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Application General Data 
 
Consideration of a request for a 
parking reduction of 86 parking 
spaces.  

Planning Commission 
Hearing: 

 
September 8, 2016 
 

City Council  
Hearing: 

 
September 17, 2016 

Address: 
3000 Potomac Avenue 
 

Zone: 
 

CDD#10 

Applicant: 
National Industries for the Blind, 
represented by Kenneth W. Wire, 
attorney. 

Small Area Plan: Potomac Yard / Potomac Greens 
 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
 
Staff Reviewers:  
Robert M. Kerns, AICP, robert.kerns@alexandriava.gov 
Dirk H. Geratz, AICP, dirk.geratz@alexandriava.gov 
Michael Swidrak, AICP, Michael.swidrak@alexandriava.gov 
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I. DISCUSSION   
 
The applicant, National Industries for the Blind, represented by Kenneth W. Wire, attorney, 
requests Special Use Permit approval for a parking reduction of 86 spaces at the proposed office 
building at 3000 Potomac Avenue. This will accommodate 37,000 square feet of medical office 
space, within a previously approved office building, which requires a higher parking requirement 
than regular professional office.   
 
 SITE DESCRIPTION 
 
The site is located on Block A2 of Landbay G, the mixed-use Town Center in the south Potomac 
Yard development. The applicant’s property has been approved for development (DSUP#2014-
0028) in Landbay G, Block A, which was subdivided into blocks A1 and A2. Block A2, bounded 
by Potomac Avenue to the east, E. Glebe Road to the south, the future Dogue Street to the west, 
and Block A1 to the north, will be developed with a 100,000 net-square-foot mixed-use building 
with four (4) levels of below-grade parking and 180 parking spaces. The site is located across 
Potomac Avenue from the future Potomac Yard Metrorail station, which will have an entrance 
located at the intersection of Potomac Avenue and E. Glebe Road, and is located along the 
Metroway bus rapid transit line. 
 
 BACKGROUND          
  
The aforementioned office building with ground-floor retail was approved by City Council in 
September 2015, and the project moved through the staff-led Final Site Plan process, with mylars 
of the Final Site Plan approved in June 2016.  
 
As part of the approval for the office building, a parking reduction was granted for the office use, 
which applies only to the building on Block A2, and will not apply to a future Block A1 
development or the rest of Landbay G. The approved parking for Block A2 from the DSUP is 
outlined below in Table 1. 
 
Table 1 – Parking Reduction Approved with DSUP2014-0028 

USE 
FLOOR 
AREA 
(SF) 

REQUIRED 
PARKING 
RATIO* 

REQUIRED 
SPACES 

APPROVED 
PARKING 
SPACES 

PARKING 
REDUCTION 
(SPACES) 

Office (NIB) 90,049 2.03 183 138 45*** 
Retail 9,951 2.58 26 26 0**** 
Total 100,000 n/a 209 138** 71 

*  Ratio is based on spaces per 1,000 net square feet of space. Ratios were approved with the original shared parking 
agreement for Landbay G from 2007. 

** The total number of parking spaces for the building was increased to 180 with the Final Site Plan submissions. 
*** The approved office parking ratio was 1.53. 
**** Retail parking was approved to be located within 500 feet of the site (Block E, and temporarily on Block B). 
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A parking reduction for the office use was approved based on parking ratios for nearby approved 
developments (including IDA on Block D on Landbay G) and the proximity of the building to 
the future Potomac Yard Metrorail Station. The required 26 parking spaces for the retail uses 
were approved to be located on a surface lot on the adjacent block to the south as an interim 
solution, though will be located in the future in the planned collector garage on Block E of the 
Town Center when it is constructed. 
 
Over the course of the Final Site Plan submissions, the applicant added an extra level of 
underground parking to their plans, increasing the proposed below-grade parking from 138 to 
180 spaces. The 42 on-site spaces were added to the plan in anticipation of a medical office 
tenant to the building, which requires a higher parking rate than standard office uses. Despite the 
increase in provided on-site parking, the applicant must ask for a parking reduction because the 
available parking does not satisfy the Zoning Ordinance requirement for the proposed medical 
office use based on its allotment of square footage in the building.  Medical office was not one of 
the uses listed in the original shared parking agreement for Landbay G, and thus the parking 
requirement defaults to the Zoning Ordinance.   
 

PROPOSAL 
 
The applicant is the National Industries for the Blind, who will develop and own the future 
building on the site. They are in negotiations with a prospective medical office tenant, which 
would lease 37,000 net square feet of the building. A breakdown of the proposed usage of the 
building, which includes office use by the main tenant (NIB), a medical office tenant and retail 
use, is located in Table 2. No changes are proposed to the parking area, except what was 
accepted by staff with the review of the Final Site Plan submissions for DSP2014-0028 (the 
addition of 42 underground parking spaces). 
 
Table 2 – Proposed Building Usage 

USE NET SQUARE 
FOOTAGE 

PARKING 
ALLOCATION PARKING RATIO** 

Office (NIB) 52,548 SF* 81 1.53 

Medical Office 
(Medical Services) 37,000 SF 99 2.68 

Retail 9,918 SF 0 0*** 
Total 99,466 SF 180 - 

 
* The original Landbay G DSUP approval referenced gross square feet, rather than net, in the staff report and conditions.  

However, upon reviewing the shared parking analysis and the preliminary plan, it is clear that the parking ratios were based 
on net square footage, consistent with the manner in which parking is calculated in other applications.   

** Ratio is based on spaces per 1,000 net square feet of space. 
*** The 26 retail spaces were approved to be located within 500 feet of the site (Block E, and temporarily on Block B). 
 
 
Not included in the approved parking ratios for Landbay G are figures for medical office use. 
According to Section 8-200(A)(9) of the Zoning Ordinance, medical offices or “clinics, dental or 
medical” require one (1) space per 200 square feet of floor area, or 5.0 spaces per 1,000 square 
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feet of floor area. Based on 37,000 square feet of proposed medical office, 185 spaces are 
required by the Zoning Ordinance for the use. The applicant is proposing the apportionment of 
99 spaces in the parking garage for the medical office use, which requires a reduction of 86 
parking spaces. The proposed parking ratio would be approximately 2.68 spaces per 1,000 square 
feet of medical office. Please see Table 3 for more information. 
 
  
Table 3 – Parking for the Medical Office Use 

FLOOR 
AREA  

REQUIRED 
PARKING 
RATIO 

EFFECTIVE 
PARKING 
RATIO 

REQUIRED 
SPACES 

PROPOSED 
PARKING 
SPACES 

PARKING 
REDUCTION 
(SPACES) 

37,000 SF 5.0/1,000 SF 
of floor area 

2.68/1,000 SF 
of floor area 185 99 86 

 
ZONING 
 

The subject site is located in CDD #10 (Coordinated Development District), with underlying I 
zoning. Section 5-602 of the Zoning Ordinance outlines the allowed uses in CDD #10, which 
will be “pre-dominantly residential, with a mix of land uses to include office, retail and service, 
hotel, parks and open spaces, and community facilities.” It can be determined from this 
definition that medical office is a generally compatible use in this CDD. 
 

MASTER PLAN AND COMMUNITY PLANNING 
 

The proposed medical office use is consistent with the Potomac Yard / Potomac Greens Small 
Area Plan chapter of the Master Plan, based on its inclusion in a building that was found to be 
consistent with the Small Area Plan, the City’s Strategic Plan and Potomac Yard Design 
Guidelines. The use and its necessity for a reduced parking requirement are consistent with the 
building’s approval as a mixed-use and transit-oriented development in the Potomac Yard Town 
Center. 
 
II. STAFF ANALYSIS 
 
Staff supports the parking reduction based on the information provided by the applicant showing 
the parking demand for medical office and the availability of parking spaces nearby. To 
accommodate the medical office use, the applicant is constructing a fourth level of underground 
parking (or 42 spaces above the originally number approved number) to the building, though the 
applicant cites financial constraints prohibiting the construction of a fifth parking level. Staff 
believes the medical office will demand fewer parking spaces due to its location adjacent to both 
the future Potomac Yard Metrorail station and the Metroway bus rapid transit line which passes 
directly in front of this building.  Furthermore, a Transportation Master Plan exists for the 
entirety of Potomac Yard to which this building will be subject.  This plan provides certain 
measures and incentives to support the use of mass transit and other transportation methods, 
which would lessen the parking demand for this building.  
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The reduction of parking spaces from 185 to 99 (an effective reduction from 5 to 2.68 spaces per 
1,000 square feet of medical office) requires sufficient justification from the applicant that the 
use can be parked with the spaces provided. The applicant provided staff with parking 
comparisons of transit-accessible medical offices in the Washington Metropolitan Area.1 Among 
the data the applicant provided are an example of the parking utilization of a medical office in 
Downtown Washington, DC, and the provided parking of two medical offices in Tysons. In these 
examples, the medical offices share a building with other office tenants.  
 
The parking provided for the two Tysons medical offices, located a 0.6 and a 0.8 mile walk from 
the nearest Metrorail station, are 2.5 and 3.25 per 1,000 square feet of medical office, 
respectively. These parking ratios are comparable to what has been proposed with this SUP, and 
are from medical office locations that are more auto-oriented in nature and a farther distance 
from a Metrorail station than the office building at 3000 Potomac Avenue, once the Potomac 
Yard Metrorail station is constructed.   
 
The applicant additionally provided in-depth information relating to a medical office located a 
0.5-mile walk from the Union Station Metrorail station in Washington. The medical office is 
234,000 square feet, and shares a parking garage with a 68,000 square-foot office. The effective 
parking rate for spaces in the garage was observed as between 1.68 and 1.72 spaces per 1,000 
square feet from two separate parking surveys. The observed parking rate, which includes the 
office (less than one-quarter of the total building square footage) as well as medical office, is still 
significantly lower than what is proposed by the applicant for 3000 Potomac Avenue.  
Additionally, in this building the medical office is a significantly smaller portion of the total 
building square footage.   
 
The applicant has offered to work with the owner of Block A1 to utilize the site as a temporary 
parking lot that can serve the medical office use if determined to be needed.  The Landbay G 
approval (DSUP2007-0022) designates Block A and Block B as locations for interim surface 
parking lots, to be approved with an administrative SUP. Such a temporary lot has been 
approved and built on Block B and the owner has the potential to work with the owner of Block 
B to secure the remaining 27 parking spaces located on the Block B. The construction of the 
adjacent Metrorail station and the planned collector garage on Block E will reduce on-site 
parking demand as Landbay G is fully built over the next several years.  Staff has included 
conditions requiring shared parking between the office and medical office uses should the office 
use not fully utilize its allocated spaces, and the requirement of obtaining additional off-site 
spaces if the parking supply is deemed insufficient after City review in 18 months. More details 
will be required with an updated Parking Management Plan for the building. 
 
 
 
 
 
 

                                                 
1 Memos provided by the applicant are located in the Appendix. 
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III. STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 

1. Update the existing Parking Management Plan within 60 days of City Council 
approval for the management of the garage in this building.  The Parking 
Management Plan shall be approved by the Departments of P&Z and T&ES and 
shall at a minimum include the following, as applicable: 
a. General project information/summary and development point of contact. 
b. Provide controlled access into the underground garage for vehicles and 

pedestrians. The controlled access shall be designed to allow convenient 
access to the underground parking for tenants and visitors. 

c. A plan of the garage facility – including the number of lanes of traffic for 
entering / exiting, indicating any reversible lanes. 

d. Total capacity and a breakdown of parking types (standard, compact, 
tandem, accessible, etc.). 

e. Bicycle parking information (number of spaces, type of parking- racks, 
gated, location, etc.)  

f. Information on location of spaces for carpool/vanpool, monthly account 
permits and transient day parkers. 

g. Information on the location of any carshare vehicle and electric vehicle 
spaces.  

h. A description of and plan showing access control equipment and locations. 
i. An explanation of how the garage will be managed. Include information 

on access for office and medical staff and medical visitors, hours of 
operation, and accommodation for the various users of the garage (short 
and long term parking, car and vanpools, bicycles, etc.). 

j. Information on proposed staffing needs for peak, non-peak and overnight 
hours. 

k. How rates will be determined and details of validation program if 
proposed.  

l. If applicable, details of appropriate signage for the office, medical, or 
retail parking spaces indicating hours which they are reserved for these 
uses.* (P&Z)(T&ES) 
 

2. The applicant shall develop a shared parking policy for the garage management 
that allows for parkers for the medical office to use the general office parking if 
those spaces are underutilized.  Details of this shall be included in the parking 
management plan.  (T&ES) 
 

3. The parking conditions on-site and off-site shall be reviewed within 18 months of 
occupancy by the Directors of P&Z and T&ES to determine compliance with the 
conditions herein and all applicable codes and ordinances. As part of this review, 
the Directors may require amendments to the parking management plan and / or 
an enhanced management of the on and off-site spaces to encourage usage, which 
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could include the provision of additional off-site parking to meet demand. 
(P&Z)(T&ES) 

 
4. The applicant shall require its employees who drive to use off-street parking. 

(T&ES) 
 

5. The applicant shall provide information about alternative forms of transportation 
to access the site, including but not limited to printed and electronic business 
promotional material, posting on the business website, and other similar methods. 
Contact Local Motion at localmotion@alexandriava.gov for more information 
about available resources. (T&ES) 

 
 
 
STAFF: Robert M. Kerns, AICP, Chief of Development; 

Dirk H. Geratz, AICP, Principal Planner, Development;  
Katye North, AICP, Principal Planner, Transportation Planning; 

 Michael Swidrak, AICP, Urban Planner, Development. 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________ 
Staff Note: In accordance with Section 11-506(C) of the Zoning Ordinance, operation shall be 
commenced within 18 months of the date of granting of a Special Use Permit by City Council or 
the Special Use Permit shall become void.  
 
        

mailto:localmotion@alexandriava.gov
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