schwartz stated that the Crystal City was his
highest calls for service, and the Potomac Yard and Arlandria area is the highest
area for calls for service from Station 202. By cost sharing the Station 209 both Fire
and EMS services should be available to both jurisdiction on day one and since
Capital Funds are the hardest to come by, it is the most fiscally responsible question
to ask?
Answer: Arlington County’s Capital Improvement Program does not include the second, new
Crystal City fire station as being in the top tier of its priorities. Therefore, any serious
consideration for such a facility is a number of years away and while there may be a need, for an
Arlington fire station in Crystal City, several other Arlington capital projects have been given a
higher priority. Joint staffing would be difficult since Arlington firefighters must deliver the
majority of their work to Arlington, as would Alexandria firefighters to the City of Alexandria.
9. From the current station, how often is the fire suppression unit the first unit on the
scene for non-fire personal safety calls? I am concerned that we may be missing
something here, if fire trucks are often the first responding unit to serious injury

and illness then solely keeping the Adv. Life Support at #202 may not provide the
protection we currently have.
Answer: Fire suppression units arrive first on the scene approximately one third of the time.
(See chart for historical detail.) The time lapse between arriving units is not captured within this
data. For example, if both an engine and a medic unit are dispatched and leave from quarters
simultaneously, they will arrive at the incident within seconds of one another. However, the first
unit to report will be recorded as first on the scene. There will always be a variety of units
responding depending upon which stations and units are available. We expect no change in
response time for EMS calls.
10. What portion of the taxes that I pay go for fire protection?
Answer: Fire and EMS services are 5.8% of the General Fund, or$28.7 million in FY2007.
11. If the fire suppression stays at Windsor station, will the project still go through?
Answer: It is not likely that the city will fund two fire suppression operations in such close
proximity with so many other competing priorities.
A. If yes, where will the funds to operate the Potomac Yard fires station come
from?
B. If no, will a fire station and an equal amount of affordable/workforce
housing be provided in the Yard?
Answer: If the Fire Station/Affordable Housing project is not built as proposed by the
Developer, the City and the Developer will continue to look for other opportunities for
production of affordable and workforce housing units, including a substantial multiunit project.
Based on the planned development of the overall site, the Developer has already committed to a
voluntary housing affordable housing contribution of $10.5 million and is working with the City
as it explores ways to leverage this contribution to achieve the maximum number of units
possible commensurate with the value of the Developer’s anticipated contribution.
12. What will be the difference in cost to the City between the current proposal and the
cost of building a fire station elsewhere? (Also, See Response to Question #15)
Answer: It’s hard to say what the cost to the City would be…the City hopes to leverage other
(non-City subsidized) funding sources. The size and character of the Fire Station project allows
the City to efficiently leverage a large amount of equity through the low-income housing tax
credit program, but this resource might not be available elsewhere.
13. What will be the difference in cost to the City of the same number of
affordable/workforce housing in the Yard?

Answer: It is hard to say what additional costs may be involved if the multi-family project
proposed to be located above the Fire Station is built elsewhere in Potomac Yard since the land
cost associated with such a development at another parcel is unknown at this time, as are the
various financing options that might be leveraged for such a project.
The mixed use Fire Station project allows some flexibility in how the inherent land cost is
characterized in a low income housing tax credit application which allows for a greater leverage
of the Developer's affordable housing contribution associated with this project. It is unknown if
this same leverage could be achieved at a different site.
14. If the project is killed, what would be the difference in cost to the City between the
current proposal and the cost to the City of building (1) the fire station elsewhere
and (2) the affordable/workforce housing elsewhere, both in the Yard.
Answer: The City would have to acquire the land to build the station, at approximately $1 to $2
million. A three bay station is $6 to $7 million. The city has not budgeted monies for this capital
project. Adding a fourth bay would add another $750,000 to the project. (These are estimates
only)
15. Can both stations provide fire suppression support? Fore example, can a smaller
truck remain at #202 and the larger units move to #209?
Answer: Station #209 will be the largest facility to date in the city. All equipment is planned to
move to this station. The current fiscal budget does not provide enough funds to support fire
suppression staff in both facilities.
16. Can the city afford NOT to hire additional staffing to provide fire suppression at
both #202 and #209?
Answer: The cost of maintaining fire suppression personnel at both locations is approximately
$1,194,110 annually. There is not currently a justifiable need to have fire suppression
functions/resources at both locations. Fire Station #202 on Windsor Avenue will continue as a
"fire" station for the foreseeable future as an EMS facility and will house a medic unit This
need will exist for many years and there currently is not a plan to stop using the building for Fire
Department EMS services.
17. During rush hour time and with no areas for vehicles able to move to the side of the
road to allow the passing of emergency vehicles, how will this affect response times?
Answer: The citywide goal is to maintain a four-minute response time. Personnel will find the
best routes and roads to take at all times of day. For example, units would not necessarily need
to use Route 1 for access. Depending on time of day, traffic conditions, and incident location,
personnel will choose the most appropriate and expeditious response route. Examples include
traveling from Glebe Road to Mount Vernon into Del Ray or Route 1 or Main Street (through
Potomac Yard) to Custis or Howe into Del Ray.

18. During the negotiation process between the city and the developer, who authorized
the move of fire suppression?
Answer: There has been no authorization to date. This is just a proposal.
While planning in the 1990's, the then fire chief felt that the Potomac Yard area could be
addressed with current resources. After September 11, 2001 and the bio-hazard situations that
developed (i.e.: anthrax) Fire Departments in the National Capital Region (NCR) acquired more
equipment as a result of Homeland Security Grants and are now in a position to respond to
terrorist attacks and other emergencies. Seven out of the eight fire stations in Alexandria are
outdated and have little room for expansion and storage. We now have this equipment mostly
stored outdoors.
The opportunity to upgrade a Fire facility at developer cost arose during discussions about
submitted plans for Potomac Yard. Both City Code Enforcement staff and the developer first
participated in such a discussion. As the idea developed, other staff from Planning and Zoning
and the City Manager’s Office became involved in the discussion. In order to fully develop this
idea, fire suppression and EMS incidents and responses were evaluated to determine how a fire
station in Potomac Yard would impact service delivery. This analysis led the Fire Department to
conclude that it was most effective to place fire suppression at a PY station and to retain EMS at
the Windsor Avenue station.
19. Handouts were provided to attendees upon arrival, some slides have the phrase;
“Suppression Other,’ what does this mean?
Answer: “Suppression Other” refers to incidents such as alarm bells, false alarms, smell of
smoke without a known fire, or even someone stuck inside an elevator.
20. Has a study been done with parking to consider redoing some of the parking options
on the smaller streets in Del Ray due to equipment?
Answer: No study is needed. The Fire Department is able to respond to Del Ray with its current
equipment.
21. If fire suppression is moved from #202 to #209, with the width of some streets within
Del Ray, will new and larger trucks be able to make it down the streets?
Answer: The size of engine pumpers and the width of the streets have no correlation. The
engine assigned to station 202 on Windsor Avenue is smaller than other engine pumpers
throughout the city, due to the size of the station, not the width of the streets. All trucks and
engines are capable of accommodating any neighborhood or community, as they are relatively
the same width. Apparatus trends are increasing in length and height, not width.
22. If station #209 does not get built, will Potomac Yard have sufficient fire suppression
support?

Answer: Yes.
23. It appears as though money decisions will need to be made; when will the citizens of
Del Ray and the surrounding areas have an opportunity to voice their concerns and
assist with the determination that additional funds are required for new hires?
Answer: If such a decision is needed, there is ample opportunity for public discussion at the
scheduled Planning Commission and City Council meetings.
However, there is no new staff proposed for either the Windsor Avenue Station or for the
proposed Potomac Yard Station. Therefore, no funds are going to be requested in the budget for
this purpose. The plan is to move fire suppression personnel and equipment to Potomac Yard
when the station opens and to keep the EMS personnel and equipment at the Windsor Avenue
Station. The City staff is not going to propose that there be fire suppression staff and equipment
at both stations since there is not a demonstrated or justifiable need.
24. What is the expected change in response time when fire suppression is moved from
station 202 to 209?
Answer: This depends on the location in question and its distance from available fire units.
Area Schools:
School

Fire Station

Cora Kelly Elementary

202
209
202
209
202
205
209
202
209
202
209
203
202
209
202
203
209
203
202
209

Mount Vernon Elementary
George Washington Middle
Saint Rita
Grace Episcopal
Alexandria Country Day

Commonwealth Academy

St. Stephens & St. Agnes

Travel/Response
Time (Minutes)
3.02
2.01
1.74
2.81
2.70
3.37
3.83
3.27
2.49
3.41
2.63
2.75
2.74
3.60
4.37
4.38
4.48
2.29
3.02
4.22

Example Locations:
3800 Russell Road
Station
Minutes
209
2.52
202
3.30
203
3.43
204
4.99
205
5.87
201
6.70
207
7.46
206
7.79
208
9.82

112 N. Glebe Road
Station
Minutes
209
1.54
202
2.97
204
4.02
203
4.30
205
4.90
201
5.73
207
7.34
206
8.14
208
10.79

JD Hwy. & E. Howell
Station
Minutes
202
2.00
209
2.05
204
2.61
205
3.48
201
4.31
203
4.80
207
6.73
206
8.09
208
10.39

25. What is the projected revenue that the city anticipates to receive from the
development of Potomac Yard?
Answer: Prepared by staff from the City of Alexandria’s Department of Finance, Office of
Management and Budget, and City Manager’s Office. The following estimates City tax revenues
for the eventual build out of Potomac Yard.
Any municipal tax yield calculation of future real estate development, which will occur over a
number of years, is somewhat speculative because it is based on future economic activity and
future real estate values which may change from current estimates. As a result these projections
should be viewed as “order of magnitude” calculations.
The following calculations are in 2006 dollars, and assume no changes in tax rates.
These calculations do not deduct the added cost to the City of providing City services to the new
residents and businesses, or public education to future school-aged residents of Potomac Yard.
Such costs would be far outweighed by the projected additional tax revenues.
These new tax revenues like other revenues related to development are used to finance all City
government services, public education and capital investments. This would include helping pay
for new infrastructure such as BRT in the Potomac Yard area.
The estimate of the future build out real property value (land and buildings) of Potomac Yard is
in the $1.2 billion to $1.4 billion range. Based on this the annual real estate tax revenue, which
would be paid to the City at today’s 81.5 cent City real estate rate would be in the $10 million to
$11 million range.
In addition to real estate taxes, residents would pay personal property taxes on their vehicles. It
is estimated that at full build out the vehicle personal property taxes paid by residents of
Potomac Yard would total about $3 million per year.

Consumer paid taxes are highly variable based upon the type of hotel, or type of retail and
restaurant establishments, which locate in Potomac Yard. A rough estimate of the consumer
taxes paid would be around $1 million per year. This does not include any effect of a shift of
existing retail and hotel room sales (and taxes paid) from one area of the City to Potomac Yard.
Other business taxes paid by office tenants, retail tenants and other businesses, which may locate
at Potomac Yard would total about $2 million per year.
IN TOTAL, based on the above, the projection of annual future tax revenues paid to the City as a
result of the planned development at Potomac Yard would total about $16 million to $17 million
per year.
26. What approvals/disapprovals are made?
Answer: The Potomac Yard Fire Station and Affordable Housing Task Force has been
established to provide information to Alexandria residents, receive feedback, and make a
recommendation to City Council. The Task Force, with the assistance of City staff will inform
residents of the outcome of these proceedings.
27. With the anticipated population growth expected for Potomac Yard, will they
require a fire station of their own?
Answer: The Fire Department determines service according, but not limited, to population
density, flow rate, and construction. Trends in response times are constantly monitored and
changes and/or additions are made as necessary. The forecasted population does not warrant an
added fire station.
28. Regarding the mutual assistance pact between the municipalities, how are the costs
shared? Is one jurisdiction compensated for responding to another jurisdiction, or
are the costs waived?
Answer: There is no cost sharing. Each jurisdiction absorbs its costs.
29. Can funding from Homeland Defense be used to purchase equipment or provide
funding for additional staff?
Answer: Homeland Security grants have allowed the Fire Department to purchase equipment
that is currently stored outside at Station 202, on Windsor Avenue. If station 209 is built, it will
contain the necessary space to house this equipment indoors. Personnel costs may not be billed
to Homeland Security grants and it is unlikely that additional equipment could be obtained with
Homeland Security funds.

Who is responsible to inform the various Citizen Associations the outcome of meetings and
The new facility will be a modern state of the art facility. The City's Hazardous Materials unit will be
housed and respond from the Potomac Yard Fire Station. As we have mentioned, our mutual aid
agreement means that we regularly respond into Arlington and did so on September 11. Resources form
the proposed station in Potomac Yard would also be the “first due” or primary responder to incidents in
Lynhaven, Arlandria, Hume Springs, Warwick Village, other neighborhoods, the Potomac Yard shopping
center, as well as other areas throughout the city when needed.
30. Has there been a time that engines have been dispatched and another fire call comes in?
What happens in this situation?
Answer: The next due and/or closest unit will respond. This may be an Alexandria unit or a unit from
another jurisdiction.
31. In the design for Potomac Yard, will Potomac Avenue and Main Street connect to
Arlington?
Answer: The Monroe Street Bridge is being straightened; two additional north/south connections will be
added, Potomac Avenue and Main Street. Potomac Avenue will run behind the shopping center and cross
Four Mile Run. Main Street will be aligned in front of the Target shopping center.
32. Is it necessary or is there a way the decision process can be separated into sections, one for
fire suppression and one for affordable housing?
Answer: The affordable housing is not contingent on the development of a fire station in Potomac Yard.
The developer is committed to provide affordable housing in Potomac Yard but by building them on the
platform of the fire station we are able to maximize the number of units.
33. What is the Developer required to deliver in the construction of the new fire station?
Answer: A fully operational fire station.
34. What is the future public safety needs for the Route 1 corridor and surrounding
communities; Lynhaven, Hume Springs, and Warwick Village?
Answer: All of these communities are addressed when the Fire Department assesses response times.
There are no expected large increases in population.
35. What types of noise mitigation procedures have been considered when fire engines depart
the new station in regards to the affordable housing?
Answer: New technologies exist that will limit or isolate the building vibration and station apparatus
noise. Examples include triple paned windows, bi-fold, rather than overhead bay doors, and quality
insulation. These concerns are already being addressed and will continue with comprehensive sound
studies involving qualified sound engineers.
36. When was the last time the City built a new fire station?
10

Answer: 1976
37. Will housing Hazardous Materials and equipment at station 209 provide a longer shelf life
for materials and equipment than in sea containers at station 202?
Answer: HazMat equipment is often heat sensitive, storing outdoors may decrease its life by up to 50%.
38. With all the new development in Potomac Yard, will there be sufficient fire suppression to
cover all needs?
Answer: Yes.
39. With moving the fire suppression unit from 202 to 209, who stands to gain the most
advantage in response time?
Answer: No one area gains significantly.
40. With the anticipated move of fire suppression from 202, how will this affect insurance rates?
Answer: Insurance rate determinations are not based on the age of homes or the distance from a fire
station. Each city is assigned an ISO class rating, the City of Alexandria has a rating of three and will not
change based on the location of the facility or resources.
41. From the current station, how often is the fire suppression engine the first unit on the scene
for a non-fire, personal safety call?
Answer: In the area serviced by station 202, Windsor Avenue, fire suppression engines arrive on scene
first approximately 33% of the time. Each responding unit on an incident will push a button inside the
apparatus to indicate its arrival. If an engine and a medic unit are both dispatched and leave quarters at
the same time, but the engine arrives seconds ahead of the medic unit, it will be documented as the engine
arriving first on the scene while essentially they arrive simultaneously. This is a common occurrence, as
the engine will generally lead the medic unit in responses.
42. How is it decided what and how much fire suppression is provided for an incident?
Answer: This is based on established protocols for the amount and type of resources dispatched to
various types of incidents. Please see attachment.
43. How many EMS calls were made for calendar year 2005 and 2006 to Warwick Village and
the location of each call?
Answer: Please see attachment.
44. How many fire suppression calls were made for calendar year 2005 and 2006 to Warwick
Village and the location of each call?
Answer: Please see attachment.
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45. How many times were fire suppression vehicles dispatched to Warwick Village under the
“Suppression Other” category?
Answer: For the category, “Suppression Other,” which includes service calls, good intent cancelled
calls, and false alarm calls, there were 48 responses by suppression equipment. This includes units from
other jurisdictions and Suppression administrative units.
Unit
A215
B211
B212
E105
E202
E203
E204
R109
R335
T203
T204
T208
TOTAL

Number of
Responses
1
4
1
1
13
11
1
1
1
11
2
1
48

46. What are the current entry points and routes into Warwick Village areas when responding
to fire suppression calls?
Answer: From station 202 it is Windsor to Mount Vernon to Kennedy/Landover, from station 209 it is
Glebe to Mount Vernon to Kennedy to Landover.
47. What are the current statistics of EMS response times to a Warwick Village resident for
calendar year 2005 and 2006?
Answer: For the 63 EMS incidents where a unit arrived on the scene the median response time (Center
point where there are equal number of times greater and less than this point) is 3 Minutes 31 Seconds.
This includes all EMS incidents; emergency, non-emergency, ALS, BLS, and public service.
48. What are the current statistics of fire suppression response times to a Warwick Village
resident for calendar year 2005 and 2006?
Answer: For the 28 Suppression incidents where a unit arrived on the scene the median response time is
2 minutes 48 Seconds. This includes emergency and non-emergency calls.
49. Will the change in response times meaningfully impact community safety (Del Ray and the
greater city)?
Answer: No.
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50. How long is it reasonable for us to assume the city can keep the Windsor station operating at
a reasonable capacity and cost given its size and age?
Answer: Indefinitely, the station will be renovated.
51. Is the staffing at one station (no matter where it is located) enough to handle the needs of
Potomac Yard and Potomac West? How do we quantify that? What is the reasonable
assumption for staffing levels in the future?
Answer: Staffing levels will be predicated on service demands and it appears that any future increase
will most likely be in EMS.
52. Given that Windsor does not connect to Potomac Yard, what impact would that have on
response time from the Windsor station to Potomac Yard?
Answer: We don’t typically use Windsor Avenue to Route 1 because of poor sight distance at the
intersection and the lack of a traffic signal. Our usual response trip would be Windsor to Dewitt to Custis
to Route 1. Custis will be a connecting street to Potomac Yard.
53. How does Arlington’s fire prevention plans for Crystal City play into this?
Answer: (Also, see response to question #9) The Arlington Fire Department proposed new Crystal City
fire station is not in the county Capital Improvement Program at this time.
54. If #209 is not built, what happens to the affordable housing that is planned to be built on top
of the station?
Answer: If the Fire Station is not built as proposed, the Developer (Potomac Yard Development, LLC)
and the City will continue to explore opportunities to provide on-site affordable housing at Potomac
Yard, including a multifamily project that would contain a substantial number of affordable units as well
as smaller, scattered sites or units among the various housing types planned in different Land Bays
commensurate with the value of the Developer’s overall voluntary affordable housing contribution for the
site. If there is no Fire Station, the multifamily project might be located elsewhere within the Yard.
Depending on where the multifamily housing is located and the type of financing tools available, the City
may be able to leverage some of the land cost which would otherwise comprise a significant portion of the
value of the Developer’s overall contribution.
55. What is the anticipated population growth for the new Potomac Yard residential area?
Answer: An initial breakdown of anticipated population growth was received from current zoning and
planning guidelines.
For the city of Alexandria for the year of 2005 population was estimated at 135,856. By 2010 population
is expected to rise to 143,903; by 2015 149,421.
The projected population growth for response area for fire station 202/209 for 2005 was 27,775. The
estimated growth by 2010 is 28,849 and 2015 is at 30,473.
56. What are the different scenarios being considered to determine if the affordable housing will
be rental units, condominiums, or a combination of both?
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Answer: Housing staff has modeled the project to determine the economic feasibility of different
scenarios. Initial pro formas indicate that the following types of projects are possible: mixed income
rental, to include affordable housing and workforce units; mixed income rental, to include affordable,
workforce and market rate units; and mixed income condo “for-sale” units (in this case, proceeds from
sales of market rate condos would help subsidize the purchase price of some units to provide affordable
homeownership opportunities). Please note that the rental scenarios being modeled are based on funding
which includes use of the low-income housing tax credit program. Until project costs are determined, the
exact number of each type of unit cannot be finalized. While it may be possible to have some units as forsale condominiums, and others as rentals, with only 60 units in all, this is likely to be an inefficient way to
finance and operate such a small project.
57. What is a “Low Income Housing Tax Credit” and who benefits from this, the City of the
Developer?
Answer: Low Income Housing Tax Credits are a mechanism, created by the federal government in 1986,
to attract private investment to affordable housing development by providing tax credits equal to the
amount of certain development costs to investors with tax liabilities who purchase the credits, providing
equity. Through a project’s use of tax credit funding, the City benefits to the extent that investor equity
allows the City to leverage the value of the Developer’s voluntary affordable housing contribution even
further to achieve the maximum number of units. There is no tangible financial impact (positive or
negative) to the Developer (Potomac Yard, LLC). Since the City will likely designate another entity to
develop, own and operate the multifamily project, that project developer benefits from the use of tax
credits since the equity provided is a subsidy that allows (and requires) the project to offer units at
affordable rents.
58. What is the percentage of median income that will be used to determine rental costs for both
affordable housing units and workforce units?
Answer: The affordable units be targeted to serve households with incomes at 60% of the area median
income, and the rents established will correspond to the rents allowed for this income band. Workforce
units are being modeled to target households with incomes at 80% of the area median income, and rents
will be set accordingly. The tax credit program establishes households with incomes at or below 60% of
the area median income as eligible for “affordable” housing, but the income range that is appropriate to
establish eligibility for workforce housing is more fluid since it is not regulated (or subsidized) by any
federal program. Depending on the public policy goal or purpose to be serve, workforce housing might
serve households with incomes from 60%+ to 100% of the area median income and beyond. Offering
workforce housing is often used as a tool to recruit and retain public service employees during the early
years of their tenure with local jurisdictions.
59. What will be the number of affordable housing units and the number of workforce housing
units?
Answer: Until the project costs and financing commitments have been further refined, it is hard to say
what the final unit mix will be. If a rental, the project will have to be modeled to make efficient use of
low-income housing tax credits in order not to require a significant amount of City subsidy.
60. When the last new fire station was built, what was the population and anticipated growth?
Answer: Not yet available.
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61. Who will own the property that the affordable housing will reside on and who will manage
the property?
Answer: A number of options are possible. The project may be divided into separate condominium
regimes with the City retaining ownership of the fire station base structure, and the City or its designee
for the housing component, retaining ownership of a condo comprised of the residential facility and the
related parking. Another structure might be to have the City own the entire development and provide a
long-term lease to the entity that owns and operates the affordable housing project. Once the City has
accepted the Developer’s voluntary affordable housing contribution, the City will probably designate a
mission-oriented organization, such as the Alexandria Housing Development Corporation (AHDC) to
develop, own and operate the residential facility as affordable housing, in perpetuity.
62. There is currently NO federal permit request for an underground gas tank at the site of the
new proposed fire station that will house even more equipment that the station in Del Ray.
Where does the city plan on refueling those vehicles? Will they be bringing them into Del
Ray?
Answer: There are no plans to add a fuel site at the proposed new station in Potomac Yard. The current
Fuel site at Windsor Ave will remain open and support the needs of the department. The primary fuel site
for all City vehicles is located on Wheeler Avenue. The site is larger and therefore allows the City to
purchase fuel at a lower cost. The lower price is based on the ability of the suppliers to deliver fuel from
larger fuel vehicles. The other three sites serve as backup to the prime site on Wheeler Avenue.
63. Will the safe house located on Windsor Avenue be compromised without the HazMat trucks
on the property?
Answer: There will be no change to the safe room located inside the Windsor Avenue station. The room
is designed so that in any occasion and station personnel need not be present. A button inside the room,
will connect the occupant directly to Fire Communications should someone require assistance.
64. How does the city plan to obey federal housing regulations while using deed restrictions to
make the affordable housing solely for teachers, firefighters etc.
Answer: Affordable set aside (for sale or rental) units located within Alexandria are routinely and
actively marketed to all City employees. Based on their income, they may be eligible to purchase or rent
these units.
With regard to deed restrictions on for-sale housing, these apply to future purchasers’ income-based
eligibility, not to specific classes or types of employment or public service.
Based on the City’s salary and wage scales, we know that many teachers, firefighters, and public
employees would qualify for affordable and/or workforce rental housing, if available. Being able to
provide affordable and workforce housing is seen as a particularly useful tool to recruit and retain City
and public service employees during the early years of their career.
The affordable/workforce housing proposed at Potomac Yard would not be solely for public employees,
although some units may be reserved for these employees or there may be a preference for such
employees for some units. We will comply with all state and federal regulations in developing programs.
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65. The city says a quasi company will be set up to manage these 60 rental units...how much will
that cost and who will pay
Answer: The City would designate an existing non-profit housing organization to develop and operate
the housing project as affordable housing in perpetuity. We currently anticipate that the Alexandria
Housing Development Corporation (AHDC), a local, mission-driven, non-profit established in 2004, will
be the designated organization.
While there might be some legal costs related to the transactional work required for the designation and
transfer, the organization that becomes the project developer would plan for those and other “soft costs”
within the project budget and these costs would be paid from that budget.
The project has been modeled to be economically self-sufficient: the rental revenues generated through
the project would cover ongoing operating and management expenses, taxes, insurance, as well as
maintenance costs and any debt service. Very often, an experienced third party property management
services firm is hired to provide lease up, day-to-day management, and regulatory compliance services,
subject to the oversight of the non-profit development organization.
66. Will the individuals who are looking to purchase the other non affordable housing units be
told BEFORE they sign a contract that affordable housing is in the neighborhood
Answer: I’m assuming your question refers to future purchasers of other for-sale housing units to be
offered at Potomac Yard.
The affordable/workforce housing proposed to be built above the fire station will be designed, built,
managed and maintained to complement and enhance the context and character of the surrounding
neighborhood so it is unlikely that future homeowners would be aware of any difference between the
“affordable” housing project and any other multifamily apartment or condo building located in Potomac
Yard. Thanks to ongoing efforts to produce and preserve affordable housing in every geographic sector
of the City, most homeowners live near affordable housing.
67. Who will pay the city for the fair market value property tax on the 60 low-income units?
Answer: The entity that develops, owns and operates the housing facility will pay real estate taxes on the
property, based on its assessed value, the same as any other property owner. Taxes are included in the
project’s operating budget and are covered by rental income.
68. Is the 54k cap per household or individual and will there be generational limits on who can
live in the housing
Answer: The income limits for affordable housing are adjusted based on the size of the household to be
served. $54,180 is the current income limit for a four-person household under the LIHTC program. The
limits, which are updated each year, are lower for smaller households and higher for larger households.
The number of persons allowed to occupy a unit will not exceed the City’s occupancy standards. There
are no limits with regard to household composition.
69. Will the renters’ citizenship be checked?
Answer: Under the federal Low Income Housing Tax Credit program, there is no requirement that a
person renting an affordable unit be a citizen, however, other documentation is required, including
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verification of household income. The property owner may also require that residents submit to credit
and criminal background checks or provide other information if that is the owner’s normal business
practice.
70. Will the renters have criminal background checks done since there will be a school in the
area?
Answer: Unlike for-sale units, which are sold without such safeguards, most multifamily rental property
owners/managers require criminal background checks to ensure that they can provide residents a safe
and habitable environment.
71. Will section 8 housing vouchers be allowed to put towards the rental fee of the 60 lowincome units?
Answer: Yes, income-eligible households could use a Housing Choice Voucher toward their rental
payment. These households would be subject to the same credit and criminal background check
standards required of other residents, of course.
72. Do the renters have to notify the city mid lease if their income increases and if so what
happens?
Answer: In a tax credit-funded property, a household that originally qualified as income eligible (at or
below 60% AMI) may remain as a tenant until its income reaches 140% or more of the area median
income. Of course, the affordable rent limits will be lifted once a household’s income exceeds 60% of the
area median income and it will pay rent at the same level as workforce or market rate residents
(depending on how the project’s rent program is structured). If a tax credit unit goes out of the program
due to a resident becoming over-income, the first available non tax credit unit to become vacant must be
rented to an income-eligible household to retain the overall level of affordability targeted in the original
tax credit application.
73. Will any of the renters be allowed to operate home-based business thus generating revenue
off of the space?
Answer: Residents would be subject to the same zoning and use restrictions governing business use of
residential property as enforced elsewhere by the City. Any income realized through a home-based
business would be included in the household’s income when recertifying eligibility. Residents of tax
credit units must provide documentation to certify their income every year.
74. Even though all of the minutes for the meetings on this project state the affordable housing
is above the fire station and for first responders, teachers etc I am now hearing that only 20
of the 60 units are for these types of people and the 40 units will be essentially section 8
voucher housing as the city plans to sell the low income housing tax credits to offset the
costs..is this true and if it is do we no why that stat failed to make it into the minutes? Also
who decided the percentage breakdown...why not 50-50 or 100 to the men and women who
protect us and keep our children safe
Answer: The affordable housing project has been modeled in several ways. One scenario indicates that
it would be feasible to create a mixed income (affordable and workforce) project to serve households with
incomes at 60% of the area median income (in the metro Washington, DC area the median income for a
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household of 4 persons is $90,300) as well as a number of households that earn between 60% and 100%
of the area median income. Both groups include City teachers, fire personnel, and police officers, as
well as many other individuals who work in public and private sectors, serving Alexandria.
What number of units might be committed to serve households at or below 60%, and what number of units
might be committed as "workforce" housing has not been determined. Financing requirements may shape
the final mix as it is hoped that the developer's contribution and other non-City financing will provide all
funds necessary for the project. Affordable housing may be financed through low income housing tax
credits (LIHTC). These credits are a federal vehicle to encourage private equity investment to produce
affordable rental housing to serve households, which earn at or below 60% of the area median income.
In largely affluent communities like Alexandria, where the real estate market is hot and incomes are high,
households with incomes at or below 60% of the area median income are the most challenged in finding
appropriate affordable housing options. Affordable housing, financed with tax credits, is different from
public housing, although persons with Housing Choice vouchers (Section 8) may use their subsidies
toward the rent in an LIHTC funded unit.
There are no federal or state funding sources to subsidize the cost of producing "workforce" housing.
The costs for these units would probably have to be provided through City loan since the revenues derived
from these units would cap the property's mortgage capacity.
75. Also do we know the exact location within the development of where the affordable housing
will be and will all 60 units be in the same place?
Answer: The City intends to work with the Developer to have affordable housing scattered throughout
Potomac Yard. If the Fire Station/Affordable Housing project proposed is not built, the City will continue
to work with the Developer to identify an alternate site for a multifamily affordable rental project.
76. Is there any design flaws that have been identified in the new Fire Station and if so - who is
liable? [question for the City Attorney]. This question comes off the huge overlying question
regarding: turning radius - should a fire truck 'clip' a building upon a south -to north turn?
Which we hope we will not have to do - b/c Arlington uses that route. But the liability issue
on design flaws is something that needs to be addressed - Is the Developer or the City
responsible? - Now, of course this question comes from someone in the audience that has
been very versed in this whole Task Force. It is also a Public Safety point?
Answer: There is no hard and fast answer to this question, because there are too many unknowns.
However, in order for any person or entity to be liable for negligence, the aggrieved party must prove
that the defendant acted unreasonably. Phrased differently, the complainant must prove that the
defendant failed to act in the way that a reasonable and prudent person would have acted under the same
circumstances.
Use of the term "design flaw" implies that there exists, in the design of the roads or the construction of the
buildings, some deficiency that a reasonable person, exercising ordinary care, would have detected and
corrected. Applying this to the consequences of approving road layouts and building placements would
suggest that those layouts and designs do not comply with customary standards in the industry. In the
City of Alexandria, no roads, layouts or building site plans are approved without first being reviewed and
OK'd as safe by appropriate City staff.
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77. Apparently there are differences in the definitions of redundancy. Please explain
redundancy.
Answer: Redundancy used in this context means in excess of requirements. The response goal of the
Fire Department is to reach each incident within 4 minutes from being dispatched. Redundant coverage
refers to those areas where that goal is attainable from more than one station location. For example,
most of the area served by Station 202 (Windsor Avenue) is “reachable” within four minutes from more
than one fire station. That can be contrasted with other parts of the City where there are areas that do
not have redundant coverage and, consequently, are reachable within four minutes from only one fire
station location.
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POTOMAC YARD CITY TAX REVENUE PROJECTIONS
·

The following estimates City tax revenues for the eventual build out of Potomac Yard.

·

Any municipal tax yield calculation of future real estate development, which will occur
over a number of years, is somewhat speculative because it is based on future economic
activity and future real estate values which may change from current estimates. As a
result these projections should be viewed as “order of magnitude” calculations.

·

The following calculations are in 2006 dollars, and assume no changes in tax rates.

·

These calculations do not deduct the added cost to the City of providing City services to
the new residents and businesses, or public education to future school-aged residents of
Potomac Yard. Such costs would be far outweighed by the projected additional tax
revenues.

·

These new tax revenues like other revenues related to development are used to finance all
City government services, public education and capital investments. This would include
helping pay for new infrastructure such as BRT in the Potomac Yard area.

·

The estimate of the future build out real property value (land and buildings) of Potomac
Yard is in the $1.2 billion to $1.4 billion range. Based on this the annual real estate tax
revenue which would be paid to the City at today’s 81.5 cent City real estate rate would
be in the $10 million to $11 million range.

·

In addition to real estate taxes, residents would pay personal property taxes on their
vehicles. It is estimated that at full build out the vehicle personal property taxes paid by
residents of Potomac Yard would total about $3 million per year.

·

Consumer paid taxes are highly variable based upon the type of hotel, or type of retail
and restaurant establishments which locate in Potomac Yard. A rough estimate of the
consumer taxes paid would be around $1 million per year. This does not include any
effect of a shift of existing retail and hotel room sales (and taxes paid) from one area of
the City to Potomac Yard.

·

Other business taxes paid by office tenants, retail tenants and other businesses which may
locate at Potomac Yard would total about $2 million per year.

·

IN TOTAL, based on the above, the projection of annual future tax revenues paid to the
City as a result of the planned development at Potomac Yard would total about $16
million to $17 million per year.

Prepared on September 7, 2006
by staff from the City of Alexandria’s Department of Finance, Office of Management and
Budget, and City Manager’s Office

Parcel A

Parcel G

Parcel H

Parcel I

Parcel J

Parcel L

Office

800,000 sf

60,000 sf

104,000 sf

463,000 sf

473,000 sf

Hotel

625 rooms

MultiFamily

374 units

Stacked
Units

70 units

Townhouse

174 units

Parcel F

40 units

15,000 sf

Retail
Total
Residential
Units

Parcel C

244 units

600,000 sf

Total
1,900,000
sf
625 rooms

110 units

310 units

734 units

150 units

225 units

120 units

605 units

82 units

182 units

42 units

605 units

80,000 sf

5,000 sf

10,000 sf

15,000 sf

10,000 sf

735,000 sf

414 units

232 units

407 units

272 units

358 units

1,927 untis

SOURCE: Potomac Yard Urban Design Guidelines, page 107

Prototypical Development Program
As in any large and complex development, the unpredictable real estate market over time necessitates flexibility in the development
program. The table above illustrates one of many ways the maximum floor area and residential units for the overall site can be
developed.
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CITY OF ALEXANDRIA

2000

2005

2010

2015

2020

2025

2030

Total Population

128,283

135,856

143,903

149,421

153,205

159,513

169,361

Population Density
Per Square Mile1

8,144.9

8,65.8

9,136.7

9,487.0

9,727.3

10,127.8

10,753.1

SOURCE: Washington Metropolitan Council of Governments’ Forecast, Round 7.
Dept. of Planning and Zoning, City of Alexandria.
1. Density is based on City being 15.75 mi.

FORECASTED POPULATION AND DENSITY FOR RESPONSE AREA OF FIREHOUSE 202 - ESTIMATED
2000

2005

2010

2015

2020

2025

2030

Total Population

25,923

27,775

28,849

30,473

31,529

33,434

35,680

Population Density
Per Square Mile1

8,100.9

8,679.7

9,015.3

9,522.8

9,852.8

10,448.1

11,150.0

SOURCE: Washington Metropolitan Council of Governments Forecast, Round7.
Dept. of Planning and Zoning, City of Alexandria.
1. Density based on a response area estimated to be 3.2 square miles.
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Potomac Yard Fire Station and Affordable Housing Task Force
Projected Timeline – Work Program
July 25, 2006
_________________________________________________________________________________________________

July
18

July
25

Aug
Sept

Oct

Nov

Dec

Jan 2007
PC/CC
Hearing

Feb

Mar

Apr

May

Role of Potomac Yard Fire Station and Affordable Housing Task Force:




Over the summer, work with the community, seek additional community input and
discuss pros and cons of relocating Fire Suppression units from Fire Station 202
to Potomac Yard and the inclusion of affordable housing units in the building.
During the fall, the task force will provide additional input on the programmatic
design of the combined facility to City Staff and City Council.

Review Comment by Potomac Yard Fire Station and Affordable Housing Task Force
Potomac Yard Design Advisory Committee (PYDAC), Planning Commission, City Council
Administrative Staff Review, Construction
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