
North Potomac Yard CDD Zoning

City of Alexandria   Planning Commission   June 1, 2010

CDD#2009-0001

1

Applications
Applicant requests approval:

Rezone Site (CDD#10 to CDD#19) 
CDD Conceptual Design Plan 
Transportation Management Plan 
North Potomac Yard Urban Design Standards

Staff requests Planning Commission to initiate a Text Amendment:
Add CDD#19 to table
Amend PYDAC role and configuration

Staff requests designation of five new Street Names
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City Policies
• City Council Strategic Plan
• Eco-City Charter

Master Plan
– Small Area Plan

Zoning
– Coordinated Development District (CDD)

Development Special Use Permit (DSUP)
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Layers of Development

Small Area Plan

CDD

DSUP
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Rezoning Site from CDD#10 to CDD#19
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Existing & Proposed Zoning

Proposed (CDD#19)
7.5 million sf Mixed-Use
Max Heights: from 65’ to 250’

Existing (CDD#10)
600,000 sf Retail
77’ max, most 50’ or below

69.07 acres
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Flexible 
Metrorail Zone -
Configuration

TBD

Zoning Proposal
Rezone site with:

7,525,000 sf Mixed-Use
Metro Station & Transitway
10+ acres Open Space (ground-level)
Enhanced Bicycle / Pedestrian Network
On-Site Affordable Housing
Urban Design Standards
Incentives for Community Facilities
Environmentally Sustainable Site 
Design & Construction
Contribution & Site for School / Public 
Building
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Text Amendment – CDD Table
Proposed Zoning Table for CDD#19

With a CDD Special Use Permit
CDD#

CDD 
Name

Without a CDD 
Special Use 

Permit Maximum FAR and/or 
Development Maximum Height Uses

19 North 
Potomac 
Yard

The CSL zone 
regulations shall 
apply on the first 
250 feet east of 
Route 1, and the I 
zone regulations 
shall apply on the 
remainder of the 
site.  

However, in no 
case shall the 
development 
exceed 600,000 
square feet.

Maximum development 
levels will be as 
depicted in Table 5 of 
the CDD Conditions.  
Conversion of square 
footage between uses 
may be permitted 
through the development 
special use permit 
process.

Refer to Table 3 of the 
CDD conditions for 
maximum parking 
ratios.  

Heights shall be as 
shown in the North 
Potomac Yard 
Design Standards 
dated May 24, 2010. 

Mixed-use 
development to 
include office, 
residential, retail 
and personal 
service, hotel, 
parks and open 
spaces and 
community 
facilities. 
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Text Amendment - PYDAC

Role and Configuration of Potomac Yard Design Advisory Committee

Expand role to encompass review of North Potomac Yard pursuant to 
proposed North Potomac Yard Urban Design Standards

Add new member to include a National Park Service representative



North Potomac Yard CDD Zoning

City of Alexandria   Planning Commission   June 1, 2010

CDD#2009-0001

9

Small Area Plan - Vision Statement

“The Plan envisions North Potomac Yard as an 
environmentally and economically sustainable and diverse 
21st Century urban, transit-oriented, mixed-use community 
that is compatible with adjacent neighborhoods.  The Plan 
seeks to create a regional destination with diverse built 
and natural spaces where people want to spend time in a 
wide variety of pursuits.”
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“A Model of Environmental Sustainability”

Plan Principle #1

LEED ND Silver for Neighborhoods 
LEED Silver for Office
LEED Certified for other Uses
Environmental Sustainability Master Plan
Low Flow Fixtures
Aggressive Stormwater Treatments
Rainwater Harvesting & Reuse 
Revegetate Four Mile Run
Green Roofs
Parking Maximums
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“Economically Sustainable”

Plan Principle #2

Maximize Office Uses near Metro Station
Increase Activity on Street
Provide Mix of Uses & Housing Opportunities
Increased Office for Tax Base
Centrally Managed Parking Program
Retain Regional Shopping Destination
Cultural and Community Facilities
Live, Work, Shop, Play, Visit



North Potomac Yard CDD Zoning

City of Alexandria   Planning Commission   June 1, 2010

CDD#2009-0001

12

“Excellence in Design”

Plan Principle #3

North Potomac Yard Urban Design Standards
Urban Form
Public Realm & Streetscapes
Open Space
Retail Storefronts
Signage

Below-Grade and Wrapped Parking
Integrate Public Art & Archaeology
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“Vibrant & Diverse Mixed-Use Community”

Plan Principle #4

New Transit Hub serving Alexandria & Arlington
Office / Entertainment District
Regional Shopping Destination
Cultural & Educational Amenities
Walkable Streets with Retail / Restaurants
Parks, Open Spaces & Recreational Amenities
Mix of Residential Unit Types / Incomes
Views of the River and D.C.
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“Comprehensive Multi-Modal Approach to Transportation”

Plan Principle #5

Metrorail Station
Dedicated Transitway 
Transit Hub - Rail / Transitway / Transit / Taxi / Bike
Bicycle Lanes, Parking & Facilities
Flex Vehicles
Shared Parking Program
Priority Parking for Carpools / Vanpools
Transit Incentives for Residents & Employees 
TMP
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“Network of Usable Open Spaces and Parks”

Plan Principle #6

Open Space: 35% of site (10+ acres at-grade)
3 New Parks 
Expand Potomac Yard Park System (Landbay K)
Improve Four Mile Run
Off-site Athletic Field Improvements
Connection to Mt Vernon Trail
Public Courtyards on 3 blocks
Rooftop Open Spaces / Amenities

FLEX
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Plan Principle #7
“Connections & Transitions…to Existing Neighborhoods”

Step Buildings down to GW Parkway and Route 1
Improve Route 1 Intersections
Traffic Calming in Adjacent Neighborhoods
NPS Representative on PYDAC
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Metrorail Station Financing
Key Questions

What would the Metro station cost be? 
Could a Metro station be financed?

PB Consulting Concept Development Study and 
financial model development

Initial Projected Gap - $75 million
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Metrorail Station Financing
COSTS

$240 million capital costs assumed
$0.5 million annually to operate
Interest during construction capitalized
Principal repayment restructured
Results in a $275 million borrowing
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Metrorail Station Financing
REVENUES

Net New Tax Revenues
No State or Federal Aid Assumed
Special Tax Districts

Tier I: 20-cent/$100 valuation  – start in 2011
Tier II: 10-cent/$100 valuation  – start when station opens

RREEF Contributions ($81 million)
$10 / sf - $49 million
$32 million Shortfall Guarantee

PYD/MRP Contributions - easements, etc.
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Comparison of Cases at Build Out
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Base Case Summary

$0

$10,000,000

$20,000,000

$30,000,000

$40,000,000

$50,000,000

$60,000,000

$70,000,000

$80,000,000

$90,000,000

$100,000,000

20
14

20
15

20
16

20
17

20
18

20
19

20
20

20
21

20
22

20
23

20
24

20
25

20
26

20
27

20
28

20
29

20
30

20
31

20
32

20
33

20
34

20
35

20
36

20
37

20
38

20
39

20
40

20
41

20
42

20
43

Am
ou

nt

Year

Comparison of Project Revenues to Debt Service / WMATA Subsidy

Other Land Bay Net New Tax Revenue Landbay F Net New Tax Revenue Developer Contributions

Special Tax District Revenue Annual Debt Service + WMATA Subsidy

Base Case
• Required Bond Issuance: $275 million
• Size of Funding Gap: $5.9 million
• Breakeven Year: 2019
• Maximum Annual Debt Service Payment: $19.8 million

Comparison of Project Revenues to Debt Service / WMATA Subsidy
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Slower Development Case
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Comparison of Project Revenues to Debt Service / WMATA Subsidy

Other Land Bay Net New Tax Revenue Landbay F Net New Tax Revenue Developer Contributions

Special Tax District Revenue Annual Debt Service + WMATA Subsidy

Slower Development Case
• Required Bond Issuance: $275 million
• Size of Funding Gap: $8.8 million
• Breakeven Year: 2022
• Maximum Annual Debt Service Payment: $19.8 million 

Comparison of Project Revenues to Debt Service / WMATA Subsidy
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Slower and Less Development Case
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Comparison of Project Revenues to Debt Service / WMATA Subsidy

Other Land Bay Net New Tax Revenue Landbay F Net New Tax Revenue Developer Contributions

Special Tax District Revenue Annual Debt Service + WMATA Subsidy

Slower & Less Development Case
• Required Bond Issuance: $275 million
• Size of Funding Gap: $52.8 million
• Breakeven Year: 2026
• Maximum Annual Debt Service Payment: $19.8 million 

Comparison of Project Revenues to Debt Service / WMATA Subsidy
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Accelerated Development Case
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Comparison of Project Revenues to Debt Service / WMATA Subsidy

Other Land Bay Net New Tax Revenue Landbay F Net New Tax Revenue Developer Contributions

Special Tax District Revenue Annual Debt Service + WMATA Subsidy

Accelerated Development Case
• Required Bond Issuance: $275 million
• Size of Funding Gap: No Gap
• Breakeven Year: 2017
• Maximum Annual Debt Service Payment: $19.8 million 

Comparison of Project Revenues to Debt Service / WMATA Subsidy
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Metrorail Station Financing
Risk Mitigation

Go / No Decision – 2014 at earliest
Update Projections based on Fiscal Cost & Revenue Data
Gauge actual development from plans & experience
Restructure Financing Plan
Apply State & Federal Aid
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Development Phasing
Preceding Construction of the Metrorail Station

Up to 2,000,000 sf  (includes ex. 600,000 sf)

Concurrent with Construction of the Metrorail Station
Transitway is operational
2,000,000 sf to 3,700,000 sf 

Once the Metrorail Station is Operational
After 4,900,000 sf is constructed within ¼ mile of Metrorail Station, then 
development may occur in Crescent Neighborhood

If Metrorail Station Determined to be “Not Feasible“
If Metrorail station determined not feasible, but transitway is operational, 
then up to 3,700,000 sf is subject to a future public planning process.
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Approx. Development – 1,400,000 sf 

North Potomac Yard Phasing Study
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North Potomac Yard Phasing Study

Approx. Development – 2,000,000 sf 

1,100,000 SF
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Approx. Development – 2,900,000 sf 

North Potomac Yard Phasing Study 
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Approx. Development – 3,600,000 sf 

North Potomac Yard Phasing Study 
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Infrastructure Transportation Network
Proposed

Metro Station
Dedicated Transitway
Robust Local Bus Service
Robust Street Grid
Enhanced Bicycle & Pedestrian 
Network (on and off street)

Existing
Local Bus Service
Limited Connectivity
Incomplete Bike & 
Pedestrian Network
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High Connectivity Scenario
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Route 1 Travel Speed

Silver Meteor Avenue, and
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Transportation & Parking

Transportation
Metrorail Station
Transitway & New Stations
Route 1 Intersection Improvements
Traffic Calming
Bike & Pedestrian Facilities
Interconnected Roadway Network

Parking
Parking Maximums
Underground / Embedded Parking
Shared Parking
Metered On-Street Parking
Valet Parking

K Street Illustrative
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Transportation Management Plan
GOAL: Increase Transit Use & Decrease Auto Use

Funded by Businesses and Residents
Goals Phased with Development

Program Elements may include:
Transit Incentives for Employees and Residents
Guaranteed Ride Home Program
Ridesharing / Carshare Programs
Promotion of Alternative Work Schedules
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Sanitary Sewer Infrastructure

Conveyance:
Site wastewater flows to Potomac Yard Trunk Sewer (PYTS)
Estimated Proposed & Future Flows to PYTS – 18.2 MGD
Estimated CDD#19 portion of flow – 3.8 MGD (21%)

Result: Anticipate surcharging in PYTS at build-out
Relief:  24” parallel sewers under Duke & Franklin Streets
Cost:  Estimated improvement cost - $1.2 million

Applicant to contribute $250,000 (21% of estimated cost) to 
construct relief sewer lines.
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Potomac Yard Trunk Sewer
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Uses
Residential / Office Flexibility
Floor Area Transferable with DSUP
Accessory Retail - all blocks
Potential Elementary School / Public Building
Incentivize Community Facilities & Day Care
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Uses
7,525,000 sf including:

Residential 1,100 units
Office – 1,930,000 sf
Additional Office / Resid – mix of 
3,395,000 sf  (or 3,395 units)
Retail – 930,000 sf
Hotel – 170,000 sf

Required & Preferred Retail:
Required
Preferred
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Urban Design Standards
Bulk, Height and Form Requirements
Streetwalls & Setbacks
Flexible for Diversity and Creativity
Open Space Amenities
Retail Storefronts
Comprehensive Signage Program
Skyline
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Urban Design Standards

Streetwall – Height & Block %
Setbacks
Height Variation 

Concept Streetwall

100’ MAX UNINTERRUPTED

50% MAXCO-PLANAR

5’ Min Stepback

20’ Max Stepback

StepbacksHeights
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Urban Design Standards
Embedded Parking

Active Uses

Parking

Parking Cross Section

Parking  Embedded within Active Uses

Blocks 2, 5 and 16 or 21 - All Parking 
Completely UndergroundOnly Parking Entrance will be Visible
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Affordable Housing
Developer’s Contribution

Commercial: $1.50 / sf
Residential: 

First 600,000 sf (base): $1.50-$2.00 / sf
Remainder of residential: $4.00 / sf

Depends on ultimate mix of office and residential
Could range between $12 and $21 million
Subject to Affordable Housing policy in effect at DSUP, if greater
No density bonus permitted without traffic study justification
Some or all of the contribution shall be provided as on-site units
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Street Names
Livingstone Avenue
Capitol Crescent Place
Tide Lock Avenue
Silver Meteor Avenue
Aqua Street
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Conclusion

Walkable Mixed-Use Community
Enhanced Metro and Transitway
Potential School 
Four Mile Run Improvements
Parks & Trails
Live Theater / Community Facilities
Public Art 
Affordable Housing
LEED Buildings and Neighborhoods
Create a City Gateway

Benefits of Development
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Additional Slides from June 3, 2010 Planning Commission
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Pre-development Transportation 
Improvements

Neighborhood traffic calming
Transportation management plan
Open East Reed Avenue to all movements at Route 1
Traffic control modification at East Reed and interim Potomac 
Avenue
Mainline Boulevard connection
Easements for transit circulation
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DEVELOPMENT 
TRIGGER

AMOUNT OF 
DEVELOPMENT

REQUIRED IMPROVEMENTS 
AND/OR PROCESSES

Phase 
#1

Development in 
Advance of Metrorail 

Station

1,400,000 SQ FT NEW
600,000 SQ FT EXISTING

TOTAL 2,000,000 SQ FT.

High frequency local transit service 
1,500,000 SQFT Transitway

Under Construction
2,000,000 SQFT Transitway

Complete & Operational

Phase 
#2

Development 
Concurrent with 
Metrorail Station 

Construction
2,000,001 SQ. FT. to 

3,700,000 SQ FT.

Transitway Fully Operational
Issuance of Bonds for Metrorail Station
Issuance of Permits for Metrorail Station
Substantial Construction of Metrorail Station 

Commenced

Phase 
#3

Development Once 
Metrorail Station is 

Operational
3,700,001 SQ. FT. to +/-

7,500,000 SQ FT.

Up to 4,900,000 SQFT Required 
to Pay Developer Contributions @
$10 per SQFT

Alternate 
Scenario

Development if City 
Decides Metrorail 

Station is Not to be 
Constructed (Decision 

by 2018)
TOTAL MAX 3,700,000 SQ 

FT.

Transitway Fully Operational
Subject to Future Planning 

Zoning Process

NOTE: Streets Necessary for Adequate Phasing will be Required for Each Option
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1,500,000 to 
2,000,000 SQ FT.

Prior to First Certificate 
of Occupancy Permit 
and Neighborhood 
Traffic Calming

Prior to 2nd CO on 
East Reed Avenue

Transit Corridor

Prior to Metrorail 
Station

Site Phasing


