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Application

General Data

Project Name:
Elbert Avenue Residences
Extension

PC Hearing: April 7, 2026

CC Hearing: April 18, 2026

If approved, .

DSUP Expiration: April 18, 2029 (three years)

Plan Acreage:

0.88 acres (38,467 square feet)

Zone: RMF/Residential Multi-unit
Proposed Use: Multi-unit Residential
Location:
3908 Elbert Avenue Dwelling Units: 91
Gross Floor Area: 127,642 square feet
Small Area Plan: Arlandria-Chirilagua
e Compliance with the 2019
Applicant: Green Building: Green Building Policy
Community Lodgings Inc.,
M heri
rggg:ez,:f:rfg ary Catherine Mount Vernon Elementary
’ Y Schools: George Washington Middle

Alexandria City High School

Purpose of Application

The applicant requests a three-year extension of a previously approved Development Special
Use Permit (DSUP2022-10022) with site plan to construct 91 committed affordable dwelling

units.

Application(s) and Modifications Requested:

Development Special Use Permit with site plan and with a Special Use Permit to increase the

maximum FAR.

Staff Recommendation: APPROVAL WITH CONDITIONS

Staff Reviewers:

Robert M. Kerns, AICP, Division Chief, robert.kerns@alexandriava.gov
Nathan Randall, Principal Planner, nathan.randall@alexandriava.gov
Alexa Powell, AICP, Urban Planner, alexa.powell@alexandriava.gov
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I. PROJECT DESCRIPTION

The applicant, Community Lodgings Inc., is requesting a three-year extension of a previously-
approved Development Special Use Permit (DSUP) (DSUP#2022-10022) to demolish an existing
28-unit all-affordable residential building and construct a 6-story, multi-unit residential building
with 91 all-affordable units at 3908 Elbert Avenue. The applicant is not proposing in the current
extension request any changes to the project compared to the original approval.

The current request is the first extension for this project, which the applicant is seeking due to
delays in obtaining tax credit financing. The applicant has been pursuing approval of the final site
plan and has only minor technical items, bond approvals, and similar agreements to address before
it is ready for release. The applicant has also indicated that they are awaiting a response to their
application for additional gap financing from the Virginia Department of Housing and Community
Development.

For additional details regarding the site, zoning, and staff’s original analysis of the case, please
refer to the original 2023 staff report (included as an attachment).

As identified in the original report, project benefits include:

e 91 units (63 net new) affordable to households earning 30-50% of area median income;

e Improved stormwater management through reduced runoff and an overall 13%
phosphorous load reduction;

e A new building in compliance with the 2019 Green Building Policy and high-quality
architecture.

II. BACKGROUND

On February 25, 2023, the City Council approved DSUP #2021-10022 to demolish the existing
multi-unit residential building and construct a new six-story building with 91 committed affordable
units on the site. The applicant has proceeded through the final site plan process, and is close to
receiving final site plan approval. The project secured state opportunity tax credits in 2025 and is
actively finalizing its financing to leverage $3.45 million in City investment. However, due to
delays in financing, the applicant was unable to achieve substantial construction prior to the
expiration of the original approval in February 2026.

The proposed development would generate approximately 55 total new students and 27 net new
students. These figures represent a decrease from the 76 total students and 28 net new students
estimated in the original staff report. These decreases have occurred, given that student generation
rates have been updated since 2023. These students would be distributed across all grades at Mount
Vernon Elementary School, George Washington Middle School, and Alexandria City High
School. Except for the high school, the current enrollment at the schools exceeds their capacity.
However, staff will include the anticipated students from this development in Alexandria City
Public School’s enrollment forecasts.
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A.  Revisions Since Original Approval

The applicant is not proposing any changes to the project in the current extension request compared
to the original approval. However, a few minor changes have occurred over the last three years
that staff would like to memorialize here.

Parking

The applicant requested during the Final Site Plan review process a reduction in the number of on-
site parking spaces by one, from 62 spaces to 61. The one-space reduction in parking is needed
due to the relocation of a transformer and electrical room, at Dominion’s request, and the addition
of ADA-compliant parking spaces in accordance with Virginia Housing requirements. Staff
accepted this change given that the building’s 61 spaces still comply with the Zoning Ordinance
requirements (which are a minimum of 60 spaces and a maximum of 65 spaces).

Conditions of Approval

Consistent with current practice, staff approved minor revisions administratively to the original
conditions to reflect policies that have changed since the 2023 approval. These revisions include
adjusting the timing for paying the sewer tap fee in accordance with the updated City Code and to
ensure consistency with Virginia Housing’s lending requirements. Staff has also updated the
Transportation Management Plan-related conditions as part of this approval, given that TMP
Special Use Permits are no longer required. Staff has removed condition #101 regarding the
Arlandria-Chirilagua developer contribution, given that a developer contribution policy will not
move forward, consistent with staff’s May 2025 memo to City Council.

B. Community Outreach

The applicant posted public notice signs announcing the proposed extension request and mailed
notices to all adjacent property owners with information about the proposal, hearing dates, and
contact information. In addition to the 11 community meetings that were held prior to this project’s
first approval, the applicant hosted an open community meeting on March 11, 2026, to discuss the
extension with a total of 11 attendees, and the main topic of discussion was the reason for the
requested extension and anticipated timing for construction. Staff also provided information about
the extension at the virtual Planning & Zoning Bi-monthly Community Update on March 17, 2026,
which 15 people attended. No one has contacted staff with concerns as of the publication of this
report.

III. STAFF ANALYSIS & CONCLUSION

Staff recommends approval of the extension of the validity period for the previously-approved
DSUP for an additional three years to April 2029. No significant changes to the original approval
are being sought by the applicant, and no circumstances that would alter the original
recommendation have occurred. The proposal continues to represent a reasonable plan to develop
the property and one that is consistent with the Arlandria-Chirilagua Small Area Plan. It would
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also help support the City’s Affordable Housing Plan by increasing the number of committed
affordable units.

Subject to compliance with all applicable codes and the staff recommendations contained in
Section IV of this report, which have been carried forward unchanged from the previous approval,
staff recommends approval.

Staff: Robert M. Kerns, AICP, Division Chief
Nathan Randall, Principal Planner
Alexa Powell, AICP, Urban Planner
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IV. STAFF RECOMMENDATIONS

1.

The Final Site Plan shall conform substantially with the preliminary plan dated September 22,
2022 and comply with the following conditions of approval.

a. If the Virginia Housing Development Authority or successor is the first lienholder of the
permanent loan and if there is a foreclosure by the Virginia Housing Development
Authority and it is the successful bidder and becomes the successor in interest, then the
committed affordable housing units required may be reduced to no less than 20 percent of
the originally approved units at 60 percent of the area median income for the Washington
D.C. Metropolitan Statistical Area. Under no other circumstances will a reduction in the
committed affordable units be allowed or considered. Refer to the letter/memo dated July
11, 2025 included with the site plan. (P&Z)

SITE PLAN

Per Section 11-418 of the Zoning Ordinance, the Development Special Use Permit shall expire
and become null and void, unless the applicant commences substantial construction of the
project within 36 months after initial approval and the applicant thereafter pursues such
construction with due diligence. The applicant shall provide a written status report to staff 18
months after initial approval to update the City Council on the project status if they have not
yet commenced substantial construction. The applicant may petition to extend the validity
period after adequate notice and a public hearing. (P&Z)

Submit the plats and associated deeds for the consolidation of the existing lots and all
applicable easements, including those shown on the preliminary plan, concurrent with
submitting the first Final Site Plan. The applicant must obtain approval of the plat(s) prior to
or concurrent with Final Site Plan release. (P&Z) (T&ES) (RP&CA) *

Emergency Vehicle Easement(s) (EVE) shall not be painted. When an EVE is shared with a
pedestrian walkway or consists of grasscrete or a similar surface treatment, the EVE shall be
defined in a manner that is compatible with the surrounding ground plane.

Record the plat and submit a copy of the recorded plat, dedications, and deeds with the first
application for a building permit. (P&Z) (T&ES) **

Show site utilities compatibly with other site conditions on the site plan to the satisfaction of

the Directors of P&Z and T&ES prior to Final Site Plan release, specifically: (P&Z) (T&ES)

%

a. Locating above grade service openings and required clearances for items such as
transformers, telephone, HVAC units, and cable boxes.

b. Minimizing conflicts with plantings, pedestrian areas, and major view sheds.

Excluding above grade utilities from dedicated open space areas and tree wells.

d. Screening all utilities from the public right-of-way.

o
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7. Provide a lighting plan with the Final Site Plan, unless otherwise identified below, to verify
that lighting meets City standards. The plan shall be to the satisfaction of the Directors of P&Z
and T&ES in consultation with the Chief of Police and Code administration shall include:
(P&Z) (T&ES) (Code) *

a.

b.

The location of all existing and proposed streetlights and site lights, shading back less
relevant information.

A lighting schedule that identifies each type and number of all fixtures, mounting height,
and strength of fixture in Lumens or Watts.

A photometric plan with lighting calculations encompassing all existing and proposed
streetlights and site light fixtures, including any existing streetlights located on the opposite
side(s) of all adjacent streets. Photometric calculations must extend from proposed building
face(s) to property line and from property line to the opposite side(s) of all adjacent streets
and/or 20 feet beyond the property line on all adjacent properties and rights-of-way.
Manufacturer's specifications and details for all proposed fixtures including site, landscape,
pedestrian, sign(s), and security lighting.

The numeric summary for various areas (i.e., roadway, walkway/sidewalk, alley, and
parking lot, etc.) in the proposed development.

Full cut-off lighting as applicable to prevent light spill onto adjacent properties. Provide a
plan distinguishing between the site with all streetlights and other pertinent off-site lighting
and the site without streetlights and off-site lighting to demonstrate how the plan complies
with light spill regulations.

Additional lighting to achieve City standards if existing lighting within the City right-of-
way adjacent to the site does not meet the minimum standards.

Basic, approved Dominion LED light fixtures for all proposed light fixtures in the City
right-of-way. Pedestrian scale light fixtures will be LED Carlyle acorn fixtures.

All site lights designed to meet City of Alexandria photometric standards shall have
photovoltaic switches.

The location of conduit routing between site lighting fixtures to avoid conflicts with street
trees.

Details indicating proposed light pole and footings relative to the adjacent grade and
pavement. All light pole foundations shall be concealed from view or light poles shall be
direct bury.

Light-colored concrete (painted or dyed) for walls and ceilings in all garages to increase
reflectivity and improve night lighting levels. **

. A minimum of 5.0-foot candle-maintained lighting for underground/ structured parking

garages. When unoccupied the lighting levels may be no less than 1.5-foot candles. **
Light fixtures for the open canopies and underground/structured parking garages shall be
recessed into the ceiling for any areas visible from the public right-of-way. **

8. Provide a unit numbering plan for each floor of a multi-unit building with the first Final Site
Plan. The unit numbers shall comply with a scheme of 100 level numbers on the first floor,
200 level numbers on the second floor, and continue in this scheme for the remaining floors.
Indicate the use of each unit (i.e., residential, retail, office). (GIS) *
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Provide a georeferenced CAD file in AutoCAD 2018.dwg format that adheres to the National
CAD Standards prior to Final Site Plan release. The file shall have the dimension plan
including existing conditions, proposed conditions, and grading elements. (P&Z) (DPI) (GIS)
*

Sheeting and shoring, support of excavation shall not extend beyond the property line, except
when the applicant has obtained a written release or encroachment from adjacent property
owners which has been reviewed prior to Final Site Plan release and recorded in the Land
Records. (P&Z) (Code) *

BUILDING

Provide a building code analysis with these building code data prior to Final Site Plan release:
(1) use group, (2) number of stories, (3) type of construction, (4) total floor area per floor, (5)
height of structure, (6) non-separated or separated mixed use, and (7) fire protection system
requirements. (P&Z) (Code) *

The building design, including the appearance, color, and quality of materials; final detailing;
three-dimensional expression; and depth of all plane changes, shall be consistent with the
elevations dated November 22, 2022 and the following conditions. Provide this information
regarding materials and design to the satisfaction of the Director of P&Z prior to Final Site
Plan release: (P&Z) (Code) *

a. Samples of actual window glazing, frame, and sash components proposed for each area of
the building in the color and material that will be provided (may reduce sample sizes for
ease in handling).

1. Window sizes and types.
ii. Window mullion dimensions and projection in front of face of glass.
1ii. Window frame, sash, and mullion materials.

b. Where fiber cement fagcade panels are permitted, they shall not use a wrap-around trim for
mounting to the substructure. If surface fasteners are proposed as part of a rainscreen-type
installation, they may be either concealed or if exposed, shall be finished to match the
adjacent panels and their location integrated into the overall design.

c. The underside of all balconies shall be finished and present a visually cohesive appearance.

d. Coordinate the design, color, and materials of all penthouses, rooftop mechanical areas,
and rooftop screening with the overall architecture of the building, as regards massing,
materials, and detailing/expression.

e. The recessed or projecting depth of brick rustication must be a minimum of 3/4 inches.

f.  Where plane changes in facades are proposed, they shall generally not be less than two
feet.

g. Where dissimilar materials meet, they must typically meet at an interior corner; where that
is not possible, such transitions shall occur at a significant plane change or reveal.
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13. Provide detailed drawings in realistic colors to permit evaluation of key building elements such
as the building base, entrances, entry canopy, stoops, windows, balconies, railings, cornices,
and other ornamental elements, and material details including the final detailing, finish, and
color of these elements prior to Final Site Plan release. (P&Z) *

14.

15.

a.

The drawings shall be enlarged and coordinated plan-section-elevation studies, typically at
¥4” =1°-0" scale, with shadows cast at 45 degrees from both left and above to show true
depth of recesses and projections.

Separate design drawings shall be submitted for each primary building typology, different
wall, or bay type.

When warranted by the three-dimensional complexity of the design, the applicant shall
provide isometric vignettes of special conditions or building areas to the satisfaction of the
Director of P&Z.

All structures must remain within the property (e.g., balconies, railings, and canopies),
unless permitted under the City of Alexandria Code or an encroachment has been obtained.

Provide the items listed below to allow Staff to review the materials, finishes, and architectural
details. These materials shall conform substantially to the preliminary plan and the current
Guidelines for Preparation of Mock-Up Panels, Memo to Industry effective at application
submission.

Prior to ordering final building materials, provide a materials board that includes all
proposed materials and finishes at first Final Site Plan. The materials board shall remain
with P&Z until the issuance of the final Certificate of Occupancy, when Staff will return
all samples to the applicant. (P&Z) *, ***

Staff may request more detailed/extensive materials relating to the proposed fenestration,
such as samples of the glazing, frame, and sash components, and including whether the
windows will be double-or-triple glazed and have simulated divided lights. *

Drawings of mock-up panel(s) that depict all proposed materials, finishes, and relationships
as part of the first Final Site Plan. *

An on-site, mock-up panel using the approved materials, finishes, and relationships shall
be constructed for Staff review and approval. Per VCC108.2 concrete or masonry mock-
up panels exceeding 6-ft. require a building permit. The panel(s) shall be constructed and
approved prior to vertical (above-grade) construction and before ordering building
materials. Locate the panel so that it receives sunlight from the same predominant direction
as will the finished structure. **

The mock-up panel shall remain on-site, in the same location, and visible from the right-
of-way without entering the site throughout construction until the issuance of the first
Certificate of Occupancy. (P&Z) (Code) ***

OPEN SPACE/LANDSCAPING

Develop a palette of site furnishings for review and approval by Staff prior to Final Site Plan
release. *
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a. Provide location, and specifications, and details for site furnishings that depict the
installation, scale, massing, and character of site furnishings to the satisfaction of the
Directors of P&Z and T&ES.

b. Add moveable furniture to the front patio area as part of the final site plan submission for
consistency with the recommendation in the Arlandria Small Area Plan to encourage
informal gathering areas.

c. Additional site furnishings may include benches, bicycle racks, trash bins, recycling
receptacles, and other associated features City standard materials are mandatory in all
public right-of-way. (P&Z) (T&ES)

Provide material, finishes, and architectural details for all retaining, seat, decorative, and screen
walls prior to Final Site Plan release. Indicate methods for grade transitions, handrails,
directional changes, and above and below-grade conditions. Coordinate with adjacent site and
building conditions. Design and construction of all walls shall be to the satisfaction of the
Directors of P&Z, T&ES, and Code. (P&Z) (T&ES) (Code) *

TREE PROTECTION AND PRESERVATION
Provide a Tree and Vegetation Protection Plan per the City of Alexandria’s Landscape

Guidelines for approval prior to Final Site Plan release and implement the plan for the duration
of construction. (P&Z) (RP&CA) *

. ARCHAEOLOGY

Call Alexandria Archaeology immediately at (703) 746-4399 if any buried structural remains
(wall foundations, wells, privies, cisterns, etc.) or concentrations of artifacts are discovered
during development. Work must cease in the discovery area until a City archaeologist comes
to the site and records the finds. The language noted above shall be included on all Final Site
Plan sheets involving any ground disturbing activities. (Archaeology) *

The applicant shall not allow any metal detection and/or artifact collection to be conducted on
the property, unless authorized by Alexandria Archaeology. Failing to comply shall result in
project delays. The language noted above shall be included on all Final Site Plan sheets
involving any ground disturbing activities. (Archaeology) *

PEDESTRIAN/STREETSCAPE

Provide the pedestrian improvements listed below to the satisfaction of the Directors of P&Z
and T&ES. Complete all pedestrian improvements prior to the issuance of the final Certificate
of Occupancy. (P&Z) (T&ES) ***

a. Install ADA accessible pedestrian improvements serving the site.

b. Construct all concrete sidewalks to City standards. The minimum unobstructed width of
newly constructed sidewalks shall be six feet in commercial, mixed-use, or other high-
density areas and five feet in single-family or other lower density areas.

c. Sidewalks shall be flush across all driveway crossings.

10
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29.

30.
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d. All newly constructed curb ramps shall be concrete with detectable warning and shall
conform to current VDOT standards.

e. All below grade utilities placed within a City sidewalk shall be integrated with the adjacent
paving materials and to minimize any visible impacts.

PARKING

All residential parking shall be unbundled (i.e., the cost to purchase or rent a parking space is
separate from the cost to purchase or rent the residential unit). (T&ES)

Provide a Parking Management Plan with the Final Site Plan submission that complies with
the requirements of the Parking Management Plan Template provided in Memo to Industry 01-
19. To release the Final Site Plan, the Parking Management Plan shall be approved by the
Departments of P&Z and T&ES. (P&Z) (T&ES) *

Share parking occupancy data for the facility with the City upon request no more than twice
each year. (T&ES)

Parking spaces within the garage may be made available for public/off-site if excess parking
can be demonstrated to the satisfaction of the Directors of P&Z and T&ES. (P&Z) (TE&S)

Show all existing and proposed on-street parking controls and restrictions on the Final Site
Plan. The Traffic and Parking Board must approve any on-street parking changes desired after
the Signature Set approval. (P&Z) (T&ES) *

Provide bicycle parking per current Bicycle Parking Standards. Bicycle parking standards,
acceptable rack types for short- and long-term parking, and details for allowable locations are
available at: www.alexandriava.gov/bicycleparking. (T&ES)

Provide details on the locations and types of bicycle parking on the Final Site Plan. Install
bicycle parking prior to the issuance of the first Certificate of Occupancy. (T&ES) *, ***

Provide signage, striping, or other means to prevent parking in emergency vehicle easement(s)
prior to Final Site Plan release, to the satisfaction of the Director of T&ES. (T&ES) *

Provide Level 2 electric vehicle chargers for at least two percent of the required parking spaces,
rounded up to the next whole number parking space. (T&ES)

At least 50 percent of the required parking spaces shall be electric vehicle charger ready per
these requirements: (T&ES)

a. Size and install the conduit correctly based on the number and location of future Level 2
chargers.

b. Label parking space location junction box for the future electric vehicle charger.

c. Provide available physical space within the utility closet for future cabinetry required to
add vehicle chargers to the electrical panel.

11
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d. Additional conduit does not need to account for transformer sizing.
e. Parking space(s) can include the dimensions of the EV charger.

Update parking counts on the cover sheet to indicate the number of electric vehicle charger
and electric vehicle charger ready parking spaces and show the location of these spaces prior
to Final Site Plan release. (T&ES) *

SUSTAINABILITY

The applicant may propose additional strategies to the sustainability conditions outlined below
and these additional sustainability strategies may be incorporated administratively to the
satisfaction of the Directors of T&ES and P&Z. (P&Z) (T&ES)

The project shall comply with the requirements of the current City of Alexandria Green
Building Policy at the time of DSUP approval. Diligent pursuit and achievement of this
certification shall be monitored through these requirements unless exempted by the
certification rating systems and the Green Building Policy:

a. Provide evidence of the project’s registration with LEED, Green Globes, or Earthcraft (or
equivalent) with the submission of the first Final Site Plan and provide a draft checklist
from the P&Z website showing how the project plans to achieve the certification and
clearly indicate that requirements for the priority performance points are being met as
defined by the City of Alexandria’s Green Building Policy. *

b. Provide an updated copy of the draft certification scorecard/checklist prior building permit

release for above-grade construction to show compliance with the Green Building Policy.
skek

c. Provide updated building energy performance analysis and building energy use intensity
(EUI) (energy use per sq. ft.) prior to release of the building permits for above-grade
construction. **

d. Provide a draft commissioning plan and verification, if required by the Green Building
Rating System and the building code, from a certified third-party reviewer that includes
items “1” through “v” below, prior to receiving building permits for above-grade
construction. **

i. A narrative describing the activities that will be accomplished during each phase of
commissioning, including the personnel intended to accomplish each of the activities.

ii. A listing of the specific equipment, appliances, or systems to be tested and a description
of the tests to be performed.

iii. Functions to be tested including, but not limited to, calibrations and economizer
controls.

iv. Conditions under which the test will be performed. Testing shall affirm winter and
summer design conditions and full outside air conditions.

v. Measurable criteria for performance.

12
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e. Provide updated water efficiency documentation for the priority performance points as
defined by the City of Alexandria’s Green Building Policy prior to building permit release
for above-grade construction. **

f. Provide updated documentation for the indoor environmental quality priority performance
points as defined by the City of Alexandria’s Green Building Policy prior to the release of
building permits for above-grade construction. **

g. Provide evidence that design phase credits (for the certifying party) have been submitted
by the first Certificate of Occupancy. ***

h. Provide evidence showing that the requirements for priority performance points for Energy
Use Reduction, Water Efficiency and Indoor Environmental Quality are being met as
defined by the City of Alexandria’s Green Building Policy for Design Phase credits to the
U.S. Green Building Council, Green Globes, or Earthcraft (or equivalent) prior to issuance
of a Certificate of Occupancy. ***

i.  Provide documentation of applicable green building certification prior to release of the
performance bond clearly indicating that the priority performance points requirement for
Energy Use Reduction, Water Efficiency, and Indoor Environmental Quality have been
achieved as defined by the City of Alexandria’s Green Building Policy. ****

j. Failure to achieve the certification level, as required by the City of Alexandria’s Green

Building Policy, will be evaluated by City Staff to determine whether a good faith,
reasonable, and documented effort was made to achieve the certification level to the
satisfaction of the Director of P&Z.

Post information on the City of Alexandria’s Reuse Directory in a public place near trash
collection area for residents of multifamily buildings that exceed 100 units and send proof to
T&ES staff prior to the issuance of the first Certificate of Occupancy. The directory is available
at:
https://www.alexandriava.gov/tes/solidwaste/info/default.aspx?1d=19202#NewCityofAlexan
driasReuseDirectory (T&ES) ***

The building shall use electricity except for limited accessory elements of the building such as
emergency generators and common areas systems/amenities. For these limited accessory
elements, the buildings shall support low cost and easy conversion from fossil fuel to electricity
in the future. (P&Z) (T&ES)

Demonstrate that the roof(s) are solar ready, with the necessary conduit and available electrical
panel area to enable future solar panel installation, on the Final Site Plan. (T&ES) *

TRANSPORTATION

37.

STREETS/TRAFFIC

Repair any of the City’s existing public infrastructure that is damaged during construction per
the most recent version of the T&ES Design and Construction Standards, or to the satisfaction
of Director of T&ES, prior to Performance Bond release. (T&ES) *#**

13
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45.
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Conduct a pre-construction walk/survey of the site prior to any land disturbing activities with
T&ES Construction & Inspection Staff and Code Administration Staff to document existing
conditions prior to Final Site Plan release. (T&ES) (Code) *

Any wall mounted obstructions at the wall end of a parking space shall be limited to no more
than 24 inches extended from the wall and at least 48 inches from the garage floor. Areas with
obstructions that exceed this requirement will not count as parking spaces. (T&ES) ****
Provide full curb to curb restoration for any asphalt patches larger than 20 percent of the total
asphalt surface, measured along the length of the road adjacent to the property frontage and/or
extending to the centerline of the street prior to Performance Bond release. (T&ES) ****

Street names and addresses must be obtained for mail delivery (addressed per the front door)
and for emergency services (addressed per street access) prior to Final Site Plan release. (P&Z)
(T&ES) (GIS) *

Building management staff shall be physically present to assist delivery vehicles maneuver
into and out of the off-street loading space. (T&ES)

TRANSPORTATION MANAGEMENT PLAN

: CONDITION DELETED BY STAFF Ae%*éng%eﬁmelé(—I—Seeﬁeﬂ—H—ﬂr%—ef—bheGrW—s

CONDITION AMENDED BY STAFF: Designate an on-site TMP Coordinator for the entire
development prior to the issuance of the first Certificate of Occupancy. Provide the name,
address, email, and telephone number of the coordinator to the City’s Mobility Services
Division, updating this information as needed. This person will be responsible for
1mplement1ng and managing all aspects Of the TMP for the development ( T&ES) Des+gna+%a

CONDITION AMENDED BY STAFF: Contribute to a development Transportation
Management Plan (TMP) at the rate specified by the TMP policy. Rates shall be adjusted each
subsequent year based on the April-to March Consumer Price Index change as reported by the
Bureau of Labor Statistics. Submit to the Mobility Services Division an annual funding report
for the TMP outlining the funding for the program and the expenditures. Payments into this

fund shall be for 30 years. ( T&ES) Geﬁ%t&%a%p&nent—%e%per—yeaﬂe%%@ﬁﬁ%%de

14
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CONDITION AMENDED BY STAFF: The Director of T&ES may require that the funds be
paid to the City upon determination that the responsible person or entity has not made a
reasonable effort to use the funds for activities that support single occupant vehicle reduction.
The Director may determine effort based on plans proposed by TMP coordinator,
implementation of plans, and communication with staff. As so determined, any unencumbered
funds remaining in the TMP account at the end of each reporting year may be either
reprogrammed for TMP activities during the ensuing year or paid to the City for use in
transportation support activities which benefit the site. Should the Director determine that a
reasonable effort has not been made, the TMP will be required to participate in the City

managed TMP. (T&ES) As—sekfeﬂh—m—See&eﬂ—H—lHéB)—m—th%Qfémaﬂe%ewﬂ—peﬂah%s

HI.PUBLIC WORKS

A.

48.

49.

50.

51.

WASTEWATER/SANITARY SEWERS

Pay the sewer connection fee prior to Final Site Plan release in accordance with City Code Sec.
5-6-25.1(a). (T&ES) *

UTILITIES

If a franchise agreement has not been entered into with the City, locate all private utilities
outside of the public right-of-way and public utility easements. (T&ES)

Underground all overhead power and communication lines fronting the development prior to
the Performance Bond release. (T&ES)****

Do not locate transformer and switch gears in the public right-of-way. (T&ES)
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55.

56.

57.

58
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All new fire hydrants on public streets shall be City owned and maintained. All hydrants on
private streets shall be owned, inspected, tested, and maintained by the property owner or their
representative. Hydrants must be installed and functional prior to issuance of the Certificate of
Occupancy. (T&ES) ***

INFORMATION TECHNOLOGY

To the satisfaction of the Director of Planning & Zoning, construct a conduit grid per the
specifications listed below that minimizes the need for post-development excavation and/or
right-of-way impacts when installing fiber/cables for high-speed internet access. (ITS) (P&Z)

Construct all conduits using schedule 80 PVC or HDPE and install them to a depth of 3-feet.
Install a pull line and tracer within each conduit. (ITS)

All conduit on private property will be owned and maintained by the property owner. Unless
otherwise specified, conduit on public right-of-way will be owned and maintained by the City.
(ITS) (T&ES)

Provide a minimum of two diverse entrance conduits for the building with a minimum of two,
2-inch conduits for each entrance drop. Terminate each conduit drop to a 36-inch by 48-inch
installed hand hole within the public right-of-way or at a nearby accessible location. Include
two, four-inch open access conduit risers for each floor. (ITS)

a. Enable telecommunications providers to install cables in the conduit. Designating
exclusive access to a single provider is not allowed.

b. Provide a fiber optic installation plan that provides the required specifications prior to the
Final Site Plan release. (ITS) *

c. Submit a digital as built in CAD or GIS that details the fiber conduit installation prior to
the issuance of the Certificate of Occupancy. (ITS) ***

SOLID WASTE

Provide $1,449 per receptacle to the Director of T&ES prior to Final Site Plan release to
purchase and install one Victor Stanley Ironsites Series model SD-42 black receptacle with
Dome Lid dedicated to trash collection. The receptacle(s) shall be placed in the public right of
way to serve open space and park sites. Receptacles shall be generally located along the
property frontage and at strategic locations in the vicinity of the site as approved by the Director
of T&ES. To the extent that the receptacles cannot be located where accessible for public
collection, the applicant may provide a contribution for receptacles to be installed in the
vicinity or may agree to private hauling. (T&ES) *

. Provide $1,685 per receptacle to the Director of T&ES prior to Final Site Plan release to

purchase and install one Victor Stanley Ironsites Series Model SD-42 blue receptacle with
Dome Lid, approved dome decals, and approved band dedicated to recycling collection. The
receptacle(s) shall be placed in the public right of way to serve open space and park sites.
Receptacles shall be generally located along the property frontage and at strategic locations in
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the vicinity of the site as approved by the Director of T&ES. To the extent that the receptacle
cannot be located where accessible for public collection, the applicant may provide a
contribution for receptacles to be installed in the vicinity or may agree to private hauling.
(T&ES) *

IV.ENVIRONMENTAL

A.

59.

60.

61.

62.

63.

64.

FLOODPLAIN MANAGEMENT

Demonstrate compliance with Zoning Ordinance flood plain ordinance Section 6-300 to
Section 6-311 of Article VI (Special and Overlay Zones) prior to Final Site Plan release.
(T&ES) *

Provide this minimum required information on the Final Site Plan to comply with the City of
Alexandria Floodplain Ordinance:

a. The base flood elevation (BFE);
b. The elevation of the lowest floor (including basement); and
c. Topographic information showing existing and proposed ground elevations. (T&ES) *

Provide detailed computations of the impact of fill in the floodplain on the 100-year Water
Surface Elevation (WSE) to the satisfaction of the Director of T&ES. Include backwater
calculations starting at a downstream cross section to an upstream cross section. Derive figures
from modifying the existing HEC-RAS model, as prepared by the U.S. Army Corps of
Engineers, Baltimore District. Proposed fill placement shall not raise the 100-year water
surface level at any location along the channel reach more than a maximum of 6 inches as
permitted under Floodplain Regulations. (T&ES) *

Provide Elevation Certificate (FEMA Form 086-0-33) certified by a Licensed Land Surveyor
or Licensed Professional Engineer to the T&ES Development Coordinator after placing the

lowest floor (including basements and garages) before further vertical construction. (T&ES)
K3k

STORMWATER MANAGEMENT

The City of Alexandria’s stormwater management regulations regarding water quality are two-
fold: (1) state phosphorus removal requirement and (2) Alexandria Water Quality Volume
Default. Complying with the state phosphorus reduction requirement does not relieve the
applicant from the Alexandria Water Quality Default requirement. The Alexandria Water
Quality Volume Default, as determined by the site’s post-development impervious area shall
be treated in a Best Management Practice (BMP) facility. (T&ES) *

Provide a BMP narrative and complete pre- and post-development drainage maps that include
areas outside that contribute surface runoff from beyond project boundaries to include adequate
topographic information, locations of existing and proposed storm drainage systems affected
by the development, all proposed BMPs and a completed Virginia Runoff Reduction Method
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66.

67.

68.

69.

70.

71.
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(VRMM) worksheet showing project compliance prior to Final Site Plan release. The project
must use hydrologic soil group “D” in the spreadsheet unless a soils report from a soil scientist
or geotechnical engineer delineates onsite soils otherwise. (T&ES) *

Design all stormwater Best Management Practices (BMPs) to comply with the most recent
standards and specifications published in the Virginia Stormwater BMP Clearinghouse.
Provide complete design details for all BMPs, including site specific plan views, cross sections,
planting plans, and complete design calculations for each BMP prior to Final Site Plan release.
(T&ES) *

Provide a BMP table with a separate listing for each individual BMP that includes the name of
the practice, total area treated (acres), pervious area treated (acres), impervious area treated
(acres), phosphorous removal efficiency (percentage), phosphorous removal efficiency
(percentage), phosphorous removed by the practice (Ibs.), and latitude and longitude in decimal
degrees, prior to Final Site Plan release. (T&ES) *

Complete construction inspection checklists and associated photographic documentation for
each stormwater BMP and detention facility. Submit all documents required by The City of
Alexandria As-Built Stormwater Requirements including as-built plans, CAD data, BMP
certifications, and completed construction inspection checklists prior to Performance Bond
release. (T&ES) ****

Construct and install the stormwater BMPs required for this project under the direct
supervision of the design professional or their designated representative. Submit a written
certification from the design professional to the Director of T&ES prior to Performance Bond
release certifying that the BMPs are:

a. Constructed and installed as designed and in accordance with the released Final Site Plan.

b. Clean and free of debris, soil, and litter by either having been installed or brought into
service after the site was stabilized. (T&ES) *#***

Install descriptive signage for surface-installed stormwater BMPs (e.g., Bio-Retention Filters,

Vegetated Swales) prior to the submission of As-Built Plans to the satisfaction of the Director

of T&ES. (T&ES) ****

Submit two originals of the stormwater quality BMP and Stormwater Detention Facilities
Maintenance Agreement to include the BMP Schedule and Guidelines Addendum with the
Final Site Plan #2. Execute and record the agreement with the Land Records Division of
Alexandria Circuit Court prior to Final Site Plan release. (T&ES) *

The applicant/owner shall be responsible for installing and maintaining stormwater Best
Management Practices (BMPs). The applicant/owner shall execute a maintenance service
contract with a qualified private contractor for a minimum of three years and develop an
Owner’s Operation and Maintenance Manual for all Best Management Practices (BMPs) on
the project. The manual shall include at a minimum:

a. An explanation of the functions and operations of the BMP(s),
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b. Drawings and diagrams of the BMP(s) and any supporting utilities,

c. Catalog cuts on maintenance requirements including mechanical or electrical equipment;
manufacturer contact names and phone numbers,

d. A copy of the executed maintenance service contract, and

e. A copy of the maintenance agreement with the City. A copy of the contract shall also be
placed in the BMP Operation and Maintenance Manual. Submit a copy of the maintenance
agreement to the City prior to Performance Bond release. (T&ES) ****

Submit a copy of the Operation and Maintenance Manual to the T&ES Stormwater
Management Division prior to Performance Bond release. (T&ES) ****

Submit a certification by a qualified professional that any existing stormwater management
facilities adjacent to the project and associated conveyance systems were not adversely
affected by construction operations prior Performance Bond release to the satisfaction of the
Director of T&ES. If maintenance of the facilities or systems were required to make this
certification, provide a description of the maintenance measures performed. (T&ES) ****

WATERSHED, WETLANDS, & RPAs

Design stormwater quantity controls to demonstrate that post development stormwater runoff
does not exceed the existing runoff quantities for the 2-year, 10-year. (T&ES)

Use standard city markers to mark all on-site stormwater curb inlets and public curb inlets
within 50 feet of the property line to the satisfaction of the Director of T&ES. (T&ES)

Provide Environmental Site Assessment Notes that delineate, map, describe, and/or explain
these environmental features (if located on site):

a. Individual components of the RPA as well as the total geographic extent of the RPA, to
include the appropriate buffer, intermittent streams, and associated buffers,

b. Highly erodible and highly permeable soils,

c. Steep slopes greater than 15 percent in grade,

d. Known areas of contamination; springs, seeps, or related features, and
e. A listing of all wetlands permits required by law. (T&ES)
CONTAMINATED LAND

Indicate on the plan whether any soil and groundwater contamination are present Submit
supporting reports for associated environmental investigations or assessments performed to
substantiate this determination. (T&ES) *

If environmental site assessments or investigations discover the presence of contamination on

site, the Final Site Plan shall not be released, and no construction activity shall occur until these
items have been submitted and approved by the Director of T&ES: (T&ES) *
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®

A Site Characterization Report/Extent of Contamination Study detailing the location,
applicable contaminants, and the estimated quantity of any contaminated soils and/or
groundwater at or in the immediate vicinity of the site.

A Risk Assessment indicating any risks associated with the contamination.

c. A Remediation Plan detailing any contaminated soils and/or groundwater, including plans
to remediate utility corridors. Utility corridors in contaminated soil shall be over excavated
by two feet and backfilled with “clean” soil. Include description of environmentally sound
methods of off-site transport and disposal of contaminated soils and debris (including, but
not limited to types of vehicles appropriate for handling specific materials and ensuring
vehicle loads are covered).

d. A Health and Safety Plan with measures to take during remediation and/or construction
activities to minimize the potential risks to workers, the neighborhood, and the
environment. Initial Air Monitoring may be required during site activities to demonstrate
acceptable levels of volatiles and/or airborne particles. Justify the air monitoring
determination in the Health and Safety Plan submitted for review.

e. Screen for PCBs as part of the site characterization if any of the past uses are within the

identified high risk category sites for potential sources of residual PCBs, which includes

these SICs: 26&27 (Paper and Allied Products), 30 (Rubber and Misc. Plastics), 33

(Primary Metal Industries), 34 (Fabricated Metal Products), 37 (Transportation

Equipment), 49 (Electrical, Gas, and Sanitary Services), 5093 (Scrap Metal Recycling),

and 1221 and 1222 (Bituminous Coal).

Should any unanticipated contamination, underground storage tanks, drums or containers be
encountered at the site during construction, the applicant must notify T&ES, Office of
Environmental Quality immediately. Should unanticipated conditions warrant, stop
construction within the affected area until the appropriate environmental reports identified in
“a” through “e” above are submitted and approved at the discretion of the Director of T&ES.
This shall be included as a note on the Final Site Plan. (T&ES) (Code) *

If warranted by a Site Characterization report, design and install a vapor barrier and ventilation
system for buildings and parking areas to prevent the migration or accumulation of methane or
other gases or conduct a study and provide a report signed by a professional engineer showing
that such measures are not required to the satisfaction of Directors of T&ES and Code
Administration. The vapor barrier and ventilation system must include a passive ventilation
system that can be converted to an active ventilation system if warranted. (T&ES) (Code)

SOILS

Provide a geotechnical report, including recommendations from a geotechnical professional
for proposed cut slopes and embankments prior to Final Site plan release. (T&ES) *

NOISE
If necessary, to comply with the City noise ordinance, equip all roof top HVAC and other

mechanical equipment with noise reducing devices (e.g., silencers, acoustic plenums, louvers,
or enclosures). Show the noise reducing specifications and locations prior to Final Site Plan
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release and install them prior to the issuance of the Certificate of Occupancy. (T&ES) (Code)
ko osksksk

Supply deliveries, loading, and unloading activities shall not occur between the hours of 11
PM and 7 AM. (T&ES)

No vehicles, including construction vehicles, associated with this project shall be permitted to
idle for more than 10 minutes when parked, including vehicles in the loading dock. Post at
least two no idling for greater than 10 minutes signs in the loading dock area in plain view
prior to the issuance of the Certificate of Occupancy. (T&ES) ***

. AIR POLLUTION

If indoor fireplaces are provided, install electric fireplaces to reduce air pollution and improve
indoor air quality, prior to issuance of the Certificate of Occupancy. (T&ES) ***

Control odors and any other air pollution sources resulting from construction/demolition
activities at the site and prevent them from leaving the property or becoming a nuisance to

neighboring properties, as determined by the Director of T&ES. (T&ES)

CONSTRUCTION MANAGEMENT

87.

88.

Submit a separate construction management plan to the Directors of P&Z, T&ES, and Code
Administration prior to Final Site Plan release. The plan shall satisfy these requirements:
(P&Z) (T&ES) (Code)

a. No streetlights shall be removed without authorization from the City of Alexandria,

b. If streetlights are to be removed from the public right-of-way, then temporary lights shall
be provided until the installation and commissioning of new lights, *

c. Include an analysis as to whether temporary street or site lighting is needed for safety

during the construction on the site and how it is to be installed, *

Provide a detailed sequence of demolition and construction of improvements in the public

right of way along with an overall proposed schedule for demolition and construction, *

Include an overall proposed schedule for construction, *

Include a plan for temporary pedestrian circulation, *

Include the location and size of proposed construction trailers, if any, *

Include a preliminary Maintenance of Traffic Plan as part of the construction management

plan for informational purposes only, to include proposed controls for traffic movement,

lane closures, construction entrances and storage of materials, and *

1. Post copies of the plan in the construction trailer and give to each subcontractor before they
start work. ***

&

S 0o o

Provide off-street parking for all construction workers without charge and ensure that all
workers use this parking. For workers who use Metro, DASH, or another form of mass transit,
subsidize a minimum of 50 percent of the fees. Complying with this condition shall be a
component of the construction management plan, which shall be submitted prior to Final Site

21



89.

90.

91.

92.

93.

94.

DSUP #2026-10002
Elbert Avenue Residences Extension | 3908 Elbert Avenue

Plan release and approved by the Departments of P&Z and T&ES prior to commencing any
construction activities. This plan shall:

a. Establish and provide verifiable details and/or agreements on the location of the parking to
be provided at various stages of construction, how many spaces will be provided, how
many construction workers will be assigned to the work site, and mechanisms which will
be used to encourage the use of mass transit, *

b. Post information on transit schedules and routes, *

c. The community liaison must manage parking actively for all construction workers and
ensure compliance with the off-street parking requirement, and

d. If the off-street construction workers parking plan is found to be violated during
construction, a correction notice will be issued to the applicant. If the violation is not
corrected within five days, a "stop work order" will be issued, with construction halted
until the violation has been corrected. (P&Z) (T&ES) *

Include a chapter on maintaining pedestrian access within the Construction Management Plan.
Sidewalks adjacent to the site shall remain open during construction. If sidewalks must be
closed, pedestrian access shall be maintained adjacent to the site per Memo to Industry #04-18
throughout the construction of the project. (T&ES) **

Include a chapter on the waste control program in the Construction Management Plan. This
program shall control wastes such as discarded building materials, concrete truck washout,
chemicals, litter or trash, trash generated by construction workers or mobile food vendor
businesses serving them, and all sanitary waste at the construction site and prevent offsite
migration that may cause adverse impacts to neighboring properties or to the environment to
the satisfaction of Directors of T&ES and Code Administration. Dispose of all wastes offsite
per all applicable federal, state, and local laws. If program is implemented in coordination with
green building certification, include documentation as appropriate per the City’s Green
Building Policy and conditions therein. (T&ES) (Code)

Discuss construction staging activities with T&ES prior to the release of any permits for
ground disturbing activities. No major construction staging shall be allowed within the public
right-of-way. (T&ES) **

Obtain additional City approvals for any structural elements that extend into the public right-
of-way, including but not limited to footings, foundations, and tiebacks, from the Director of
T&ES as a part of the Sheeting and Shoring permit. (T&ES) **

Identify a Certified Land Disturber (CLD) in a letter to the Division Chief of Infrastructure
Right of Way prior to any land disturbing activities and include the name on the Phase I Erosion
and Sediment Control sheets prior to Final Site Plan release. If the CLD changes during the
project, that change must be noted in a letter to the Division Chief. (T&ES) *

Conduct an in-person or virtual meeting to review the location of construction worker parking,
plan for temporary pedestrian and vehicular circulation, and hours and overall schedule for
construction prior to commencing demolition, clearing, and grading of the site. Notice all
adjoining property owners, civic associations, and the Departments of P&Z and T&ES at least

22



95.

96.

97.

98.

99.

DSUP #2026-10002
Elbert Avenue Residences Extension | 3908 Elbert Avenue

14 calendar days before the meeting. Hold the meeting before any permits are issued. (P&Z)
(T&ES) **

Hold an in-person or virtual pre-installation/construction meeting to review the scope of
landscaping installation procedures and processes with the P&Z project planner prior to
starting work. (P&Z) (Code)

Identify a community liaison throughout the duration of construction. Provide their name and
telephone number, including an emergency contact number, to residents, property managers,
and business owners whose property abuts the site, to the satisfaction of the Directors of P&Z
and T&ES. Install a temporary informational sign prior to Final Site Plan release with the
community liaison’s name and contact information. Display the sign until construction
finishes. (P&Z) (T&ES) *, ***

Temporary construction and/or on-site sales trailer(s) are permitted and subject to the approval
of the Directors of P&Z and Code Administration. Remove the trailer(s) prior to the issuance
of the final Certificate of Occupancy. (P&Z) (Code) ***

Submit a stamped electronic copy of a wall check survey completed by a licensed, certified
public land surveyor or professional engineer when below-grade construction reaches
proposed finished grade. Ensure the wall check shows: (P&Z) **

a. Key dimensions of the building as shown on the approved Final Site Plan,

b. Key dimensions from future face of finished wall above to the property line and any
adjacent structures on the property,

c. Extent of any below-grade structures,

d. Foundation wall in place, and

e. Future face of finished wall above.

Submit an as-built development site plan survey, pursuant to the requirements outlined in the
initial as-built submission for occupancy portion of the as-built development site plan survey
checklist to the T&ES Site Plan Coordinator prior to applying for a Certificate of Occupancy
permit. The as-built development site plan survey shall be prepared and sealed by a registered
architect, engineer, or surveyor. Include a note stating that the height was calculated based on
all applicable provisions of the Zoning Ordinance. (P&Z) (T&ES) ***

100. If outstanding performance, completion, or other bonds for the benefit of the City are in effect

for the property at such time as it may be conveyed or sold to a party other than the applicant,
a substitute bond and associated documents must be provided by that party or, in the
alternative, an assignment or other documentation from the bonding company indicating that
the existing bond remains in effect despite the change in ownership may be provided. The
bond(s) shall be maintained until such time that all requirements are met, and the bond(s)
released by the City. (T&ES) ****
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VI. CONTRIBUTIONS

101.

102.

VIL

CONDITION DELETED BY STAFF: The—appleant—shall—provide—a—developer

Contribute $15,000 to the City prior to Final Site Plan release for a Capital Bikeshare station
and bicycles or system operations. (T&ES) *

HOUSING

103.

104.

105.

106.

107.

108.

Comply with the approved Relocation Plan. Amendments to the approved Relocation Plan
are subject to the review and approval of the Director of the Office of Housing. (Housing)

Provide up to 91 total committed affordable rental units consistent with the approved
Affordable Housing Plan. (Housing)

Rents payable by households for the RMF Zone committed affordable units shall not, on
average, exceed the maximum rents allowed under the Federal Low-Income Housing Tax
Credit program for households with incomes at 40 percent of the area median income for the
Washington D.C. Metropolitan Statistical Area. Average rents payable by households for the
committed affordable units may be increased up to the maximum rents allowed under the
Federal Low-Income Housing Tax Credit program for households with incomes at 50 percent
of the area median income for the Washington D.C. Metropolitan Statistical Area subject to
the submission of a revised Affordable Housing Plan. Rents shall remain at the established
affordable rates for a period of 40 years from the date of initial occupancy of each unit.
(Housing)

Rents payable for non-RMF Zone affordable units shall not exceed the maximum rents
(taking into account utility allowances) allowed under the federal Low Income Housing Tax
Credit (LIHTC) program for households at 60 percent of the Washington DC Metropolitan
Area Family Median Income. Rents shall remain at the established affordable rates for a
period of 40 years from the date of initial occupancy of each unit. (Housing)

Households receiving Housing Choice Voucher assistance will not be denied admission on
the basis of receiving such assistance. A household will be considered income qualified if
the amount of rent it can pay based on income, together with the voucher payment, is
sufficient to cover the applicable rent. (Housing)

List the units in www.VirginiaHousingSearch.com, an online housing search database

sponsored by Virginia Housing, or an alternative search database as identified by the Office
of Housing. (Housing)
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Notify the Landlord-Tenant Relations Division Chief at the Office of Housing in writing a
minimum of 90 days prior to leasing. At least 45 days prior to leasing, provide the Office of
Housing with marketing information which shall include the affordable rents, utility
information, fees, property amenities, and contact information for applications. The City
shall notify interested parties of the availability of the affordable units. (Housing)

Provide the City with access to the necessary records and information to enable annual
monitoring of compliance with the above conditions for the 40-year affordability period.
(Housing)

If the development involves Community Development Block Grant (CBDG), Home
Investment Partnership Program (HOME), Section 108 loan funds, federal Housing Trust
Fund, or other monies provided by the Department of Housing and Urban Development, the
applicant shall consult and coordinate with the City to ensure that the project complies with
all federal environmental statutes, laws, and authorities. (Housing)

Minor amendments proposed to the approved Affordable Housing Plan shall be subject to
review by the Alexandria Housing Affordability Advisory Committee and to final approval
by the City Manager. (Housing)

VIII. SIGNAGE

113.

Design building signs to relate in material, color, and scale to the building on which the sign
is displayed to the satisfaction of the Director of P&Z. (P&Z) *

Asterisks denote:

%k
k3%
kook sk

kokokok

Condition must be fulfilled prior to release of the Final Site Plan

Condition must be fulfilled prior to release of the building permit

Condition must be fulfilled prior to issuance of the Certificate of Occupancy
Condition must be fulfilled prior to release of the bond
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Transportation Management Plan SUP #2022-00111
3908 Elbert Avenue — Elbert Avenue Residences

Application

General Data

PC Hearing: February 7, 2023
Project Name: CC Hearing: February 25, 2023
Elbert Avenue Residences If approved,
DSUP Expiration: February 25, 2026 (three years)
Plan Acreage: 38,467 SF
Existing Zone: RA / Multifamily zone

Location:

Proposed Zone:

RMF / Residential multifamily zone

Proposed Uses: Multifamily Residential
3908 Elbert Avenue Dwelling Units: 91 units

Gross Floor Area: 127,032 SF

Net Floor Area: 115,401 SF

Small Area Plan: Arlandria/Chirilagua

Historic District: N/A

Applicant: Community

Compliance with the City’s Green

Lodgings, Inc (CLI) by Mary Green Building: Building Policy
Catherine Gibbs, attorney Mount Vernon ES
Schools: George Washington MS
Alexandria City HS

Purpose of Application

Consideration of a request to construct a new 91-unit all-affordable multifamily residential

building.

Applications and Modifications Requested:

1. Amendment to the official zoning map to change the zoning designation for the property

from RA to RMF;

2. Development Special Use Permit with a site plan and a Special Use Permit to increase the

maximum FAR to 3.0; and
3. Special Use Permit for a Tier I Transportation Management Plan.

Staff Recommendation: APPROVAL WITH CONDITIONS

Staff Reviewers:

Nathan Randall, Principal Planner
Robert Kerns, AICP, Division Chief

nathan.randall@alexandriava.gov

robert.kerns@alexandriava.gov
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CITY COUNCIL ACTION, FEBRUARY 25, 2023: City Council approved the Planning
Commission recommendation.

PLANNING COMMISSION ACTION, FEBRUARY 7. 2023: On a motion by
Commissioner Lyle, seconded by Vice Chair McMahon, the Planning Commission voted to
recommend approval of Rezoning #2022-00008. The motion carried on a vote of 7 to 0.

On a motion by Commissioner Lyle, seconded by Vice Chair McMahon, the Planning
Commission voted to approve Development Special Use Permit #2022-10022 and Special Use
Permit #2022-00111, subject to all applicable codes and staff recommendations, and with
revisions to Condition #101 as outlined in staff’s February 7% memorandum to Planning
Commission. The motion carried on a vote of 7 to 0.

Reason: The Planning Commission agreed with the staff analysis.

Commissioner Manor asked the applicant to further describe the objection to the Condition
#101, including the revised version offered by staff. The applicant noted that the monetary
contribution would contribute to a funding gap for the project. Commissioner Lyle expressed
concern about requiring a developer contribution in advance of the adoption of the policy and
considered whether she would support the inclusion of any version of the condition at all. She
asked for developer contributions policies to be brought forward more quickly following
adoption of a Small Area Plan.

Chair Macek expressed support for the project, including staff’s recommended revisions to
Condition #101. He noted that the revisions struck a good balance between the need for
improved open space in the neighborhood (as expressed in the Small Area Plan) and the
applicant’s need for greater certainty about the contribution.

Vice-Chair McMahon also voiced her support for the project and for the revised Condition #101.
She also stated that she had visited the site and noted the narrow width of Elbert Avenue and the
presence of many vehicles on the street. Although not concerned about the provision of oft-
street parking as a part of this project, she encouraged staff to look into creative solutions to
some of the existing vehicle-related issues neighbors have raised.

Commissioner Brown stressed the general importance of ensuring adequate public facilities,
including schools, in connection with development projects.

Speakers:
Ingris Moran, representing Tenants and Workers United, spoke in support of the project and the

provision of deeply-affordable housing units in general. She noted that the project represents an
opportunity to live out the promise of the Arlandria-Chirilagua Small Area Plan.

Sandra Galeano, Elbert Avenue, expressed support for the proposal. She noted that she has lived
in the neighborhood for 20 years and noted that everyone deserves an opportunity for affordable
housing.
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Mariela Raudales, Elbert Avenue, noted that she has lived in the City of Alexandria for 19 years
and is currently a resident of the existing building at the site. She asked Planning Commission
to support for the project, stating that she is looking forward to new housing given that the
existing units have aged.

Lisa Lettieri, Community Lodgings Board member and resident of E. Nelson Avenue, spoke in
support of the project.

Michael Dodson, Elbert Avenue, noted that he is one of the signatories of the August 2022 letter
from neighbors expressing concerns about the project. He noted that he supports affordable
housing and the Arlandria-Chirilagua Small Area Plan. He also expressed concern about the
cumulative effect of development projects in the neighborhood. He appreciated the dialogue at
community meetings and expressed disappointment that the neighborhood may not be eligible
for some of the transportation-related solutions that have been discussed.

Mark Makary, Elbert Avenue, noted that he and other neighbors welcome new residents to the
neighborhood but have traffic-related concerns. He asked for consideration of an extended “cut-
back” or loading zone in front of the site to help prevent Elbert Avenue from being blocked by
delivery vehicles.

Mary Catherine Gibbs, attorney representing the applicant, spoke in support. She stated that this
project should be celebrated, particularly given its provision of deeply affordable housing. She
noted that 16 emails of support have been forwarded to the Planning Commission and clarified
that a loading zone is still being proposed along the frontage of the project site to help with
delivery vehicles. She disagreed with the inclusion of Condition #101, noting that although the
revised version contained in staff’s February 7" memorandum is an improvement, her clients
still object to the requirement of a developer contribution in advance of the adoption of a policy.
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I. SUMMARY

A. Recommendation

Staff recommends approval of this proposal to construct a new all-affordable multifamily
residential building at 3908 Elbert Avenue, subject to recommended conditions included in this
report. This project provides several benefits for the community, including:

e The expansion of affordable housing units at the site from the 28 existing units to a total of
91;

e The provision of 27 of the 91 units as deeply affordable (to households earning 30-50%
of area median income);

e Stormwater improvements to comply with the City’s stormwater regulations;

e Consistency with the City’s 2019 Green Building Policy; and

e Developer contribution, which is expected to be used toward open space and other
neighborhood improvements, consistent with future Arlandria-Chirilagua developer
contribution policy.

B. General Project Description

The applicant, Community Lodgings, Inc. (CLI), proposes to demolish the existing 28-unit all-
affordable residential building at the site and, in its place, construct a new 91-unit all-affordable
residential building. The new six-story building would feature community amenity spaces and
garage parking on the first floor. A mix of one, two, and three-bedroom residential units are
proposed on levels two through six. The land-use applications requested in connection with this
proposal are: a rezoning of the site from RA / Multifamily zone to RMF / Residential multifamily
zone, a Development Special Use Permit (which incorporates an SUP to allow a 3.0 FAR), and a
Transportation Management Plan (TMP) Special Use Permit.

Key issues under consideration and discussed in greater detail in this report are:

e The proposal’s consistency with the Arlandria-Chirilagua Small Area Plan;

e The rezoning of the property to RMF;

e The compatibility of the proposal’s bonus density (via SUP) and bonus height (via the
Arlandria-Chirilagua Small Area Plan) with the existing neighborhood;

e Building architecture; and

e Site layout, particularly given that the property is located in floodplain.
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II. BACKGROUND

A. Site Context

The 0.88-acre site is located just south of the intersection of Elbert Avenue and Four Mile Road,
approximately one block west of Mount Vernon Avenue, in the Arlandria-Chirilagua
neighborhood. It is currently improved with a 28-unit multifamily affordable housing building,
divided into three, three-story sections, that was built in 1947 prior to current zoning and renovated
using tax credit financing in 1993. The three building sections face each other, forming a U-shape
around a small grassy courtyard that opens toward Elbert Avenue. A surface parking lot containing
20 spaces exists on the southern side of the property and is accessed through a drive aisle and curb
cut from Elbert Avenue on the southeastern edge of the site.

The property has a gradual slope downward, by approximately five feet, from its southwestern to
northeastern corners. Several mature trees are present, particularly at the rear of the existing
building and along the front property line adjacent to Elbert Avenue. Most of the site is now located
within the 100-year floodplain boundary as a result of the preliminary 2022 FEMA flood map
changes. It had been completely outside of the 100-year boundary on the previous flood map from
2011.

The property is surrounded by a mix of residential uses in the immediate vicinity. Mid- and high-
rise apartment buildings are located to the north on Four Mile Road and to the west on Old
Dominion Drive. Residential townhouses and the Presidential Greens multifamily residential
community are located to the east. Additional townhouse, two-family, and single-family dwellings
are located to the south and west, including the Sunnyside at Lenox Place community. Commercial
uses are also located a short distance away along Mount Vernon Avenue.

The site is within the Arlandria/Chirilagua Small Area Plan chapter of the Alexandria Master Plan,
which was adopted in January 2022. The Plan is organized around six guiding principles, three of
which — housing for all, land use/urban design, and open space — are especially relevant to this
redevelopment project.

B. Applicant Background

The applicant, Community Lodgings, Inc. (CLI), is the current owner of the site. A non-profit
organization founded in 1987, it provides affordable housing, transitional housing and support
services for persons experiencing homelessness, to 45 households at three properties: 607 and 612
Notabene Drive and the subject site at 3908 Elbert Avenue. As part of its mission to empower
residents and help them attain financial self-sufficiency, CLI provides free educational
programming, including after-school activities, mentoring, summer enrichment, and adult
education, such as computer classes and English language learning, to its tenants as well as other
families in the broader Arlandria-Chirilagua neighborhood and through a partnership with ACPS.
CLI’s Notabene properties were renovated in 2013 and 2017 through a partnership with HomeAid
and the City.
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IHI. PROJECT DESCRIPTION

The applicant proposes to demolish the existing 28-unit, all-affordable multifamily residential
building at the site and replace it with a new 91-unit, all affordable multifamily residential building.
The new six-story building would measure 115,401 net square feet in size and rise to a maximum
height of 69 feet. Of the proposed 91 units, 18 would be one-bedroom units, 55 would be two-
bedroom units, and 18 would be three-bedroom units.

The residential units are proposed on the second through sixth floors around a second-level
courtyard that functions as open space for residents. This design results in a massing with
approximately a U-shape when viewed from Elbert Avenue. Additional open spaces for residents
are provided on two rooftop terraces on the sixth floor and on the ground level in front of the
building. The ground level open space includes a terrace that spans from the front door to the street
as well as a green space that also functions as a berm.

Lobby and indoor amenity spaces/community rooms would be located on the front portion of the
ground level. These areas would effectively screen the 62-space parking garage, proposed in the
central and rear portions of the ground floor. The garage would be accessed from a door on the
southern end of the new building and is connected to Elbert Avenue via a two-way drive aisle in
approximately the same location as the existing drive aisle.

IV. ZONING

C. Current Zoning

The subject site is currently zoned RA / Multifamily, which allows primarily residential uses. The
maximum allowable FAR is 0.75 and the maximum allowable building height is generally 45 feet.

Section 11-400 of the Zoning Ordinance requires approval of a Development Site Plan (DSP) for
new construction or additions that are not specifically exempt. Consistent with staff practice, new
buildings requiring site plan approval that also require a Special Use Permit (SUP) are combined
and processed as a Development Special Use Permit (DSUP). Transportation Management Plan
(TMP) SUPs are required pursuant to Section 11-700 of the Zoning Ordinance.

D. Proposed Zoning

The applicant has requested approval of a map amendment (rezoning) to change the zoning of the
project site from RA / Multifamily to RMF / Residential Multifamily. The RMF zone allows for
the multifamily residential use proposed in this request and allows for a by-right maximum FAR
of 0.75 for residential uses. The maximum FAR may increase to 3.0 with approval of a Special
Use Permit and provided that the proposal delivers committed affordable housing in return for the
additional density. Pursuant to Section 3-1406(B), the committed affordable housing square
footage must amount to at least 1/3 of the bonus density (square footage allowed beyond the 0.75
FAR) and it must be affordable to households with incomes averaging 40% of area median income
(AMI).
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Pursuant to Section 3-1407, the maximum building height in the RMF zone is the maximum
building height recommended in the applicable Small Area Plan. The Arlandria-Chirilagua Small
Area Plan (SAP) recommends a three-tier maximum building height for this site depending on
whether affordable housing is provided in return. The lowest maximum building height, applicable
to properties without any committed affordable housing, is 45 feet. The middle building height
limit, at 70 feet, is for projects that provide committed affordable units that are deeply affordable
(40-50% of AMI) in return for the additional height. This provision originates in the SAP, rather
than directly in the Zoning Ordinance, and therefore is referred to as “Plan bonus height.” The
tallest maximum building height that could be applied to the site is 90 feet and is reserved for
projects that provide the deeply-affordable housing required for the “Plan bonus height” and
request approval of additional density through Section 7-700 of the Zoning Ordinance.

As described more fully later in this report, the applicant for the subject request is providing the
deeply-affordable housing units required for the “Plan bonus height” but has not requested
approval of additional bonus density and height through Section 7-700. Staff therefore is
administering a maximum building height of 70 feet for this project.

E. Zoning Tabulations

Property Address: 3908 Elbert Avenue
Total Site Area: 38,467 SF (0.88 acres)
Current Zone: RA / Multifamily
Proposed Zone: RMF / Residential multifamily
Current & Proposed Use: | Multifamily Residential
Permitted/Required (RMF) Proposed

Maximum FAR 0.75/ 3.0 with SUP 3.0
Maximum Height 70 feet max* 69 feet
Front Setback None 25 feet
Rear Setback 9.6 feet
Side Setback (North) 8 feet 10 feet
Side Setback (South) 22.7 feet
Open Space 25% (9,617 SF) 29.6% (11,400 SF)
Tree Crown Coverage 25% (9,617 SF) 33.8% (13,000 SF)

) 60 spaces (min)
Parking 65 spaces (max) 62 spaces
Loading Space None 1 space

* “Plan bonus height” provisions allow up to 70 feet maximum when deeply affordable housing is provided.
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V. STAFFANALYSIS

Staff recommends approval of the request to redevelop the subject site. The project would provide
much-needed affordable housing in the city: 91 units of affordable housing are proposed in total,
with a net increase of 63. Twenty-seven of the total units would be deeply affordable (for
households earning between 30% and 50% of AMI). The new units would be located in an
attractive new building with garage parking and open/amenity spaces. The rezoning and Special
Use Permit requests are justified and the project is consistent with zoning ordinance requirements
site plan standards, and the recently-updated Arlandria-Chirilagua Small Area Plan.

A. Consistency with the Master Plan

The proposal is one of the first development application to request approval in the boundaries of
the Arlandria-Chirilagua Small Area Plan since that Plan’s adoption in January 2022. It is
consistent with several of the guiding principles, broad recommendations, and site-specific
recommendations of the Plan as summarized in greater detail below.

Housing for All

An important guiding principal of the Plan is to ensure that the neighborhood “retains and
welcomes social, economic, and cultural diversity” through the “deepening of housing
affordability and expanding housing opportunity” (p. 11). The need for increased housing
affordability is acute. City-wide, the cost of a two-bedroom apartment increased by 128% between
2000 and 2020 (p. 13). The Plan notes that 95% of neighborhood residents earn 40% of AMI or
less and that there is an “urgent need for affordable housing at 30-40% of AMI and for larger units
with more bedrooms” (p.13).

Several aspects of the proposal are consistent with housing affordability recommendations in the
Plan. Broadly speaking, it meets the “housing for all” guiding principal as an all-affordable
redevelopment project. By providing 1/3™ of the additional floor area above the existing “base”
square footage as deeply affordable units, the project exceeds the provision of 10% of new density
being deeply affordable housing listed in Recommendation #4 of the Plan. The project uses zoning
tools — most prominently the rezoning of the site to RMF and the use of that zone’s bonus density
provisions — to support affordable housing generally, consistent with Recommendation #10 in the
Plan. The project represents a partnership between the City and the developer of the project, the
non-profit Community Lodgings Inc. (CLI), and one that is expected to leverage financial
resources including low-income housing tax credits, consistent with Recommendation #11.
Additional detail about housing affordability can be found later in this report.

Land Use & Urban Design

The project is also consistent with broad and specific land-use recommendations of the Plan, many
of which focus on residential uses in support of the previously-described “housing for all” guiding
principal. Overall, the Plan recommends the use of bonus density and height to achieve greater
housing affordability, both of which are used in this proposal. Bonus height is recommended
through the use of a Plan-specific, three-tiered approach that depends on whether deeply affordable
units are provided at a project. The project makes use of the middle-tier — which is recommended
at 70 feet at this site — with the inclusion of deeply affordable units as further detailed in
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Recommendation #70. The rezoning of the property to RMF is also consistent with
Recommendation #56 of the Plan, which encourages the creation of new zones or the
amendment/use of existing zones to further housing affordability goals. The proposal achieves
variation in building height within the site through the inclusion of the second-story courtyard and
the building shoulders on the sixth floor, consistent with Recommendation #71. An appropriate
transition between the three-story townhouses to the south and east and the new, six-story building,
listed in Recommendation #72, has also been provided through the sixth-floor stepback and the
greater front and southern side yards proposed on those sides of the building closest to the
townhouses.

Open Space / Developer Contribution

Another guiding principle of the Arlandria-Chirilagua Small Area Plan is to “provide an expanded
and enhanced open space network” (p. 29). In addition to onsite open space provided as part of
new development, the Plan recommends the establishment or improvement of six neighborhood
open spaces. Like other recent plans, in Arlandria-Chirilagua, the major open space improvements
will be funded by in-kind or monetary developer contributions to mitigate the impacts of
development.

Following the typical approach, a per square foot developer contribution rate is determined by
dividing the estimated cost of recommended open space improvements by the anticipated
additional square footage of new development in the Plan area. This per square foot rate is then
formalized by a developer contributions policy approved by City Council. Staff is in the process
of drafting the policy and expects to bring it forward for City Council consideration soon. While
the rate for the forthcoming policy is not yet finalized, staff expects the rate will be approximately
$5.00 per new square foot of development above current zoning.

Projects which provide publicly accessible on-site open space consistent with the Plan-
recommended open space network and table on pages 32 — 33 of the Plan are exempt from the
monetary contribution. The previously approved Alexandria Housing Development Corporation
(AHDC) project on Mount Vernon Avenue/West Glebe is an example of such a project, providing
a publicly accessible neighborhood park onsite per the Plan recommendations.

While it is not typical that projects will be conditioned to provide a developer contribution in
advance of the policy being approved by City Council, the Asher project located in the Braddock
plan area was such a case. The project was conditioned to provide a developer contribution in
2008, and the policy was approved in June 2009.

In this case, Staff has recommended in Condition #101 that the applicant should provide a
monetary contribution consistent with the future policy. This ensures consistent application of the
policy across all projects in the Plan area to ensure that the open space network meets the
recommendations of the Plan and serves existing and future development.

Although this proposal slightly exceeds the RMF zone requirements for open space as noted later
in the report, these on-site areas are proposed to be private open spaces and do not include a
playground. One of the recommended parks in the Arlandria-Chirilagua open space network is
“Park Vue/Elbert Triangle Park™ located within very short walking distance of the subject site at
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the confluence of Elbert Avenue, Four Mile Road, and Mount Vernon Avenue. This open space is
recommended for improvements including a new tot lot/playground to be funded by developer
contributions.

B. Rezoning

Staff supports the request to rezone the property from RA to RMF to facilitate the construction of
additional affordable housing units in the City. Alexandria has experienced a decline in market
rate affordable rental units, losing more than 11,500 units between 2000 and 2022. In addition, the
most recent U.S. Census American Community survey found that over 15,000 Alexandria renter
households with incomes up to $75,000 are cost burdened (paying 30% or more of household
income on housing-related costs). High levels of housing cost burden jeopardize a household’s
ability to cover other essentials costs, such as food and medical and childcare, invest in education,
and build savings. To help address this pressing issue, the City has embraced the challenge posed
by Alexandria residents and the Metropolitan Washington Council of Governments to permit more
housing, especially housing offered at affordable rates.

One tool to tackle the affordability challenge is the new RMF zone, which City Council adopted
in 2019. The RMF zone includes incentive-based zoning provisions to permit greater density in
exchange for on-site affordable units. No map amendments accompanied the 2019 text amendment
that created the zone, meaning that it is a “floating zone” that the City or an applicant may request
for a site through a rezoning. Three projects have previously received approval for rezonings to
the RMF zone, with the request at the Samuel Madden site expected to be heard on the same docket
(February 2023) as the current request.

As noted previously, the use of zoning tools — including the requested rezoning to RMF in this
case — to increase affordable housing is consistent with the Arlandria-Chirilagua Small Area Plan.
Additional analysis regarding how the project meets the RMF zone-specific standards for SUP
approval, including a breakdown of the amount of affordable housing provided and its level of
affordability, is discussed in the Special Use Permit section of this staff report.

C. Site & Building Design

Site Design
Staff finds the proposed site layout to be reasonable and appropriate. Two matters that were

discussed during early iterations of the project were the proposed front setback and the location
and screening of off-street parking. The 25-foot front setback in the current proposal, while
somewhat larger compared to other similarly-situated projects in the City, has been included in the
project for a few reasons. One reason is that it maintains compliance with a private, 25-foot
building restriction line (BRL) on the property that dates back decades and for which a legal
remedy is unclear. The setback also presents an opportunity for open space, such as the proposed
terrace, and offers a greater buffer between the building and the lower-density townhouses across
Elbert Avenue.

Underground parking was not possible in this instance given that most of the site is located in 100-
year floodplain, a potential circumstance identified in the Arlandria-Chirilagua Small Area Plan.
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The proposed above-grade parking has been located to the rear of the site, allowing the community
amenity, lobby, and office spaces planned for the front portion of the ground level of the building
to screen the parking from view as recommended in the Plan. The parking is accessed from a side-
facing garage door that is connected to Elbert Avenue via a drive aisle in approximately the same
location as the current drive aisle. The presence of the drive aisle in this location also results in the
building having a larger side setback (nearly 23 feet) from the lower density townhouses located
immediately to the south.

Building Design

Staff worked constructively with the applicant regarding the proposed building’s design during the
early stages of project review. The result of those efforts is a contemporary, six-story building with
a U-shaped massing arranged around a central, second story courtyard. To help reduce apparent
height, the sixth level of the building has been stepped back from the front building wall on both
of the major building “wings.” On the southern wing, the sixth level has also been stepped back
from the southern side building wall. In the resulting building shoulder, outdoor terraces are
provided as open spaces for residents.

The building design features a base clad in red brick and glass that extends around all four sides
of the building. On the front fagade, this base is punctuated with two-story rectangular expressions
of red-brown brick on each of the two major wings, with a compatible one-story expression used
on the central portion of the ground-level of the building. The middle portion of the building’s
exterior is typically clad in red brick and includes a repeating pattern of either two or three groups
of windows — which is interrupted at the building corners and between window groups with
gray/green fiber cement panels. Balconies are provided at building corners or in notches along the
side and rear facades in many instances. The top level of the building is clad entirely with fiber
cement panel to match that used elsewhere on the building.

D. Special Use Permits

The applicant has requested two Special Use Permits in connection with the project. The first
request is incorporated into the DSUP to increase the maximum FAR at the site to 3.0 and the
second request is for a stand-alone Transportation Management Plan (TMP).

Increased Density (Max 3.0 FAR) in RMF Zone

Staff supports the SUP request for increased density, up to the maximum 3.0 FAR allowed in the
RMF zone. The request would allow for additional affordable housing and is consistent with all
three requirements for SUP approval contained in Section 3-1406(B). Those requirements are:

1. One-third of the density increase (from the base 0.75 FAR) shall be reserved for committed
affordable housing;

2. Affordable housing and relocation plans are submitted with the SUP request; and

3. Rents payable by households for the committed affordable units shall not, on average,
exceed the maximum rents allowed under the Federal Low-Income Housing Tax Credit
program for households with incomes at 40% of AMI.

12
37



DSUP 2022-10022 - 3908 Elbert Avenue
Elbert Avenue Residences

The applicant has submitted the Affordable Housing Plan and Relocation Plan required in Item #2
above. As described in the Affordable Housing section of this report, the Alexandria Housing
Affordability Advisory Committee (AHAAC) and the City’s Landlord Tenant Relations Board
have approved both plans.

The project meets the minimum square footage (1/3 of the density increase) requirement (Item #1)
as deeply affordable housing (Item #3) as detailed in the figures provided in Table #1 below.

Table 1: RMF Analysis

Additional floor area allowed with the RMF rezoning: 86,551 SF
Minimum floor area affordable to households with incomes averaging 40% AMI: 28,850 SF

Average residential unit (includes pro-rated common area): 1,052 SF

Number of required units affordable to households with incomes averaging 40% AMI: 27 units

Transportation Management Plan

Section 11-700 of the Zoning Ordinance requires residential development projects with 20 or more
units to participate in a Transportation Management Plan (TMP). TMPs encourage residents to use
alternate modes of transportation, such as walking, bicycling, or the bus, to reduce single-
occupancy vehicle trips and create a healthier and safer community. Given that the project includes
construction of more than 20 but fewer than 99 residential units, the applicant is subject to the
requirements of a Tier 1 TMP.

Among the TMP conditions is an annual monetary contribution to the annual TMP fund for each
occupied residential unit. The base assessment rate is adjusted on a yearly basis and the rate in
effect at the time. Although technically applied for under a separate TMP SUP (SUP#2022-00111),
Transportation Management Plan conditions have been included as part of the DSUP conditions
in this report.

General SUP Approval Criteria
In addition to the matters discussed above, staff finds that both SUP requests also meet the general
approval criteria for all SUPs listed in Section 11-500 of the Zoning Ordinance, as follows:

1. Will not adversely affect the health or safety of persons residing or working in the
neighborhood of the proposed use;:

The requested Special Use Permits would not adversely affect the health or safety of people
living or working in the neighborhood. The request for increased density has been reviewed
in connection with a well-designed building with sufficient parking, little impact on traffic,
and that would offer several community benefits. The Transportation Management Plan
would require the applicant to coordinate parking management and transit activities with
the Citywide TMP to encourage greater efficiency and will ensure the monitoring of on-
site parking to encourage a reduction of single-occupancy vehicle trips.

13
38



DSUP 2022-10022 - 3908 Elbert Avenue
Elbert Avenue Residences

2. Will not be detrimental to the public welfare or injurious to property or improvements in
the neighborhood:

The requested Special Use Permits would not be detrimental to the public welfare or
injurious to property or improvements in the neighborhood. The building for which the
additional density is being sought meets zoning requirements has been designed, and
conditions recommended, to mitigate potential impacts on the surrounding area and offer
community benefits. The outcome of the TMP SUP - more individuals participating in
alternative forms of transportation helps to reduce vehicular congestion — benefits the
surrounding community by minimizing environmental impacts and increasing home values
for properties close to a strong transportation network.

3. Will substantially conform to the Master Plan of the City.

As previously discussed in this report, the proposal to construct a new building in this
location and the associated land-use requests are in substantial conformance with the
Alexandria Master Plan.

E. Affordable Housing

The 2014 City’s Housing Master Plan “established a target of providing, preserving, or assisting
2,000 units from FY 2014 through 2025”. This 91-unit affordable project (with 63 net new units)
contributes to that target by preserving existing, and creating new, affordable rental opportunities,
in addition to supporting the City’s commitment to meeting the Council of Governments’ Regional
Housing Initiative housing production goals. As such, the development program implements two
Housing Master Plan goals:

e Providing long-term affordable and workforce rental housing through strategic new
development and redevelopment; and

e Providing safe, quality housing choices that are affordable and accessible to households of
all ages and abilities.

The requested rezoning to the RMF zone will enable the 0.88-acre site to secure additional density
for the purposes of creating new deeply affordable housing, with 23 percent of the units proposed
to be deeply affordable at 30-40% Area Median Income (AMI), 7 percent at 50% AMI and the
balance at 60% AMI (see Tables #2 & #3). The 27 units between 30% and 50% AMI result from
the application of the requirements of the RMF zone. All of the units will be committed affordable
for a minimum of 40 years.

The project’s focus on deepening levels of affordability (21 units are affordable at 30-40% AMI)
and providing a diversity of unit types (80% of the units are two- to three-bedroom) in proximity
to transit, retail, and amenities aligns with the goals and housing priorities of the Arlandria-
Chirilagua SAP and the 2021 ALL Alexandria Resolution to advance racial and social equity.
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Area Median Income 1-Person | 2-Person | 3-Person | 4-Person | 5-Person | 6-Person
by Household Size
30% AMI $29,900 $34,200 | $38,450 | $42,700 | $46,150 | $49,550
40% AMI $39,880 $45,560 | $51,240 | $56,920 | $61,480 | $66,040
50% AMI $49,850 $56,950 | $64,050 | $71,150 | $76,850 | $82,550
60% AMI $59,820 $68,340 | $76,860 | $85,380 | $92.220 | $99,060
Source: HUD 2022
Table 3: Proposed Unit Mix by Level of Affordability and Size
Unit Mix/Level of | 30% AMI | 40% AMI | 50% AMI | 60% AMI Total
Affordability
1-Bedroom 1 3 1 13 18
2-Bedroom 3 10 3 39 55
3-Bedroom 2 2 2 12 18
Total 6 15 6 64 91

In June 2022, the Alexandria Housing Affordability Advisory Committee (AHAAC) and City
Council, respectively, approved Housing Trust Fund predevelopment funds totaling $400,000 to
assist with preliminary design and engineering work. The project is in the City’s affordable
housing pipeline: the City and CLI are working together to identify city, state, federal, and other
resources to fund the project. CLI, in coordination with staff, will brief AHAAC regarding its
progress in funding and structuring the project, and it is anticipated that a City loan request will be
brought to AHAAC and City Council in the future when a full funding package is assembled.

Following its initial briefing in June, AHAAC considered and unanimously approved CLI’s
Affordable Housing Plan at its December 1, 2022 meeting.

The existing community is fully occupied. Consistent with the RMF Zone Tenant Assistance and
Relocation Policy, CLI presented a draft Relocation Plan to the Landlord Tenant Relations Board
(LTRB) for its consideration. The Plan outlines notification and relocation assistance requirements
for existing tenants to mitigate the impacts of the proposed redevelopment, as well as the right to
return for all income eligible households. The LTRB approved the Relocation Plan at its November
2, 2022 meeting, which was attended by three CLI residents. CLI has selected a firm to work with
tenants to implement the Plan. The City’s relocation specialist will provide oversight and
coordinate with ACPS and social services agencies as needed during the redevelopment process.

F. Traffic

The proposal is not anticipated to present negative traffic impacts. According to ITE Traffic
Generation, the new multifamily residential building is expected to create an increase in AM peak
hour trips by 21 vehicles and increase PM peak hour trips by 27 vehicles compared to existing
conditions. These are small increases below the City’s threshold for submission of a traffic study
and are not expected to create traffic issues. In addition, the requirements of the Transportation
Management Plan (TMP) Special Use Permit are designed to further mitigate the potential for
traffic impacts from the project.
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G. Parking

As noted in the zoning tabulations section of this report, the proposal meets Zoning Ordinance
requirements for off-street parking. The 91-unit, all-affordable building is eligible for, and has
incorporated into the project, the optional parking ratios for affordable residential units pursuant
to Section 8-200(A)(2)(a)(iii) of the Zoning Ordinance. The minimum parking requirement
pursuant to these provisions is 60 spaces and the maximum parking requirement is 65 spaces. The
applicant satisfies the off-street parking requirement with the provision of 62 spaces, which are
located in the above-grade garage to the rear of the first floor of the building. Although not a zoning
requirement for this project, the applicant has also provided one off-street loading space for
delivery vehicles as well.

H. Streetscape/Pedestrian Improvements

Staff finds the proposed new streetscape across its frontage of the site to be a modest improvement
compared to current conditions. The applicant initially proposed, and staff agreed, to retain the
existing mature street trees located across most of the site frontage. However, upon additional
analysis, the applicant determined that it would not be possible to save these trees during
construction. Although the loss of these trees is not preferred, the circumstance presents an
opportunity for streetscape improvements because their precise location prevents any adjustments
to the streetscape for pedestrian safety.

In the current plan, the applicant proposes a streetscape that is generally consistent with the
Arlandria-Chirilagua Small Area Plan. New street trees are proposed on the street side of the
sidewalk and additional trees are anticipated on the far side of the new sidewalk. The relocated
sidewalk is six feet away from the curb, rather than immediately next to it, to provide a safety
buffer for pedestrians.

I. Open Space

General Requirements

Staft supports the open space proposal for the project. As shown in Table #4, the amount of open
space provided (11,400 SF or 29.6%) exceeds the general minimum requirement found in the RMF
zone (9,617 SF or 25%). The open space is proposed to be a mix of above-grade and ground level,
with all of it being privately-accessible. Above-grade open space is provided the central courtyard
located on the second level of the building. Ground-level open space is provided in two parts at
the front of the building: 1) a terrace that spans between the main entrance and the street and 2) a
grassy area, including a berm, near the northeastern corner of the site. In addition to these areas,
the applicant is providing two sixth-level terraces, one on each major “wing” of the building.
Although the applicant has not officially counted these terraces toward its open space requirement,
they add over 1,100 square feet of additional outdoor space for passive use.
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Table 4: Open Space Analysis

Amount of Percentage of PS;CeT?EaeCZf
Land (SF) Site Provided
Open Space Required 9,617 SF 25% N/A
Ground-Level 9,400 SF 24.4% 82%
Open Space |\ ve Ground | 2,000 SF 5.2% 18%
Provided
Total 11,400 SF 29.6% 100%

Additional RMF Zone Requirements

In addition to the general open space requirement, redevelopment projects located in the RMF
zone must also meet the specific requirements of Section 3-1408 of the Zoning Ordinance. These
provisions require City Council to determine that the project includes site amenities, open space
and other similar features, supporting uses, and community and cultural facilities that encourage
pedestrian use and promotes internal compatibility of uses. The project must provide access to all
amenities within the development to all residents.

Staff’ finds that the proposed open space designs satisfy the requirements of these special
provisions. The second-level courtyard has been designed with significant plantings, patio seating,
and open green space. The ground-level terrace is well located near the main entrance and movable
furniture is anticipated. The two rooftop terraces, at which patio seating is proposed, also add to
the diversity of open spaces at the site. These areas offer over 1,100 square feet of open space in
addition to the 11,400 square feet officially counting toward open space provided at the site. The
applicant also proposes two interior amenity areas, totaling approximately 1,200 square feet of
space, for residents at the front portion of the ground-level of the building. They will likely be
programmed for community gathering space and a fitness room. All of the exterior open spaces
and the interior amenity spaces will be accessible to all residents of the proposed new building.

J. Stormwater

This project will meet all stormwater green infrastructure and detention requirements of Chapter
XIII of the City’s Zoning Ordinance. The City’s stormwater requirements are two-fold and involve
both water quantity through detention measures and water quality through State and City
recognized “Best Management Practices” (BMPs). The project meets the water quality standards
by providing a two BMPs that would treat about 80% of the project’s impervious area: a Level 1
bioretention facility at the rear of the site and a manufactured proprietary hydrodynamic device.
The proposed BMPs provide significant improvement to water quality given that runoff from the
existing site is untreated. Over 100% of the required phosphorus reduction is achieved, resulting
in an overall 13% reduction in phosphorous nutrient load compared to pre-development conditions.
The detention system ensures that runoff from the site will not increase from existing conditions
and also complies with flooding protection requirements for the 10-year storm, 24-hour storm
event. Due to site constraints, the remaining untreated impervious area will be mitigated through
payment into the City’s Water Quality Impact Fund.
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K. Floodplain

As mentioned previously in this report, the majority of the subject site was recently re-mapped
(according to the 2022 preliminary FEMA flood maps) into the 100-year floodplain of nearby Four
Mile Run. New residential buildings are permitted in the floodplain if the building’s lowest
(finished) floor is constructed at least one foot higher than the base flood elevation (BFE). Parking
and storage areas can be constructed at grade if they meet certain requirements but cannot be
located below grade. The applicant has designed the proposed redevelopment at this site consistent
with these requirements. They propose to raise the grade at the site, particularly at the northeastern
corner which has the lowest elevation at the site, and provide a lowest (finished) floor for non-
garage areas of the new building that are at least one foot above the BFE. Garage parking is
proposed to be provided at-grade.

L. Schools

The applicant proposes to construct 91 affordable, income-restricted apartments in total, which
represents an increase of 63 units compared to the existing 28 affordable apartments that exist at
the site today. The student generation rate for income-restricted apartments is 0.83 per unit, which
translates into a net increase of 52 students (76 students total) across all ages and grade levels.

The project site is within the Mount Vernon Elementary School, George Washington Middle
School, and Alexandria City High School attendance areas. Like many schools in the City, the
schools serving the proposed redevelopment are at or over capacity. City and ACPS staff will
monitor and integrate the projected student generation numbers in forthcoming school enrollment
projections and ACPS will continue to coordinate with the City to review, plan and allocate
resources for necessary additional student capacity. ACPS will need to consider likely student
generation and additional operation and capital support needs in future planning that aligns with
the City’s pipeline of projects.

M. Compliance with City Policies

Green Building Policy

The applicant proposes to comply with the City’s Green Building Policy, which is included as
Recommendation #31 of the Arlandria-Chirilagua Small Area Plan in addition to being a stand-
alone policy. The policy requires that new privately developed, residential buildings achieve
LEED Silver Certification from the United States Green Building Council (USGBC), or
equivalent, plus performance points. The applicant proposes to comply with this requirement by
achieving EarthCraft Gold, which meets the LEED equivalent standard. The applicant anticipates
providing the greatest number of sustainability features in the following Earthcraft certification
categories: energy efficient systems, high-performance building design, and site location. The
applicant has also agreed to conditions requiring solar-ready roofs and electric vehicle chargers.

Public Art Policy
As an all-affordable housing redevelopment project, staff has not recommended a public art
contribution, which is consistent with the City’s Public Art Policy adopted December 13, 2014.
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V. COMMUNITY

The project has been discussed at 11 stakeholder meetings from January to December 2022 as
shown in Table 5. The applicant hosted four open community meetings and three additional
meetings specifically with current building residents. The applicant also met with Tenants and
Workers United in March 2022. A pre-development funding request for the project was presented
to AHAAC in June 2022. The overall project was presented to (LTRB) in November 2022 and to
AHAAC in December 2022. The conclusions of the AHAAC and LTRB meetings have been
summarized in a previous section of this report. During the resident-focused meetings, the
questions generally pertained the project timeline, future site and building amenities, and
relocation during construction. In particular, residents asked about the potential for impacts to
school district attendance for existing school-aged residents. The meetings were well attended by
residents and were accompanied by Spanish interpretation.

Table 5: Community Meetings
Date Meeting

January 12, 2022

First resident meeting

March 1, 2022

Second resident meeting

March 2, 2022

Tenants and Workers United meeting

March 3, 2022

First open community meeting

June 2, 2022

First AHAAC meeting

July 19, 2022

Third resident meeting

July 21, 2022

Second open community meeting

October 25, 2022

Third open community meeting

November 2, 2022

LTRB meeting

December 1, 2022

Second AHAAC meeting

December 14, 2022

Fourth open community meeting

The applicant sent invitations to the open community meetings via email and hand-delivered flyers
to current tenants and adjacent property owners, including the Lenox Place at Sunnyside
Homeowners Association. Information about the meetings, recordings of the proceedings, and an
“FAQ” document were posted on the applicant’s website.

Although a few attendees at the open community meetings appeared not to object to the project,
many others expressed concerns. Those concerns and questions included the following topics: the
additional density proposed in the project, the compatibility of the proposed building heights with
surrounding buildings, the potential that the project could intensify crime and nuisance/quality of
life issues, the potential that the project could exacerbate the existing on-street parking scarcity on
Elbert Avenue and in the neighborhood generally, and the potential for increased traffic and
excessive speeding on Elbert Avenue. Parking, traffic and speeding appeared to be the most critical
concerns among those attending the meetings.

The concerns from the meetings overlapped those expressed in a letter, signed by over 20 nearby
households, that was sent to staff in August 2022. Some of the individuals who signed the letter
also attended the open community meetings. Staff has also received as of this writing a small
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number of individual emails, typically asking questions or expressing concerns about the project,
and, in one case, expressing support. The letters noted here have been attached to the staff report
package.

Staff responded to the expressed concerns via email with individual neighbors and at the open
community meetings in October and December 2022. The December 2022 meeting was convened
specifically in response to the neighborhood-wide transportation-related concerns. City staff
offered information regarding potential remediation measures, largely outside of the current
development review process for these issues, such as a petition for zone parking and the process
for requesting the installation of speed bumps. Staff also answered questions from neighbors about
other potential solutions outside of the purview of this redevelopment request, such as the use of
digital signs that display actual travel speeds.

The applicant has also conducted standard noticing measures required in the Zoning Ordinance,
including the posting of a sign at the site and sending written notice with information about the
project to abutting property owners. Staff also anticipates sharing information about the project
with the Federation of Civic Associations at its next regular meeting.

VII. CONCLUSION

Staff finds that the requested rezoning, Development Special Use Permit, and TMP Special Use
Permit would allow for the construction of a new all-affordable residential building that would
support housing affordability as recommended in the Arlandria-Chirilagua Small Area Plan. It
recommends approval of the requests, subject to meeting all applicable codes, ordinances, and the
recommended conditions included in this report.

STAFF: Robert Kerns, AICP, Division Chief, Department of Planning and Zoning
Nathan Randall, Principal Planner
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APPLICATION

DEVELOPMENT SPECIAL USE PERMIT with SITE PLAN

DSUP #DSUP#2022-00111 project Name: Elbert Avenue Residences

PROPERTY LOCATION: 3908 Elbert Ave. Alexandria, VA 22305
TAX MAP REFERENCE: 007.01-04-04 zone: RMF

APPLICANT:

Name: Community Lodgings, Inc.

Address:

PROPERTY OWNER:
Name: CLI Multifamily LLC

raess [

SUMMARY OF PROPOSAL Extension of approved DSUP for the Redevelopment of an exising affordable housing
building into a larger affordable housing building with 91 affordable housing units.

MODIFICATIONS REQUESTED NOne.

SUP’s REQUESTED Development Special Use Permit to Increase FAR to 3.0 pursuant to Zoning
Ordinance Section 3-1406(B).

THE UNDERSIGNED hereby applies for Development Site Plan with Special Use Permit approval in accoraance
with the provisions of Section 11-400 of the Zoning Ordinance of the City of Alexandria, Virginia.

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

THE UNDERSIGNED also attests that all of the information herejn provided, and specifically ingluding all surveys,
drawings, etc., required of the applicant are true, correct and accurate .O theﬂ)est of hxe(her knowledge anﬁ’l:r ief

Mary Catherine Gibbs, Wire Gill, LLP ! #7e, / 7.5 (X/Cé
Print Name of Applicant or Agent Slgnatufe Sy / »
City and State Zip Code Email address /

426 123 [ 2

Date I 7

DO NOT WRITE IN THIS SPACE - OFFICE USE ONLY

Application Received: Received Plans for Completeness:
Fee Paid and Date: Received Plans for Preliminary:

ACTION - PLANNING COMMISSION:
ACTION - CITY COUNCIL:
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Development SUP #

] ALL APPLICANTS MUST COMPLETE THIS FORM.

Supplemental forms are required for child care facilities, restaurants, automobile oriented uses and
freestanding signs requiring special use permit approval.

1. yapplicant is: (check one)
he Owner O Contract Purchaser OLlessee or O Other: of

the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the
applicant, unless the entity is a corporation or partnership in which case identify each owner of more
than three percent.

The Applicant is a 501(c)(3) organization and has no individual owners.

If property owner or applicant is being represented by an authorized agent, such as an attorney, realtor,
or other person for which there is some form of compensation, does this agent or the business in which
the agent is employed have a business license to operate in the City of Alexandria, Virginia?

® Yes. Provide proof of current City business license.

(O No. The agent shall obtain a business license prior to filing application, if required by the City
Code.
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OWNERSHIP AND DISCLOSURE STATEMENT

Use additional sheets if necessary

1. Applicant. State the name, address and percent of ownership of any person or entity owning
an interest in the applicant, unless the entity is a corporation or partnership, in which case
identify each owner of more than three percent. The term ownership interest shall include any
legal or equitable interest held at the time of the application in the real property which is the
subject of the application.

Name Address Percent of Ownership

" Community Lodgings, Inc. _ 100%

2.

3.

2. Property. State the name, address and percent of ownership of any person or entity owning
an interest in the property located at 3908-3916 Elbert Ave. (address), unless the
entity is a corporation or partnership, in which case identify each owner of more than three
percent. The term ownership interest shall include any legal or equitable interest held at the
time of the application in the real property which is the subject of the application.

Name Address | Percent of Ownership

" Community Lodgings, Inc. 100%

2.

3.

3. BusinessorFinancialRelationships. Each person or entity listed above (1 and 2), with an
ownership interest in the applicant or in the subject property is required to disclose any
business or financial relationship, as defined by Section 11-350 of the Zoning Ordinance,
existing at the time of this application, or within the12-month period prior to the submission of

this application with any member of the Alexandria City Council, Planning Commission, Board of
Zoning Appeals or either Boards of Architectural Review.

Name of person or entity Relationship as defined by Member of the Approving
Section 11-350 of the Zoning Body (i.e. City Council,
Ordinance Planning Commission, etc.)
1. ] .
Community Lodgings, Inc. None

2.

3.

NOTE: Business or financial relationships of the type described in Sec. 11-350 that arise after the filing of
this application and before each public hearing must be disclosed prior to the public hearings.

As the applicant or the applicant’s authorized agent, | hereby attest to the best of my
ability that the information provided above is true and correc 7
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Narrative description. The applicant shall describe below the nature ofthe request in
detail so that the Planning Commission and City Council can understand the nature of the
operation and the use, including such items as the nature of the activity, the number and type of
patrons, the number of employees, the hours, how parking is to be provided for employees and
patrons, and whether the use will generate any noise. If not appropriate to the request, delete
pages 6-9. (Attach additional sheets if necessary.)

Community Lodgings, Inc. (CLI) is seeking an extension of their DSUP approval (DSUP
2022-00111) which was approved by City Council on February 25, 2023, and expires
February 25, 2026. CLI has been working diligently to obtain the tax credit financing
necessary to start this project and after obtaining that (which took over 2 years), it has
been diligently pursuing approval of the final site plan and building permits for the
project. The final site plan has received technical approval, and is ready for issuance,
pending bonds and agreements. Demolition of the existing building and the beginning
of site work on the project, however, is likely to occur after February 25, 2026. In
addition, the project is required to commence construction before February 25, 2026
and commencing construction means "the putting together of materials" for the project,
not demolition or site grading. CLI is awaiting word on their application to the Virginia
Department of Housing and Community Development for subordinate financing.
Without that financing, the project can't move forward with construction. As a result,
CLI is asking for an extension of their approval and is requesting another three years,
in an abundance of caution. CLI doesn't believe they'll need that full three years, but
that is the standard extension request.

As you are aware, the Applicant sought and obtained approval to replace an existing
28 unit affordable housing building with an entirely new building with 91 committed
affordable housing units to not only better serve the needs of the current Elbert Ave
Apartments residents with modernized facilities, but also to expand affordable housing
options in the neighborhood so that Arlandria-Chirilagua remains accessible to all.
100% of the units will be restricted under the Low Income Housing Tax Credit program.
Units will be income-restricted to households earning up to 60% of the Area Median
Income for the Washington DC metropolitan area. However, 27 of the units will be
further restricted to households earning on average 40% of the Area Median Income (6
at 30% AMI, 15 at 40% AMI and 6 at 50% AMI).
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3.

5.

7.

Development SUP #

How many patrons, clients, pupils and other such users do you expect?
Specify time period (i.e., day, hour, or shift).
2417

How many employees, staff and other personnel do you expect?
Specify time period (i.e. day, hour, or shift).

On site property management office with Staff during business hours.

Describe the proposed hours and days of operation of the proposed use:

Day Hours Day Hours
7 days 24 hours

Describe any potential noise emanating from the proposed use:

A. Describe the noise levels anticipated from all mechanical equipment and patrons.
Typical noise from a residential building of this size.

B. How will the noise from patrons be controlled?

The applicant will have a third party property management company on site to ensure

the residents are abiding by the community's rules and regulations related to noise.

Describe any potential odors emanating from the proposed use and plans to

control them:
NA
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10.

Development SUP #

Provide information regarding trash and litter generated by the use:

A What type of trash and garbage will be generated by the use?
Typical type for a residential use of this size.

B. How much trash and garbage will be generated by the use?
Typical amount for a residential use of this size.

C. How often will trash be collected?
At least once a week or more often is warranted.

D. How will you prevent littering on the property, streets and nearby properties?

The applicant will have a third party property management company on site to

ensure the residents are abiding by the community's rules and regulations related
to trash.

Will any hazardous materials, as defined by the state or federal government,
be handled, stored, or generated on the property?

[vYes. No.

If yes, provide the name, monthly quantity, and specific disposal method below:

Will any organic compounds (for example: paint, ink, lacquer thinner, or
cleaning or degreasing solvent) be handled, stored, or generated on the
property?

[JvYes. No.

If yes, provide the name, monthly quantity, and specific disposal method below:
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11. What methods are proposed to ensure the safety of residents, employees
and patrons?

The building will be a secured entry facility controlled by residents' or staff's key fobs.

ALCOHOL SALES

12. Will the proposed use include the sale of beer, wine or mixed drinks?
1 Yes. No.
if yes, describe alcohol sales below, including if the ABC license will include on-premises and/

or off-premises sales. Existing uses must describe their existing alcohol sales and/or service
and identify any proposed changes in that aspect of the operation.

PARKING AND ACCESS REQUIREMENTS
13. Provide information regarding the availability of off-street parking:

A. How many parking spaces are required for the proposed use pursuant to section
8-200 (A) of the 2oning ordinance?
60 minimum

B. How many parking spaces of each type are provided for the proposed use:
9 Standard spaces
4 Compact spaces
10 Handicapped accessible spaces
Other
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14.

15.

Development SUP #

Where is required parking located? (check one) on-site [ off-site

If the required parking will be located off-site, where will it be located?

Pursuant to section 8-200 (C) of the zoning ordinance, commercial and industrial uses
may provide off-site parking within 500 feet of the proposed use, provided that the off-site
parking is located on land zoned for commercial or industrial uses. All other uses must
provide parking on-site, except that off-street parking may be provided within 300 feet of
the use with a special use permit.

If a reduction in the required parking is requested, pursuant to section 8-100 (A) (4) or (5)
of the zoning ordinance, complete the Parking Reduction Supplemental
Application.

Provide information regarding loading and unloading facilities for the use:

A.

D.

How many loading spaces are required for the use, per section 8-200 (B) of the
zoning ordinance? 0
How many loading spaces are available for the use? O

Where are off-street loading facilities located?

During what hours of the day do you expect loading/unloading operations to occur?

During regular business hours.

E.

How frequently are loading/unloading operations expected to occur, per day or per week,
as appropriate?

Once the property is fully occupied, CLI expects one or two move ins/move outs per
month.

Is street access to the subject property adequate or are any street
improvements, such as a new turning lane, necessary to minimize impacts on
traffic flow?

Street access is adequate.
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