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Purpose of Application

Amending the Master Plan to include two single-family houses on Hume Avenue within the Plan
area and add the development summary table and implementation. A zoning text amendment to
add CDD #24 to the Zoning Ordinance. A Zoning Map Amendment to rezoning the Plan area
(as amended) into a mixed-use commercial / industrial area into an urban, mixed-use community
through the creation of a CDD - Coordinated Development District —- CDD#24.

Special Use Permits, Modifications, and other Approvals Requested:

Request for:

(A) Initiation of a Master Plan Amendment; (B) An amendment to the Potomac West Small Area
Plan chapter of the Master Plan to i) include the properties at 413 and 415 Hume Avenue and ii)
add a development summary table and additional implementation language into the Oakville
Triangle and Route 1 Corridor Vision Plan; and (C) Initiation of a text amendment; (D) text
amendment to the Zoning Ordinance to amend the provisions of Section 5-602 to establish CDD
#24; and (E) An amendment to the official zoning map to change the zone from CSL
(Commercial Service Low), | (Industrial), R 2-5 (Residential) to CDD #24 (Coordinated
Development District); zoned CSL (Commercial Service Low), I (Industrial), R 2-5
(Residential).

Zoned:
Existing - CSL (Commercial Service Low), I (Industrial), R 2-5 (Residential)
Proposed - CDD #24 (Coordinated Development District)
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l. SUMMARY

Staff recommends approval of the Master Plan Amendment, Text Amendment and Rezoning
to establish Coordinated Development District (CDD) #24 which implements the Oakville
Triangle and Route 1 Corridor Vision Plan and Urban Design Standards and Guidelines (the
Plan) approved on October 17, 2015.

A. Requested Approvals

1. Master Plan Amendment

a) Revision of the Plan boundary to include properties located at 413 and 415 Hume
Avenue;

b) Inclusion of a Development Summary table and notes in the Implementation
Chapter of the Plan detailing maximum development levels for each block;
Additional text in the Implementation Chapter of the Plan regarding the required
phasing of Plan area improvements and funding required to mitigate future
development (a full list of additional text and graphics to be added to the Plan is
included in Appendix 1) ; and

c) Definition of the community facilities, primary retail, secondary retail and maker
uses recommended by the Plan.

2. Text Amendment/Rezoning
a) A text amendment to revise the language in Section 5-602 of the Zoning
Ordinance, which identifies each of the Coordinated Development Districts to
add the language for CDD #24 to the zoning table; and
b) Rezoning (Zoning Map Amendment) to modify the zoning designation from
Commercial Service Low (CSL), Industrial (I) and Residential (R 2-5) to
Coordinated Development District #24.

B. Special Tax District Analysis
a) Staff has provided an analysis of the potential of including the Oakville/Route 1
Plan area into a special tax district comparable to Potomac Yard.
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1. MASTER PLAN AMENDMENT

A. Inclusion of Hume Avenue Residential Parcels in Plan Area

In October 2015, City Council approved the Oakville Triangle/Route 1 Corridor Plan and
Design Standards, with the plan boundary as shown in Figure 1 below. At the hearing, in
response to a request from adjacent property owners, City Council directed staff to evaluate the
inclusion of two residential properties located at 413 and 415 Hume Avenue, adjacent to and
bordered on three sides by the Plan area.
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Figure 1: Approved lllustrative Plan and Area of MPA Focus

In 2013, staff established the Plan boundary according to current zoning. Only the commercial
and industrially zoned properties on the west side of Route 1, as well as the existing Mount
Jefferson Park, were included in the Plan area. Figure 2 shows the current zoning of the Plan
area and adjacent residential areas. The rationale for including only the commercial and
industrial properties was that the residential neighborhoods to the west should retain the existing
zoning.

Figure 2: Existing Zonlng deteed the selected Plan boundary (included I/Industrial and
CSL parcels, but no residential). Plan boundary depicted in dark red.
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In addition to being zoned residential, most of the properties west of the Plan area, including the
two properties in question, are located within the Town of Potomac National Register District
(Figure 2B)

When the two property owners approached staff during the planning process with a request to be
included in the Plan area, Staff declined to support the change for a number of reasons. First,
they are historic homes and listed contributing structures to the Town of Potomac Historic
District, and as such they also contribute to the unique fabric of the Del Ray neighborhood.
Second, although the property owners voiced their concern about being surrounded by the new
development, staff believed that the new Plan-proposed development would actually be more
compatible with the existing homes than the current industrial uses. Finally, a boundary based
on existing zoning provided a rational basis for the plan area. Changing the boundary to include
these two houses could provide justification for others adjoining the Plan area to also request
inclusion.
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Flgure3 Photo of 415 (Ieft) and 413 (rlght) Hume Avenue

Upon City Council’s request that staff pursue a boundary change, staff conducted a historic
analysis of the two homes (Attachment 1). The homes at 415 and 413 Hume Avenue (Figure 3)
date from 1920 and 1915, respectively, and are believed to be kit homes based on their form,
repetition along the block, and close proximity to the original Potomac Yard rail yard. They are
two-story four-squares sharing the same form as the majority of the housing stock along this
street.

While Staff did not initially support the request, there are some reasons that the change makes
sense. It is important to note that although the homes are located within a historic district, the
Town of Potomac is a national rather than local historic district, and therefore, alterations and
changes to these buildings are not subject to BAR review and approval. So even if the properties
are not included in the Plan area, the City does not have any purview to prevent demolition or
alteration beyond the zoning regulations that would apply. In addition, these property owners are
in the unique position of being surrounded on three sides by the Plan area, setting them apart
from other adjoining residential properties which are only adjoining on one side.

415 and 413
Hume Avenue

Figure 4: Approved lllustrative Plan; Area of MPA Focus showing 413 and 415 Hume Avenue
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Therefore, if it is determined that the parcels are to be included in the Plan area, staff has
developed a recommendation which attempts to both retain one or both houses if feasible while
also providing some flexibility for the property owners should retention not be possible. If the
boundary change is approved, the Design Standards would specify residential (townhouse)
redevelopment on the two properties, and a height limit of 45 feet, consistent with the rest of
Block 12, and in order to be compatible with the adjacent residences. Staff has developed two
options that would be included in the Plan with approval of the master plan amendment.

Option 1: Option 1 demonstrates a scenario in which one of the existing structures would be
retained as shown in Figure 5. As shown below, this option retains 415 Hume Avenue and
allows for townhouse redevelopment of the rest of block 12. This allows for 10 housing units
total on block 12 (9 new townhouses and the retention of 415 Hume Avenue).

| Block 12, with inclusion
of 413 & 415 Hume Ave

Retention of existing
historic structure (415
Hume Ave)

Figure 5: Redevelopment of Block 12 under Option 1

Option 2: This option allows both properties to be redeveloped, providing a total of up to 13
new townhouse units on the block. The layout would replicate a similar row of townhouses as is
shown on Raymond Avenue in Figure 6.
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Block 12, with inclusion
| of 413 & 415 Hume Ave,

%
oo OAKVILLEST

Figure 6: Redevelopment of Block 12 under Option 2

The table below compares Options 1 and 2

no structures retained

Existing Plan Option 1: Option 2:
(as approved) Expand Plan Area Block 12 | Expand Plan Area Block 12
to include 413/415 Hume to include 413/415 Hume
Retains one of the existing No existing buildings
buildings retained
Land Residential - Residential - Townhouse Residential - Townhouse
Use Townhouse
Max 8 townhouses 10 townhouses 13 townhouses
Yield Retention of 413/415 Retains one of the existing | No existing buildings retained
Hume (outside Plan buildings
Area)
Max 45 feet, must meet Plan | 45 feet, must meet Plan 45 feet, must meet Plan design
Height | design standards for design standards for standards for transitions and

transitions and buffers

transitions and buffer

buffers

Table 1: Comparison of Block 12 options

Staff recommends that if the parcels are to be included in the Plan area, text be added to the Plan
as follows: The Plan recommends retention and integration of at least one of the existing
structures into redevelopment of Block 12. Should the retention of one of the existing buildings
not prove feasible, the larger development total assumed for Option 2 for Block 12 is included in
the CDD #24 Development Table (Table 2 below).

With a recommendation to include the properties in the Plan area, maps throughout the
document will be amended. The illustrative plan, land use, and height maps are shown below as
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they would be amended in the Plan. As indicated above, land use and height would be consistent
with the remainder of Block 12.
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Figure 9: Area of Focus — Revised Land Use Map
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B. Development Summary Table

In order to ensure that the area develops according to the vision established in the Plan and
within the capacity of current and planned infrastructure, a table establishing the maximum
development parameters for each block will be included in the Implementation Chapter of the
Plan, and referred to in the CDD zoning. Each block in the CDD is identified by number in the
Development Summary Table (Table 2) and the Plan block map (Figure 10) below. A copy of
Table 2 and Figure 10 are also included as an attachment to the staff report. It should be noted
that while the development table reflects maximum development on each block, the final
amount of development for each site will be determined based on all applicable requirements of
the Oakville Triangle/Route 1 Corridor Vision Plan and Urban Design Standards and
Guidelines as part of a future development special use permit process.

11
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Residential Office Hotel Retail and Maker
la 1b F] 3 4 5
Townhouse o :

= Applicable notes]  Multifmaily Multifamily (max. GFA) P:etall bzl tmalfer Maximum

] . . ) ) - Townhouse Office (Primary / | Space Required

< Block # | {see notes page| Residential Residential Includes - Max. GFA Total

w below) {max. GFA) () {max. units) | (max. GFA) Secondary) |{max. GFA) See (sq. .}

=] ) ) gal'ing'f.tsl. e (max. GFA) Mote ¢ o

1 1 i 0 0 24,800 10 0] 0| 0 24,800
2 f 0 0 24,800/ 10 o 0l o z4,son|
3 abf 117,600 125 0 0 0| 0| 0 9,500 127.1CIJ|
4 b kimn 307,000 326 0 0 135,200 0| 46,000 0) 488.21])'

2 5 kim g 162,600 172 35,100 14 0] 0| 31,000 0| 228.7!]3'
& kimgr 377,400/ 399 31,000/ 14 o 0l 21,700 0 490,100|
7 bkilmp 117,100 125 0l 0 0] 145,300 35,2001 0) 29?,6@'
8 0 0 44,900/ 18 o 0l o o 4a,900|
9 d 0 4] 0 0 0] 0| [ 21,500 21,500
10 56,200/ 60 16,000/ 5 0] 0| [ 6,200 78,400
11 75,600 80 0l 0 0] 0] 0 19,200 94,800

3 12 e 0 0 30,100 13 o 0 0 0 30,100|
13 80,000/ 85 0 0 0| 0| 0 27,900 107.9CIJ|
14 0 0 21,800 El 0] 0| 0 0 ZI.SCIJI
15 [1] 1] 28,000 11 0] 0| 0 0] 28,000'
16 b 134,900 143 o 0 o 0l of 29,800 164,700|
17 b 120,000 127 0 0 of 0l of 5,100 126,100|
18 ¥ 0 1] 14,800/ 5 0] 0| [ 14,800

4 13 79,700/ 85 0 0 0] 0| 0 8,600 88,300
20 68,200 72 0l 0 0| 0| 0 5,900)| 74,100
21 61,700 65 0l 0 0 0] 0 5,600 67,300|

CDD Total 1,758,000 1,865 271,300 109 135,200 145,300 193,900 140,300 2,644,000|

Table 2: CDD #24 Development Table

Figure 10: Plan Blocks Identified by Number
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C. Implementation: Phasing and Funding
1. Developer Contributions — Oakville Triangle

As with other Small Area Plans, the City anticipates that as a result of proposed rezoning within
the Plan area developer contributions and/or site improvements that mitigate the impact of the
new development will help to fund or implement the Plan. As the largest development site in the
Plan area, and the first to initiate the approvals process, the Oakville Triangle site developer
contributions (amount and timing) have been specified in the Oakville Triangle CDP conditions,
and include:

e Construction of 65 units of onsite affordable housing integrated within the Oakville
Triangle development, at an approximate value of $7.8M;

e Implementation/construction of the Mount Jefferson Park Concept Plan at an
approximate value of $2.0M; and,

e Financial contribution of $1.6M for improvements to the Route 1/E. Glebe Road
intersection.

e Total: $11.4M

The monetary amounts outlined above are in addition to standard development conditions such
as underground utilities and streetscape improvements.

Blocks in the remainder of the Plan area will also be expected to provide developer
contributions and/or site improvements that mitigate the impact of new development. The range
of parcel sizes in the plan area has a significant bearing on the amount of development that will
be allowed on each block, and therefore, similar to practice in other small area plans, the
developer contributions will be scaled accordingly. The final developer contribution amount for
mitigation and Plan implementation will be part of the CDD Concept Plan approval and
development special use permit for each subsequent property.

2. Incremental Tax Revenue

In addition to developer contributions, the Plan allocates a maximum of 20% of the incremental
(or net new) real estate tax revenues generated by the real estate value growth in this Plan area
pay for a portion of the desired public benefits. Net new tax revenue is the City tax revenue over
what would have been generated under existing zoning. This is a pay-as-you-go financing plan
that will not require the use of any current City General Fund revenues. It does assume, however,
that the development build out would occur.

13
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3. Phasing and Plan Improvements

The phasing of development within the Plan area is intended to ensure that adequate
infrastructure, particularly transportation infrastructure, is in place to support the proposed
development as it is constructed over a period of years. The staff recommendations attempt to
ensure a phased and sequenced development from the current commercial and industrial uses to
the urban, mixed-use community that is envisioned by the Plan.

TRANSPORTATION IMPROVEMENTS

Phase Description Responsibility/ Required Timing

Funding
Developer of

Construction of lane modifications Operational prior to issuance of first

eastbound Swann Ave. at Route 1,
as specified in Oakville Triangle
CDP

Oakville Triangle

Certificate of Occupancy (CO) for
development within the Oakville
Triangle CDP area (not including above
or below grade parking).

Initial work on Phase 1
improvements at Route 1/E. Glebe

Developer of
Oakville Triangle

Prior to release of the final site plan for
the first block within the Oakville

Rd. (eastbound right turn modified | to provide Triangle CDP area.

to allow overlap right turns), as $200,000

specified in Oakville Triangle CDP

Route 1/ E. Reed signal Developer Prior to 800,000 sf of development (net

modifications (Address through
Potomac Yard North SAP
Amendment)

contributions and
for incremental tax

of parking)

Phase 1 improvements at Route
1/E. Glebe Rd.: Signal phasing and

Developer of
Oakville Triangle

Earlier of: (1) 1 year after issuance of
final CO for completion of Phase |

construction from Route 1 to new | to provide (Block A1, B & D) or (2) prior to first

North-South Road $1,400,000 final site plan submission for fourth
block in the project.

Route 1/E. Reed intersection Developer Prior to issuance of CO at 1.6 million sf

improvements: Westbound lanes
modified from exclusive left turn
lane and shared through/right lane
to exclusive left, through and right
turn lanes

contributions and
Jor incremental tax

(Net without parking)

New signal at Montrose Ave./
Route 1.

Developer
contributions and
for incremental tax

Prior to issuance of CO at 1.6 million sf
(Net without parking)

Improvements on Montrose
Avenue and at the intersection of
Montrose Avenue at East Glebe
Road / Ashby Street

Developer
contributions and
for incremental tax

Prior to issuance of CO at 1.6 million sf
(Net without parking)

New Route 1 pedestrian
crossing/signal between East

Developer

Prior to issuance of CO at 1.6 million sf
(Net without parking)

14
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Custis Avenue and East Glebe contributions and
2 | Road. Jor incremental tax
Route 1/ E. Glebe Intersection Developer Prior to issuance of CO at 2 million sf
improvements (Phase 2 fromthe | contributions and/ | (Net without parking)
3 new North-South Road to LaVerne | or incremental tax
Avenue) or comparable
improvement — in consultation
with property owners.
Modification of lane configuration | Developer Prior to issuance of CO at 2 million sf
3 at Route 1/Custis Ave. contributions and/ | (Net without parking)
or incremental tax
Table 3: Transportation improvements
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Respons-
ibility/
Funding

Required Timing

All | Affordable Housing: The City will Developer Phased throughout development
work with developers to achieve all contributions
applicable Housing Master Plan goals
and objectives, including the desire to
achieve new onsite affordable housing
units with re-zonings.
OT | Affordable Housing: The Oakville Developer of | Phased throughout development
Triangle site will provide 65 units of Oakville of Oakville Triangle
onsite affordable housing integrated Triangle
within the development, at an
approximate value of $7.8M (2015).
All | Streetscape/Undergrounding on Standard Phased throughout development
Route 1 Frontage: All blocks expected | Development
to complete these improvements Conditions,
consistent with specifications Developer
established in the Plan as part of the contributions
redevelopment of their site. The and/or
remainder of the redevelopment sites incremental
will also be responsible for locating tax
utilities on their site below grade as part
of the development special use permit
process. The cost for undergrounding
utilities for some smaller and shallow
blocks (see Plan, Figure 17, Rte 1
Streetscape Improvements) could be
provided through the Plan area tax
increment fund.
OT | Streetscape and Undergrounding on Developer of | As part of construction of first
Route 1 Frontage: all utilities for Oakville building on the site.
Oakville Triangle Route 1 frontage to be | Triangle
located below grade.
OT | Streetscape and Undergrounding The | Standard With redevelopment of each
remainder of the above grade utilities Developer block.
for the site will be located below grade. | conditions
All | Open Space: Consideration in the Developer of | With redevelopment of each
Plan’s phasing ensures that sufficient, Oakville block.
consolidated, high quality open space is | Triangle and

provided based on planned

other blocks

16
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development. On-site open space is
required for the Oakville site consistent
with the Plan. Significant on-site open
spaces (e.g. Swann Plaza) are required
to be provided with adjacent
development blocks.

in the Plan
area

OT | Mount Jefferson Park Developer of | Timing for initiation and

Construction of and funding for the Oakville completion of park

Mount Jefferson Park Improvement Triangle improvements is specified in

called for in the Concept Plan will be the CDP for the Oakuville

completed by the developer in Triangle site. Improvements

conjunction with redevelopment of the shall be fully constructed and

Oakville Triangle site. accepted by the City prior to
issuance of first Certificate of
Occupancy for any building in
the CDP area, or within a
maximum 24 months of
issuance of permit to demolish
any building or structure in or
adjacent to Park (whichever is
earlier).

Mount Jefferson Park: Additional Developer of | With redevelopment of the

improvements to the southern section of | Block 3 block.

Mount Jefferson Park will be designed

and provided in conjunction with

redevelopment of adjacent Block 3

parcels, with requirements to be outlined

in related DSUP.

All | On-site open space is required for Developer With redevelopment of each

Oakville site consistent with the
Oakville Plan.

contributions

block.

Expansion of Ruby Tucker Park

Developer
contributions
and/or
incremental
tax

In conjunction with
redevelopment of the property
at intersection of Route
1/Lynhaven Drive, adjacent to
park, or earlier if feasible

Table 4: Non-transportation improvements

D. Implementation: Uses

The Plan identifies the locations for uses, some of which require further definition, which will
be included in the Plan:
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1. Community Facilities

Community facilities owned and/or operated by the City, and accessory uses, including but not
limited to uses such a library, cultural center, recreation center, meeting spaces, or similar uses
consistent with the intent of the Plan to create an urban pedestrian-oriented mixed-use
community. Each use and building will need to comply with the applicable provisions of the
Design Guidelines. All community facilities and or uses will require approval of a development
special use permit and all other applicable approvals for each building and/or uses. The floor
area of each building(s) and/or use will not be deducted from the approved square footage
within the approved CDD Concept Plan.

2. Retail Uses and Locations

The Plan designates a range of retail uses, including Primary Retail, Secondary Retail, and
Maker Spaces. The primary retail is concentrated on Swann Avenue with secondary retail and
maker spaces allowable and encouraged on Calvert Avenue, Oakville Street and the blocks
which front onto Route 1.

In order to retain some of the existing types of uses in the Plan area such as the neighborhood-
serving services and light industrial ‘maker spaces’, the Plan and associated re-zoning for a
flexible ground floor approach to many of the properties in CDD #24 which may be either retail
or maker uses. This addresses one of the central community goals of allowing for the area to
retain some of its existing types of uses. The intent of the proposed retail uses is to target
primary retail in a concentrated area.

a) Primary Retail

Intent: For the purposes of the Oakville Triangle/Route 1 Corridor Plan Area, the areas
designated for “primary retail” are intended to achieve an experiential environment, where
shopping, dining, and other establishments engage pedestrians and activate the street front with
attractive, unique storefronts. Generally, this includes restaurants and retail. As shown on the
Land Uses Map (Appendix 1e), the area designated for primary retail is Swann Avenue within
Oakville Triangle, with some additional primary retail designated for north and south of Swann
on Oakville Street and Route 1. Examples of Primary Retail include restaurants, coffee shops,
bakeries, gourmet food, home and fashion retail, and interactive establishments such as cooking
or other experiential schools.

Allowed Uses: For the purposes of the Plan area, Primary Retail is defined to include:
e Restaurants
e Retail shopping establishments (excluding uses detailed below)

Additional Uses: Other uses consistent with the active pedestrian-oriented retail intent of the
Plan, may be allowed at the discretion of the Director of Planning and Zoning. Private academic
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or commercial schools that focus on art, technical, and/or trade instruction, experiential in nature,
may be allowed at the discretion of the Director of Planning and Zoning.

Excluded Uses: For the purposes of the Plan, the following uses are considered incompatible
with the intent of Primary Retail:
e Excluded retail shopping establishments: Appliances, Auto parts without service or
installation on premises, Drugstores, lawn and garden supplies, Variety Goods
e Personal service establishments

b) Secondary Retail

Intent: For the purposes of the Oakville Triangle/Route 1 Corridor Plan Area, the Plan areas
designated for “secondary retail” are intended to achieve a neighborhood-serving and personal
services retail environment, where frequent shopping, repair, or service needs can be met. The
main area designated for secondary retail is on Calvert Avenue, where there is also a significant
degree of overlap with Maker Space Use (Figure 7).

Allowed Uses: For the purposes of the Plan area, Secondary Retail is defined to include:
Retail

Personal service uses (excluding uses detailed below)

Amusement enterprises

Restaurants

Additional Uses: Other uses consistent with the neighborhood-serving intent of the Plan herein,
may be allowed at the discretion of the Director of Planning and Zoning.

Excluded Uses: For the purposes of the Plan area, Secondary Retail may not include the
following:
e Retail shopping establishments shall not include appliance stores and auto parts stores
e Personal service uses shall not include appliance repair and rental, contractors' offices,
laundromats, and pawnshops

c) Maker Space/ PWR Uses: (Flexible Ground Floor Use)

Intent: Maker Space and Production, Distribution, and Repair (PWR) Uses, as defined in the
Plan, encompass a wide range of light industrial and/or personal service/neighborhood serving
uses including but not limited to manufacturing (craft and light), small food production and
distribution (including breweries, distilleries, and other beverage production), technology, media
and communications, arts and creative uses, shared office spaces, and green industries.

Maker spaces and PWR uses establish areas that maintain and promote mixed-use developments
that integrate a neighborhood-serving light industrial, commercial uses, and residential uses
either within a single structure or multiple but integrated structures or within a neighborhood.
These shall be located on the ground-floor facing a sidewalk and provide an eclectic mix of uses
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that serve residents and businesses. Maker space and PWR uses should be developed and
integrated, whether through site design and/or building construction, so as to be in character
with such developments, and to the effect to not be detrimental or a nuisance to nearby
residential properties.

Allowed Uses: For the purposes of the Plan area, “Maker” space uses are defined to include:
e Light assembly, service and crafts
e Manufacturing (to include but not limited to),leather, software, green technology,
beverage production, and miscellaneous manufacturing at the discretion of the Director
of Planning and Zoning
Automobile repair, light
Automobile service station
Catering operations
Bakeries under 3500 sf
Wholesale business
Medical laboratory
Personal Service Uses, including: Art studios, and crafts studios or stores, Barbershop,
beauty salon, private commercial schools (fitness related only), musical instrument
repair, Professional photographer studio, Dressmakers and tailors, Shoe repair, Furniture
upholster shops, Bicycle repair, Watch/jewelry repair, Printing and photography services
e Neighborhood-Serving Uses, including: Pet supply, grooming, and training with no
overnight accommodation

Additional Uses: Other uses consistent with the maker use intent herein, may be allowed at the
discretion of the Director of Planning and Zoning. For the purposes of the Plan area, Maker Use
may include the following subject to future review, and also subject to a maximum of 20% for
each building where maker uses are permitted. The 20% may be waived or modified by City
Council as part of a Development Special Use Permit and/or SUP if the Council determines the
use(s) are not feasible and the proposed ground floor use is consistent with the intent of the Plan:
e Retail shopping establishment (excluding the following: auto parts without service and
installation, department stores, drug stores, groceries, tobacco, toys, video rental and
sales)
e Restaurant
e Amusement enterprise uses
e Business and professional offices
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I11. PROPOSED RE-ZONING AND TEXT AMENDMENT: COORDINATED
DEVELOPMENT DISTRICT #24

1. General

The Plan establishes a vision to enable the City to coordinate short-term and future growth in the
Oakville Triangle-Route 1 Corridor. Coordinated Development District (CDD #24) is the zoning
framework designed to implement the vision, guiding principles, and recommendations of the
Plan, allowing for approximately 2,650,000 gsf. of development exclusive of above/below-grade
parking structures. Within this overall development envelope, there is a maximum of
approximately:

e 2000 residential units (of which approximately 100 are townhouse units with the

remaining as multi-family units), which equates to approximately 2 million gfa;

e Approximately 800,000 gfa. of the residential development is located on blocks which
may be converted to office space;
Approximately 135,000 gfa. of required office;
Approximately 195,000 gfa. of required retail;
Approximately 145,000 gfa. of hotel; and,
Approximately 140,000 gfa. of maker space.

As depicted in Figure 11, and as recommended by the Plan, the majority of the Plan area is
proposed for rezoning to CDD #24. CDDs are intended to encourage cooperation and joint
planning to ensure an integration of uses and infrastructure.

POS

R2-5
B

s EAPTICER 10 o %
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Figure 11: Proposed Zoning
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In order to implement the proposed re-zoning, a text amendment is required to include the
information within Table 4 into the CDD/Coordinated development district of the Zoning
Ordinance ( Section 5-610). For these reasons, staff requests that Planning Commission initiate
a Zoning Text Amendment to amend Section 5-610 of the Zoning Ordinance. The zoning table
(below) proposed for CDD #24 identifies the maximum development levels, heights and the
permitted land uses within the CDD area.

CDD CDD Without a With a CDD Special Use Permit
Number | Name CDD
Special
Use Permit
Maximum Development Maximum Uses
Height
24 Oakville | The CSL, I | The development controls | Heights and (1) Mixed-use
Triangle | and R2-5 for each block including height development to
and zone gross Floor area (GFA), transitions include hotel,
Route 1 | regulations | the size of public open shall be as office,
Corridor | shall apply | spaces, ground level open | depicted in residential,
to the spaces, the land uses, and | the home for the
properties | the ground floor uses shall | approved elderly, nursing
as comply with the Oakville | Oakville home, parks and
generally Triangle and Route 1 Triangle and | open spaces as
depicted Vision Plan and Urban Route 1 defined in the
within Design Standards and Corridor zoning
Figure 23 | Guidelines. Vision Plan ordinance.
of the and Urban
approved All streets, blocks, Design 2) Primary retail,
Oakuville sidewalks, building forms, | Standards secondary retail,
Triangle building volumes, and and maker uses
and Route | building heights, land Guidelines. as defined in the
1 Corridor | uses, screening of parking, Oakville
Vision Plan | retail design, signage, Triangle and
and Urban | open space and associated Route 1
Design elements shall comply Corridor Vision
Standards | with the Oakville-Route 1 Plan and Urban
and Route 1 Vision Plan and Design
Guidelines. | Urban Design Standards. Standards and
Guidelines.

Any variation from the
standards shall require
approval by the City
Council as part of the

3) Community
Facilities as
defined in the
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DSUP or associated Oakuville
approval application(s). Triangle and
Route 1
Corridor
Vision Plan
and Urban
Design
Standards and
Guidelines.

Table 4: Proposed Oakville Triangle/Route 1 Corridor Planning Area CDD#24
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CDD zoning is not proposed for some properties in the Plan Area due to their constrained size
and shape and their proximity to the existing neighborhoods, or their current use as open space
(see Figure 12). These properties are located towards the northern and southern extents of the
plan area. The existing CSL zoning will be retained on the following properties:

Areas of Focus

B

e |
Figure 12: Properties retaining existing zoning

Retain existing zoning
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Figure 12A: Properties retaining existing zoning - south Figure 12B: Properties
retaining existing zoning - north
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The current zones are Industrial and CSL, which allow for industrial, service and storage uses.
CSL also allows for a wide range of uses that are compatible with nearby residential areas,
including residential, retail, restaurants and light automobile repair. The R 2-5 area under
consideration in this rezoning allows for residential uses and non-residential uses which are
customarily found in residential areas such as schools, churches or day care centers.

Purpose and Location Floor Area Ratio Height
I/Industrial:
The large tract which includes the Oakville Triangle | 0.85, or 50 feet, with
site and adjacent blocks to the north are zoned | 1.25 with a special | the possibility
I/Industrial (Pursuant to Sec. 4-1200 of the Zoning | use permit of a special

Ordinance). The I/Industrial zone is established to
provide areas for light to medium industrial use,
including  service,  distribution,  manufacturing,
wholesale and storage facilities at low densities in
areas of the city which will not negatively impact
adjacent neighborhoods.

use permit for
a tower, stack
or other
feature

related to the
industrial use.

CSL/Commercial Service Low:

The blocks fronting the west side of Route 1
(excluding the Oakville Triangle site) are zoned CSL.
The CSL zone is intended to provide for light service
and industrial uses compatible in operations and
character with nearby residential neighborhoods and
properties.

Non-residential use is
0.5, Residential is
0.75,with a
maximum of 27 units
for each acre for
multifamily or 22
units for each acre
for townhouse;

50 feet.

R-2-5/Residential:

Two properties, currently zoned R-2-5 residential, 413
and 415 Hume Avenue, are proposed for inclusion in
the Plan area as part of the master plan amendment
discussed later in this report. The R-2-5 zone is
established to provide and maintain land areas for low
density residential neighborhoods of single-family and
two-family homes on 5,000 square foot lots.
Nonresidential uses of a noncommercial nature which
are related to, supportive of and customarily found in a
residential neighborhood are also permitted.

0.45

35 feet except
for a church
or school use
in which case
the maximum
permitted
height is 40
feet.

Table 5: Existing zoning descriptions and bulk regulations

2. Proposed Zoning
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Plan District Existing zoning (potential build out) Proposed zoning gsf.
District 1 319’?;(-)0 49,600
District 2 913,500 1,631,700*
District 3 393,400 718,200
District 4 110,300 244,500

Total 1,448,200 2,644,000

Table 6: Comparison of potential build-out
3. Residential Uses

Aside from the traditional residential uses of multifamily units and townhouses, the proposed
CDD #24 residential use includes provision for senior care facilities. This reflects both a desire
expressed by the community and an accommodation for a growing need within the City. The
Strategic Plan on Aging identifies as a key goal that “Alexandria needs to increase the
availability of nursing home beds for the growing number of aging residents who are likely to
need this level of care in later life”. It goes on to state that in the town hall-style meetings where
input from residents was gathered, “housing was the most critical issue of concern and that the
Department of Aging and Adult Services work with developers and planners to ensure that
continuing care communities, assisted living and affordable rentals are built for seniors and
people with disabilities.”

Specifically, the senior care facilities proposed to be permitted within CDD #24 include both the
‘Home for the Elderly’ and *‘Nursing Home’, the latter of which involves a more substantial care
element and would allow for both traditional nursing homes and memory care facilities which
may not otherwise fall within the *‘Home for the Elderly’ definition. Staff considers that the
flexibility offered by allowing a wider range of senior care facilities more appropriately
addresses the growing need within the City for this type of use.

“Home for the Elderly” is defined by the City’s Zoning Ordinance as “A building or group of
buildings specifically designed for domiciliary use and/or care of persons 55 years of age or
over, which home may include but is not limited to the following: infirmary, central dining room
and kitchen, medical staff and facilities, safety features and accessory buildings and uses.”

“Nursing or convalescent home or hospice” is defined by the City’s Zoning Ordinance as “An
establishment which provides 24 hour convalescent or chronic care, or both, for three or more
individuals who are not related by blood or marriage to the operator and who, by reason of
advanced age, chronic illness or infirmity, are unable to care for themselves. No intensive
medical care or surgical or obstetrical services shall be provided in such an establishment. This
definition shall include an establishment or dwelling, also known as a "hospice,” which provides
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full-time palliative and supportive care for terminally ill individuals and their families but shall
not include a hospital. Nothing in this definition is intended to interfere with or restrict the use
of a dwelling unit by a family as that term is defined in this ordinance wherever such use is
allowed in the zones.”
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IV. SPECIAL SERVICES DISTRICT (SPECIAL TAX DISTRICT)

Staff evaluated the inclusion of the Plan area in the Potomac Yard Special Services District.
(Commonly known as “special tax districts,” Special Services District is the legal terminology
in the Virginia Code). The sections below provide a background of the Potomac Yard Metrorail
Station Funding, Existing Special Tax District (Tax District), and potential implications for
inclusion of the Oakville/Route 1 Plan area within the existing tax district.

A. Background — Potomac Yard Metrorail Station Funding

The Potomac Yard Metrorail station will have financing that will cover the costs of building and
operating the station, with no negative fiscal impact on the City's General Fund in any year. The
contemplated revenues to repay the Metrorail station construction bond borrowing and station
operating costs will come from three primary sources:

1. Net New Taxes (i.e., gross taxes collected, less the cost of delivery of City and
School services to new Potomac Yard residents and businesses) generated from new
development and economic appreciation in Potomac Yard would be used as the base
building block revenue source.

2. Special Services Tax District (Tier | and Tier II), each with a supplemental tax rate,
would be a major funding source.

3. Developer Contributions from the owner developer of North Potomac Yard would
be the final gap filler so that there would be sufficient revenues generated to cover
the debt service.

B. Existing Special Services District

Two Special Services Districts have been established to generate revenue for the Potomac Yard
Metrorail Station. The Tier | special tax district applies to the upper and middle sections of
Potomac Yard and collects 20 cents per $100 of valuation. Collections began in 2011. The Tier
Il special tax district would apply to development in the lower part of Potomac Yard. This has
been approved, but is planned to levy starting in the first full calendar year only after the station
opens and would assess 10 cents per $100 of valuation.

C. Oakville Triangle/Route 1 Plan and Special Tax District
To understand the potential implications of inclusion of the Plan area within the special tax

district, staff prepared Table 6 below showing existing and anticipated tax revenue for the City
and Plan area, and revenue from a special tax district.

Fiscal Total Tax Net New Tax Plan: 20% of Net New Analysis:
Year Revenue: Revenue: New Revenue: Tax  Revenue Special
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(FY) Existing Zoning Proposed for Plan Area Tax District Tier 2
Rezoning Improvements ($0.10/yr)
2016 S 934,417 $ 0
2017 S 962,450 S 0
2018 S 991,323 S 0
2019 S 1,021,063 S 0
2020 $ 1,051,695 S 240,255 S 51,159 S 28,257
2021 S 1,083,245 S 487,717 S 106,962 S 57,362
2022 S 1,115,743 S 502,349 S 116,388 S 59,083
2023 $ 1,149,215 $ 517,419 S 126,096 S 60,856
2024 S 1,183,692 S 532,942 S 136,096 S 62,681
2025 $ 1,219,202 S 3,965,684 S 829,747 S 445,226
2026 S 1,255,778 S 7,501,408 S 1,544,207 S 839,247
2027 S 1,293,452 S 7,726,450 S 1,596,750 S 864,425
2028 $ 1,332,255 S 7,958,244 $ 1,650,869 S 890,357
2029 S 1,372,223 S 8,196,991 S 1,706,612 S 917,068
2030 S 1,413,390 S 8,442,901 S 1,764,028 S 944,580
2031 S 1,455,791 S 8,696,188 S 1,823,165 S 972,918
2032 S 1,499,465 S 8,957,074 S 1,884,077 $ 1,002,105
2033 S 1,544,449 S 9,225,786 S 1,946,817 S 1,032,168
2034 S 1,590,782 S 9,502,559 S 2,011,438 S 1,063,133
2035 S 1,638,506 S 10,096,390 S 2,139,749 S 1,131,840
TOTAL $ 25,108,136 $ 92,550,357 $ 19,434,160 $ 10,371,306

Table 7 Analysis of Potential Revenue from Oakville Triangle/Route 1 Corridor Plan

1. New Plan and New Tax Revenue

The primary intent for developing the Oakville Triangle Route 1 Plan was to have a vision for
the west side of Route 1, with appropriate land uses given the adjoining transit and the planned
Metrorail station, while also being compatible with the scale and character of the adjoining
neighborhoods. A benefit of the Plan is the added tax revenue above the existing that will
happen as a result of redevelopment. The added revenue, based on anticipated development, is
projected to be approximately $6.2M in net new tax revenue through 2025, with an additional
projected $86.3M in net new tax revenue from 2026-2035. The total anticipated net new tax
revenue until 2035 is $92.6M. This is compared to the projected $25.1M in tax revenue under
existing zoning. The additional revenue can be used by the City to implement the many City
objectives, priorities and needs.

2. 20% Tax Revenue for Plan Improvements

As discussed within the Oakville Triangle/Route 1 Plan, 20% of the net new tax revenue will be
utilized within the Plan area for improvements identified as priorities during the planning
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process, including transportation infrastructure improvements, streetscaping and utility
undergrounding, and open space. This percentage of net new revenue is projected to be $18.5M
over the life of the Plan.

3. Developer Contributions

In addition to a percentage of net new tax revenue, the Plan recommends developer
contributions to mitigate the impacts of the planned development which will assist in the
implementation of the Plan. For the Oakville site the total amount of developer contributions
will be equivalent to $11.4M in 2015 dollars, covering the cost of 65 onsite affordable housing
units, improvements to the Mount Jefferson Park per the approved site plan, and funding for
construction of Phase 1 improvements to the Glebe Road/Route 1 intersection. This amount is in
addition to the standard requirements and practices typical of a development special use permit
such as locating utilities below grade, affordable housing contributions, sewer and stormwater
requirements, standard open space, etc.

4. Special Tax District — Implications and Recommendation

If the tax district were to be expanded, it would likely need to be extended to include the entire
Plan area, not just a portion. As depicted in Table 6, the projected tax district revenue from
anticipated Plan area development would total just over $700,000 by 2025, with an additional
$9.6M by 2035. This is a potentially significant funding source for the Metrorail station.

However, the additional tax burden would potentially significantly impact the planned developer
contributions envisioned within the Plan, including the $11.4M currently allocated for
improvements to Mount Jefferson Park, the Route 1 E. Glebe Road Intersection, and 65 units of
onsite affordable housing, to be provided by the Oakville Triangle development.

In January 2015, the Commonwealth Transportation Board awarded the City of Alexandria a
$50 million loan from the Virginia Transportation Infrastructure Bank (VTIB) for construction
of the Metrorail station. The 30-year loan locks in an interest rate of 2.17%, which is lower than
the City’s bonding rate. The loan also requires no interest or principal payments for 4.5 years
after contract completion. This grace period is important to allow early development around the
Metrorail station to begin to create new revenue prior to the City’s first repayments. The flexible
terms of the VTIB loan repayment reduce the City’s risk as new development is anticipated to
generate new revenues utilized for the repayment of principal and interest associated with the
loan.

In addition, the funding plan for the Metrorail station assumes $69.5 million in Northern
Virginia Transportation Authority (NVTA) granted 70% funds, with the majority of that funding
requested for 2017. Although NVTA has not yet considered the City’s request, the Potomac
Yard Metrorail Station was one of the highest ranked projects during ranking of future NVTA
projects for 2015 and 2016, indicating that the City’s request has a high probability of being
funded.
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Because of the on-going discussions of funding, staff is recommending the issue of the special
tax district (including whether or not Tier Il, which now covers lower Potomac Yard, stays in
place or is dropped as a funding source) be considered once all of the potential funding sources
are finalized and the costs and revenues have been updated and re-projected. This is anticipated
to occur in early 2017. A decision regarding the special tax district does not have to be made
with this rezoning approval. It can be established at the discretion of City Council at any future
date when and if a special tax is the appropriate policy decision for the Plan area.

v. COMMUNITY

Subsequent to the October 17, 2015 City Council public hearing at which City Council approved
the Planning Commission recommendation to adopt the Plan, staff prepared the necessary
analysis and then conducted community outreach on the proposed CDD rezoning request,
master plan amendment, and potential expansion of the special tax district.

Staff presented the master plan and rezoning items at the November 2015 meeting of the Del
Ray Land Use Committee and at the December 2015 Oakville Triangle Advisory Group
meeting. At both meetings, the community did not express concerns with the proposed rezoning
or master plan amendment. Two Advisory Group members and two members of the community
did provide opposing views on whether or not the Plan area should be included in the special tax
district.

VI. STAFF RECOMMENDATION

Staff recommends approval of the Master Plan Amendment, Zoning Text Amendment and
Zoning Map Amendment.
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Vil. ATTACHMENTS

Attachment 1: Proposed Master Plan Amendment Revisions and Content

1. Plan Boundary Change
a) Text for Block 12
b) Revised Zoning Plan
¢) Revised Illustrative Plan
d) Revised Height Map
e) Revised Land Use Map
f) Revised Block Map

2. Development Summary
a) Development Summary Table
b) Notes Accompanying Development Summary Table

3. Recommended Plan Improvements
a) Text for Transportation Improvements
b) Transportation Improvements Table
c) Transportation Improvements Phasing
d) Non-Transportation Improvements Text
e) Non-Transportation Improvements Table

4. Uses
a) Text for Uses

Attachment 2: Historic Assessment 413 and 415 Hume Avenue
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Attachment 1: Proposed Master Plan Amendment Revisions and Content

1. Plan Boundary Change: The following additions/revisions are to be made to the
Oakville Triangle Route 1 Corridor Plan, Section 4D: ‘Plan Framework’

a) Text to be added:

Block 12 (413 and 415 Hume Avenue): Staff recommends retention and integration of at least
one of the existing structures into redevelopment of Block 12. Should the retention of one of the
existing buildings not prove feasible, the larger development total assumed for Option 2 for
Block 12 is included in the CDD #24 Development Table.

b) Graphic to be added:
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Revised Zoning Plan

c) Graphic to be added:

Revised Illustrative Plan

d) Graphic to be added:
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Revised Height Map

e) Graphic to be added:

T

[ Residential === Retail (Primary} e Transit Stop

I Office - Hotel Retail (Secondary) {0) Car Fueling Area Permitted |

== Office or Resiclential === Maker Uses (Flexible | % | Existing Zoning to Remain
Ground Floor Use)

Revised Land Use Map
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f) Graphic to be added:
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Revised Block Map
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2. Development Summary: The following additions/revisions are to be made to the
Oakville Triangle Route 1 Corridor Plan, Section 1C: ‘Implementation:’

a) Development Summary Table to be added

Residential Office Hotel Retail and Maker
la 1b F] 3 4 5
Townhouse o :
= Applicable notes]  Multifmaily Multifamily (max. GFA) T ) p:etall bzl tmalfer Maximum
2 Block # | {see notes page| Residential Residential Includes ownhm_be g Man. GFA (Brilmary/ /g pispaceReqUited Total
w . {max. units) | (max. GFA) Secondary) J{max. GFA) See
a below) {max. GFA) (max. units) garﬂng.cs.' g (max. GFA} i (sq. ft.)
1 1 i 0 0 24,800 10 0] 0| 0 | 24,800
2 f 0 0 24,800/ 10 [ 0 0 - zq,snn|
3 abf 117,600/ 125 0 0 0| 0| 0 9,500 127.100'
4 b kimn 307,000 326 0 0 135,200 0| 46,000/ 0] 488.200'
2 5 kim g 162,600/ 172 35,100 14 0] 0| 31,000} 0] 228.?00'
6 kimgr 377,400 399 31,000 14 [ 0 81,700] 0| 490,100|
7 bkilmp 117,100 125 0l 0 0] 145,300 35,2001 0) 29?,600'
8 0 0 44,900/ 18 [ 0 0 0| 4a,900|
9 d 0 4] 0 0 0] 0| [ 21,500 21,500
10 56,200/ 60 16,000/ 5 0] 0| [ 6,200 78,400
11 75,600 80 0l 0 0] 0] 0 19,200 94,800
3 12 e 0 0 30,100/ 13 o 0 0 0| 30,100|
13 80,000 85 0 0 0| 0| 0 27,900 107.900'
14 0 0 21,800 9 0] 0| 0 0) 21,800'
15 [1] 1] 28,000 11 0] 0| 0 0] 28,000'
16 b 134,900 143 0| 0 o 0 0 29,800 164,700|
17 b 120,000 127 0 0 o 0 0 6,100 126,100|
18 ¥ 0 1] 14,800 5 0] 0| [ | 14,800
4 13 79,700/ 85 0 0 0] 0| 0 8,600 88,300
20 68,200 72 0l 0 0| 0| 0 5,900)| 74,100
21 61,700 65 0l 0 0 0] 0 5,600 67,300|
|
CDD Total 1,758,000 1,865 271,300 109 135,200 145,300 193,900 140,300 2,644,000|

Development Summary Table

b) Notes Accompanying Development Summary Table to be added
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Notes and regulations
For the Purposes of the CDD Area:

1. Gross Floor Area (GFA) 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 centerline of party
- construction, not involving floor space are excluded. Below grade parking structure is excluded. See notes k_and {

walls. Elevator and stair bulkheads, multi- story atriums and similar volumetr
below for blocks 4-7.

2. The floor area defined for each block within COD #24 is a maximum floor area subject to compliance with the Dakville Triangle & Route 1 Corridor Vision Plan , the COD reguirements, and
applicable requirements of the Zoning Ordinance.

3. Community facilities, public buildings and associated accessory uses may be provided on any bleck and shall not be deducted from the maximum permitted gross floor zrea; however the
uses shall be subject to height requirements, the Oakville Triangle & Route 1 Corridor Vision Flan and other applicable elements as part of the DSUP process.

4. For lots identified in the Oakville Trizangle & Route 1 Corridor Vision Flan with maker spaces on all four street-facing facades, if not feasible to provide maker spaces on all four sides, a
minimum of 3 street-facing facades shall be used to provide maker spaces.

5. The mix of office and resi ial uses shall be consis with the intent of the Dakyille Triangle & Route 1 Corridor Vision Plan .

6. Any conversions between residential units and commercial floor area shall oceur at the ratio defined in row 11, below

7. Not Used

8. For lots identified in the Qakville Triangle & Route 1 Corridor Vision Plan as appropriate for a gas/charging station, development associated with those uses may be exempted from GFA with
SUP approval to @ maximum of 6,000 sf

9. Bonus density achievable through section 7-700 shall not be applicable in CDD #24

10. The locations for uses shall be pursuant to the Land Use Map in the Dakville Triangle & Route 1 Corridor Vision Flan

11.  Conversion rate from GFA SF to dwelling unit = 940 5F

12, Residential sq.ft may be used as office. To be determined during DSUP process,

Block / Lot Specific:

a Based on heights in the approved Oakville Triangle & Route 1 Corridor Vision Plan, October 2015. If greater heights are allowed, maximums may be increased to the approval of PC & CC.

b A portion or all of residential gross floor area may be wsed for office. If approved by the Gty Council through a DSUP submission.

c If maker retail space is mot feasible, as fully demonstrated through a market study, the sq. ft. may be comverted to retail use (pr or al Iy to through the DSUP

process, in which case the a conversion ratio shall be per row 11. above

d Block 9: as part of the CDD, ro additional development is assigned to this block. Uses within this block shall be limited to Maker Spaces pursuant to COD #24

e Block 12: Staff rec d =ntion and i ion of at least ore of the existing structures into redevelopment of Block 12, Should the retention of 415 Hume Avenue not prove feasible, the larger
development total assumed for Option 2 for Block 12 is included in the CDD #24 Development Table.

F Maker space retail may be provided on this block,

g, h, i Notused

Townhouses shall be liner units per the approved COD Concept Plan COD2014-0002

k Service/BOH areas are not listed in this chart and may be calculated above the max. GFA in the Development Summary Table (above)

1 Above grade structured parking areas are not listed in this chart and may be calclated zbove the max. GFA in the Development Summary Table (above)
m Development (sf) based on Preliminary COD Concept Flan CDD2014-0002 submission 10/29/15

o Not Used

n Includes Block 44 and Block 48

P Room bers shall be ¢ with the app d COD Concept Plan COD2014-0002 (max. 189 rooms)

q

r

As per all blocks, required retail identified in the plan at ground floor locations is required. Non-ground floor retail may be corverted to an alternate use through the DSUP process

Text: Notes Accompanying Development Summary Table
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3. Recommended Plan Improvements: The following additions/revisions are to be made to
the Oakville Triangle Route 1 Corridor Plan, Section 1C: ‘Implementation’

a) Text for Transportation Improvements to be added:

The following transportation improvements are required in/near the Plan area with the
responsibility/funding as identified in the table below:

b) Transportation Improvements Table to be added:
TRANSPORTATION IMPROVEMENTS

Phase

Description

Responsibility/ Required Timing

Construction of lane modifications
eastbound Swann Ave. at Route 1,
as specified in Oakville Triangle
CDP

Funding
Developer of
Oakville Triangle

Operational prior to issuance of first
Certificate of Occupancy (CO) for
development within the Oakville
Triangle CDP area (not including above
or below grade parking).

Initial work on Phase 1
improvements at Route 1/E. Glebe

Developer of
Oakville Triangle

Prior to release of the final site plan for
the first block within the Oakville

modifications (Address through
Potomac Yard North SAP
Amendment)

contributions and
for incremental tax

Rd. (eastbound right turn modified | to provide Triangle CDP area.

to allow overlap right turns), as $200,000

specified in Oakville Triangle CDP

Route 1/ E. Reed signal Developer Prior to 800,000 sf of development (net

of parking)

Phase 1 improvements at Route
1/E. Glebe Rd.: Signal phasing and

Developer of
Oakville Triangle

Earlier of: (1) 1 year after issuance of
final CO for completion of Phase |

improvements: Westbound lanes
modified from exclusive left turn
lane and shared through/right lane
to exclusive left, through and right

contributions and
for incremental tax

construction from Route 1 to new | to provide (Block Al, B & D) or (2) prior to first

North-South Road $1,400,000 final site plan submission for fourth
block in the project.

Route 1/E. Reed intersection Developer Prior to issuance of CO at 1.6 million sf

(Net without parking)

for incremental tax

turn lanes
New signal at Montrose Ave./ Developer Prior to issuance of CO at 1.6 million sf
Route 1. contributions and | (Net without parking)

Improvements on Montrose
Avenue and at the intersection of
Montrose Avenue at East Glebe
Road / Ashby Street

Developer
contributions and
Jor incremental tax

Prior to issuance of CO at 1.6 million sf
(Net without parking)
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New Route 1 pedestrian Developer Prior to issuance of CO at 1.6 million sf
crossing/signal between East contributions and | (Net without parking)
2 Custis Avenue and East Glebe Jor incremental tax
Road.
Route 1/ E. Glebe Intersection Developer Prior to issuance of CO at 2 million sf

improvements (Phase 2 fromthe | contributions and/ | (Net without parking)
3 new North-South Road to LaVerne | or incremental tax
Avenue) or comparable
improvement — in consultation
with property owners.

Modification of lane configuration | Developer Prior to issuance of CO at 2 million sf
3 at Route 1/Custis Ave. contributions and/ | (Net without parking)
or incremental tax

Transportation Improvements Table
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¢) Transportation Improvements Phasing graphic to be added

QOakville-Route 1 - Transportation ImprovementPhasing

Rt. 1/ E. Reed Rt. 1/ E. Glebe Rt. 1/ Swann Rt. 1/ Custis
. . = . . L
2018 — Esisting Besting i Existing
US Rowte 1 v US Route 1 l_‘. t- US Route 1 - US Route 1 = -
= — - —
4 s -4 o
:j;: r Existing $ ‘{l—' Beisting :t 4T|+ Existing :té 'f' Existing
SR H 1 DL I T«
Ps E i : 8 E
=
= = >
POTONIAC AV z |z R B
E 'é £ @ [ ; w 3 MAIN LINE BY
= H
15 HY 3
\I‘M DAV

E %% Y
= '

z 3 & 7

g = 8

s P4

Phase 1 — Operational prior to 800.000 Sq. Ft.

o
|
b
=]
=
]
e

2
(Met

g
£
w

FMURRAYS AV

BURKE AV

ithout parking)

1 - Signal modificationsat Route 1 and E. Reed Ave
2 —Signal modifications at Route 1 andE. Glebe Road
3 —Lane modifications at Route 1 and Swann Ave.

Phase 2 — Operational prior fo 1.4 Million Sq. Ft. (Net without parking)

4 —Intersection improvements atRoute 1/ E. Reed
5 - Intersection improvementsatRoute 1/ E. Glebe (Phase 1)
6 —Mewsignal at Route 1 and Montrose
7 —Improvements on Montrose and at Montrose/AshbylE. Glebe

8 — Pedestrian crossing across Route 1 (at Fannon St. or Raymond Ave)

Phase 3 — Cperational prior to 2 million Sg. Fi (Net without parking)

9 —Improvements atRoute 1/ E. Glebe (Phase 2)
10 — Lane modifications at Route 1 / E. Custis Ave

Transportation Improvement Phasing Graphic
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d) Non-Transportation Improvements Text to be added:

The following non-transportation improvements are required in/near the Plan area with the
responsibility/funding as identified in the table below:

NON-TRANSPORTATION IMPROVEMENTS

e) Non-Transportation Improvements Table to be added:

Phase Description

All

Affordable Housing: The City will
work with developers to achieve all
applicable Housing Master Plan goals
and objectives, including the desire to
achieve new onsite affordable housing
units with re-zonings.

Respons-
ibility/
Funding
Developer
contributions

Required Timing

Phased throughout development

OT | Affordable Housing: The Oakville Developer of | Phased throughout development
Triangle site will provide 65 units of Oakville of Oakville Triangle
onsite affordable housing integrated Triangle
within the development, at an
approximate value of $7.8M (2015).
All | Streetscape/Undergrounding on Standard Phased throughout development
Route 1 Frontage: All blocks expected | Development
to complete these improvements Conditions,
consistent with specifications Developer
established in the Plan as part of the contributions
redevelopment of their site. The and/or
remainder of the redevelopment sites incremental
will also be responsible for locating tax
utilities on their site below grade as part
of the development special use permit
process. The cost for undergrounding
utilities for some smaller and shallow
blocks (see Plan, Figure 17, Rte 1
Streetscape Improvements) could be
provided through the Plan area tax
increment fund.
OT | Streetscape and Undergrounding on Developer of | As part of construction of first
Route 1 Frontage: all utilities for Oakville building on the site.
Oakville Triangle Route 1 frontage to be | Triangle
located below grade.
OT | Streetscape and Undergrounding The | Standard With redevelopment of each
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remainder of the above grade utilities Developer block.
for the site will be located below grade. | conditions
All | Open Space: Consideration in the Developer of | With redevelopment of each
Plan’s phasing ensures that sufficient, Oakville block.
consolidated, high quality open space is | Triangle and
provided based on planned other blocks
development. On-site open space is in the Plan
required for the Oakville site consistent | area
with the Plan. Significant on-site open
spaces (e.g. Swann Plaza) are required
to be provided with adjacent
development blocks.
OT | Mount Jefferson Park Developer of | Timing for initiation and
Construction of and funding for the Oakville completion of park
Mount Jefferson Park Improvement Triangle improvements is specified in
called for in the Concept Plan will be the CDP for the Oakuville
completed by the developer in Triangle site. Improvements
conjunction with redevelopment of the shall be fully constructed and
Oakville Triangle site. accepted by the City prior to
issuance of first Certificate of
Occupancy for any building in
the CDP area, or within a
maximum 24 months of
issuance of permit to demolish
any building or structure in or
adjacent to Park (whichever is
earlier).
Mount Jefferson Park: Additional Developer of | With redevelopment of the
improvements to the southern section of | Block 3 block.
Mount Jefferson Park will be designed
and provided in conjunction with
redevelopment of adjacent Block 3
parcels, with requirements to be outlined
in related DSUP.
All | On-site open space is required for Developer With redevelopment of each

Oakville site consistent with the
Oakville Plan.

contributions

block.

Expansion of Ruby Tucker Park

Developer
contributions
and/or
incremental
tax

In conjunction with
redevelopment of the property
at intersection of Route
1/Lynhaven Drive, adjacent to
park, or earlier if feasible

Non Transportation Improvements Table
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4. Uses: The following additions/revisions are to be made to the Oakville Triangle Route
1 Corridor Plan, Section 1C: ‘Implementation’

a) Uses text to be added:
Community Facilities

Community facilities owned and/or operated by the City, and accessory uses, including but not
limited to uses such a library, cultural center, recreation center, meeting spaces, or similar uses
consistent with the intent of the Plan to create an urban pedestrian-oriented mixed-use
community. Each use and building will need to comply with the applicable provisions of the
Design Guidelines. All community facilities and or uses will require approval of a development
special use permit and all other applicable approvals for each building and/or uses. The floor
area of each building(s) and/or use will not be deducted from the approved square footage
within the approved CDD Concept Plan.

Primary Retail

Intent: For the purposes of the Oakville Triangle/Route 1 Corridor Plan Area, the areas
designated for “primary retail” are intended to achieve an experiential environment, where
shopping, dining, and other establishments engage pedestrians and activate the street front with
attractive, unique storefronts. Generally, this includes restaurants and retail. As shown on the
Land Uses Map, the area designated for primary retail is Swann Avenue within Oakville
Triangle, with some additional primary retail designated for north and south of Swann on
Oakville Street and Route 1. Examples of Primary Retail include restaurants, coffee shops,
bakeries, gourmet food, home and fashion retail, and interactive establishments such as cooking
or other experiential schools.

Allowed Uses: For the purposes of the Plan area, Primary Retail is defined to include:
e Restaurants
e Retail shopping establishments (excluding uses detailed below)

Additional Uses: Other uses consistent with the active pedestrian-oriented retail intent of the
Plan, may be allowed at the discretion of the Director of Planning and Zoning. Private academic
or commercial schools that focus on art, technical, and/or trade instruction, experiential in nature,
may be allowed at the discretion of the Director of Planning and Zoning.

Excluded Uses: For the purposes of the Plan, the following uses are considered incompatible
with the intent of Primary Retail:
e Excluded retail shopping establishments: Appliances, Auto parts without service or
installation on premises, Drugstores, lawn and garden supplies, Variety Goods
e Personal service establishments
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Secondary Retail

Intent: For the purposes of the Oakville Triangle/Route 1 Corridor Plan Area, the Plan areas
designated for “secondary retail” are intended to achieve a neighborhood-serving and personal
services retail environment, where frequent shopping, repair, or service needs can be met. The
main area designated for secondary retail is on Calvert Avenue, where there is also a significant
degree of overlap with Maker Space Use (Figure 7).

Allowed Uses: For the purposes of the Plan area, Secondary Retail is defined to include:
Retail

Personal service uses (excluding uses detailed below)

Amusement enterprises

Restaurants

Additional Uses: Other uses consistent with the neighborhood-serving intent of the Plan herein,
may be allowed at the discretion of the Director of Planning and Zoning.

Excluded Uses: For the purposes of the Plan area, Secondary Retail may not include the
following:
e Retail shopping establishments shall not include appliance stores and auto parts stores
e Personal service uses shall not include appliance repair and rental, contractors' offices,
laundromats, and pawnshops

Maker Space/ PWR Uses: (Flexible Ground Floor Use)

Intent: Maker Space and Production, Distribution, and Repair (PWR) Uses, as defined in the
Plan, encompass a wide range of light industrial and/or personal service/neighborhood serving
uses including but not limited to manufacturing (craft and light), small food production and
distribution (including breweries, distilleries, and other beverage production), technology, media
and communications, arts and creative uses, shared office spaces, and green industries.

Maker spaces and PWR uses establish areas that maintain and promote mixed-use developments
that integrate a neighborhood-serving light industrial, commercial uses, and residential uses
either within a single structure or multiple but integrated structures or within a neighborhood.
These shall be located on the ground-floor facing a sidewalk and provide an eclectic mix of uses
that serve residents and businesses. Maker space and PWR uses should be developed and
integrated, whether through site design and/or building construction, so as to be in character
with such developments, and to the effect to not be detrimental or a nuisance to nearby
residential properties.

Allowed Uses: For the purposes of the Plan area, “Maker” space uses are defined to include:
e Light assembly, service and crafts
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Manufacturing (to include but not limited to),leather, software, green technology,
beverage production, and miscellaneous manufacturing at the discretion of the Director
of Planning and Zoning

Automobile repair, light

Automobile service station

Catering operations

Bakeries under 3500 sf

Wholesale business

Medical laboratory

Personal Service Uses, including: Art studios, and crafts studios or stores, Barbershop,
beauty salon, private commercial schools (fitness related only), musical instrument
repair, Professional photographer studio, Dressmakers and tailors, Shoe repair, Furniture
upholster shops, Bicycle repair, Watch/jewelry repair, Printing and photography services
Neighborhood-Serving Uses, including: Pet supply, grooming, and training with no
overnight accommodation

Additional Uses: Other uses consistent with the maker use intent herein, may be allowed at the
discretion of the Director of Planning and Zoning. For the purposes of the Plan area, Maker Use
may include the following subject to future review, and also subject to a maximum of 20% for
each building where maker uses are permitted. The 20% may be waived or modified by City
Council as part of a Development Special Use Permit and/or SUP if the Council determines the
use(s) are not feasible and the proposed ground floor use is consistent with the intent of the Plan:

Retail shopping establishment (excluding the following: auto parts without service and
installation, department stores, drug stores, groceries, tobacco, toys, video rental and
sales)

Restaurant

Amusement enterprise uses

Business and professional offices
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Attachment 2:

413 / 415 Hume Avenue Historic Analysis

The Town of Potomac was platted in 1894 and the district exemplifies suburban growth based
on transportation developments in the latter part of the 19™ century. It was a planned
community located to take advantage of the railroad and trolley lines for commuting to work for
the growing federal government. In addition to the government, almost one third of the
residents were employed at nearby Potomac Yards. The historic district is significant for both
its grid urban plan and its large variety of late 19" and early 20" century domestic architecture.

F-1

F-2

F-3

Both dwellings are within the boundaries of the National Register listed Town of
Potomac Historic District. 413 Hume has been identified as a contributing resource
within the district, while 415 Hume is identified as a non-contributing resource.
However, Staff believes that 415 Hume’s status is in error. Staff recognizes that the loss
of historic fabric and details can sometimes cause a building within a district to lose its
contributing status, especially when a district is designated solely for its architectural
integrity. ~ However, since this district is designated both for is architecture and
development patterns, staff believes that a building can still contribute to this district
even if it has lost some degree of integrity. This building along with the other
contributing resources become the basic building blocks of the district and important to
the overall character and streetscape because of their size, scale and architectural
character, even if they have lost some of their original architectural features.

The house at 413 Hume was built in ¢1915, and the house at 415 Hume is believed to
have been constructed five years later in ¢1920. They are two-story, four-squares
sharing the same form of the majority of the housing stock along this street. Although
many of the period correct finish materials such as siding and trim have been replaced on
these dwellings®, the original form and predominant architectural features have remained
intact. Where additions have been constructed, they generally are compatible with the
building and have respected the established development patterns and open space (see
historic photo below.) In addition, in most cases, the original size and shape of window
and door openings appear to have been retained.

These dwellings are from the early 19" century and are believed to be kit homes based
on their form, repetition along the block, and close proximity to the historic rail yard.
Kit homes (see example attached) were mass produced homes shipped via train and
assembled on site. They were designed to provide a range of house styles and options to
their consumers at affordable prices and were generally constructed of high quality
materials. The four-square form can take on different architectural styles including
Craftsman, Colonial Revival, Shingle, etc. The subject dwellings are currently Colonial
Revival in style and contain a full-width, hip roof front porch with a simple, square

! 413 Hume Building permit in 1944 for bricktex over siding; 415 Hume building permit in 1938 brickex.
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picket balustrade and single-light, double hung windows. There are a number of four-
square buildings in the immediate neighborhood, many of which have been restored.

Any new construction in the historic district should be compatible with the architectural
character of the historic buildings. Mass, scale, height, siting, materials and architectural
detailing are all aspects of the design that should be considered in achieving
compatibility. The Planning Department has recently published a The Del Ray
Neighborhood Residential Pattern Book to assist our residents in making compatible
changes and additions to their buildings within this district. Alterations and changes to
these buildings are not subject to BAR review and approval.

The neighboring properties, to the east and north, accept for 417 Hume, are commercial
in nature and associated with the Route 1 corridor. These buildings have garage doors
facing the street and asphalt parking lots. However, staff finds that 417, 415 and 413
are important as transitional buildings to the boundary of the historic district.

)

rrent Photo of ubjecf Iéuilding
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1977 Photos of Subject Buildings
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WP Form 108004
-

United States Department of the Interior
National Park Service

National Register of Historic Places
Continuation Sheet

Section number

QM dcorovm WO 1024-0014
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Foursqguare, Frame, c. 1920 contributing
Foursquare, Frame, c. 1910 contributing
Feoursgquare, Frame, 1927 contributing
Foursguare, Frame, c. 1915 contributing
Foursquare, Frame, c. 1910 contributing
Foursquare, Frame., c. 1925 contributing
Tudor Revival double house, ¢.1930 contributing
Foursquare, Frame, c. 1915 contributing
Tudor Revival double house, c¢.1930 Contributing
Foursquare, Frame, c. 1920 noncontributing
One-part Commercial Block, 1329 Contributing

Colonial Revival, Frame, c. 1915 contributing

Excerpt from Town of Potomac National Register Nomination
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h ¢1920s Photo 300 Block Hume Avenue (Alexandria Library Special Collections) '
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