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I. DISCUSSION   
 
 REQUEST  
 
The applicants, CPYR Theater, LLC, represented by Catherine Puskar, attorney, and the City of 
Alexandria request approval to subdivide two parcels at 3601 and 3701 Potomac Avenue to 
create a third parcel that will be used for the northern entry pavilion of the Potomac Yard 
Metrorail Station. 
 

SITE DESCRIPTION 
 

The subject site consists of two lots of record with a total land area of approximately 869,116 
square feet (19.95 acres). The primary parcel on the site is owned by CPYR Theater, LLC, and is 
currently occupied by a Regal Cinema. The theater site has 1,891 feet of frontage along Potomac 
Avenue, and a total lot area of approximately 835,210 square feet (19.17 acres). The one-story 
theater building was constructed in 1997, and has approximately 75,803 square feet of gross 
floor area. The remainder of the theater parcel is being used as a large surface parking lot flanked 
by two stormwater retention ponds on the north and south end of the property. The smaller parcel 
included in this subdivision request is a narrow linear parcel that lies directly east of the theater 
parcel and runs parallel to the rail tracks. The City-owned linear parcel is approximately 33,906 
square feet (0.77 acres) and is currently a vacant lot. The 19-acre site is relatively flat  with the 
exception of the stormwater ponds on the north and south end, and the grade slopes down 
approximately 10 feet at the eastern edge of property approaching the rail tracks. A mix of uses 
surround the properties including a retail shopping center to the west, rail tracks to the east, 
multi-family residential in Arlington County to the north.  South Potomac Yard (CDD#10) lies 
south of the site and is planned for office, retail, and residential. 
 
Figure 1: Aerial view of site 
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BACKGROUND  
 
The site was once home to The Richmond, Fredericksburg & Potomac (RF&P) Railroad 
Potomac Yard, which opened in 1906 and was at one time the largest rail yard for freight 
interchange on the East Coast. Beginning in the late 1980s, the rail yard was phased out, and the 
area was being considered for redevelopment. By 1992, the existing rail yard was rezoned to 
allow for redevelopment, and by the late 1990s, commercial stores were built, followed by 
residential units, office space, retail, and park space. The theater that currently occupies the 
subject site was built as part of this commercial development in 1997. The Potomac Yard Retail 
Center commercial stores on the northern portion of the yard (including the theater site) were 
intended as an interim use, until demand was sufficient for higher density uses. Currently, 
Potomac Yard is still under development, either under construction or planned for higher-density 
mixed-use redevelopment in the coming years.  The redevelopment and proposed densities in 
Potomac Yard are largely planned around the future construction of the Potomac Yard Metrorail 
Station, and the northern entrance of the station will be located in the proposed subdivision lot. 
The construction of a Metrorail station in Potomac Yard has a long history, and was anticipated 
when WMATA established the Metrorail Adopted Regional System Plan in 1968. At the time 
the Blue and Yellow Line tracks were built, the area was occupied by the rail yard, and a station 
was not justified by WMATA. Metrorail planners identified the site for a station to be added 
later, and the Final Environmental Impact Statement, Metropolitan Washington Regional Rapid 
Rail Transit System cites the provision for a future station at Potomac Yard (August 1975, p. 
188). 

South Potomac Yard: Construction has been completed for several landbays in south Potomac 
Yard and most of those residential units; both townhome and multi-family are now occupied. A 
Giant grocery store opened in Landbay G in the September 2015, and an office building for the 
National Industries for the Blind is currently under construction.  

Potomac Yard Metrorail Station: The Potomac Yard Metrorail Station DSUP was approved 
unanimously by the City Council in June 2016. The DSUP for the station included all portions of 
the station structure (platform, mezzanines, and pavilions) and associated pedestrian bridge 
infrastructure. In addition, part of the DSUP approval included subdivisions of City and National 
Park Service parcels for the location of the station, pedestrian bridges, and the south entry 
pavilion along Potomac Avenue. At the time of the DSUP approval, the exact location of the 
northern entry pavilion was left open because the future street grid in North Potomac Yard was 
being re-designed as part of the North Potomac Yard Small Area Plan update. Now that the 
general location of the street grid has been determined, the location of the north entry pavilion 
can be platted and subdivided for consideration by the Planning Commission.   
 
North Potomac Yard: The subject properties for this subdivision are located within the 
boundaries of the North Potomac Yard Small Area Plan which was adopted in 2010 and is 
currently going through a revision process with public hearings scheduled for June 2017 and Fall 
2017. As part of the planning for North Potomac Yard in 2010, a Metrorail Station was a key 
component and central to the planning and implementation of the Plan. Condition # 27 of 
CDD#19 which encompasses the North Potomac Yard Neighborhood (Attachment # 1), requires 
the reservation and dedication of all land necessary for the Potomac Yard Metrorail station. The 
City is currently discussing potential amendments to the North Potomac Yard Small Area Plan, 
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with the community and property owner. As discussed in more detail below, the proposed 
subdivision is consistent with the intent of the 2010 Small Area Plan and the potential 
amendments currently being discussed as part of the Small Area Plan process.   

PROPOSAL  
 
The applicants propose to subdivide portions of the existing two lots to create a third lot.  The 
proposed lot would be approximately 23,287 square feet (0.53 acres) and would ultimately be 
transferred to the Washington Metropolitan Area Transit Authority (WMATA) to be used for the 
Potomac Yard Metrorail Station. The shape of the lot has been oriented to contain the northern 
entry pavilion for the metrorail station and the associated pedestrian bridge infrastructure. The 
Potomac Yard Metrorail Station has been designed as an urban station with a focus on pedestrian 
access and integration with public open spaces.  
 
The subdivision plat has been coordinated with the on-going planning for North Potomac Yard 
regarding the northern landing.  The proposed lot will front onto a pedestrian plaza that will 
function as a civic open space and arrival area for the northern entrance to the Metrorail station.  
The plaza will have frontage on a private street, linking it to the street grid in North Potomac 
Yard (Figure 3). The northern entrance will also serve as the primary area for bus drop-off and 
car-drop off. The North Potomac Yard Small Area plan amendments are anticipated for the June 
Planning Commission and City Council hearings.  
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Figure 2: Preliminary Subdivision Plat 
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Figure 3: Proposed lot in relation to planned street grid in North Potomac Yard  
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 COMPLIANCE WITH ZONING ORDINANCE 
 
The subject properties are located within the CDD#19 and CDD#10 zones, which have specific 
development parameters and design guidelines, but do not have specific requirements for lot size 
or frontage. The site plan for the theater building was developed under the I-Industrial Zone 
regulations in 1997. 
 

 
The estimated gross floor area that will be constructed on the proposed lot is approximately 
9,000 – 12,000 square feet which includes the Metrorail entry pavilion and pedestrian bridge. 
This gross floor area will be included as part of the CDD#19 amendments related to the North 
Potomac Yard updates that are tentatively scheduled for public hearing in the Fall of 2017. 
 

SUBDIVISION AND VARIATION STANDARDS 
  

The Zoning Ordinance contains a series of technical requirements (Sections 11-1706 and 11-
1709) and a requirement that all lots meet zoning requirements (11-1710(D)). It also requires that 
every subdivided lot be consistent with the character of other nearby lots and specifically “of 
substantially the same character as to suitability for residential use and structures, lot areas, 
orientation, street frontage, alignment to streets and restrictions…” Section 11-1710(B). 
 
Each new lot in an approved subdivision is required by the Zoning Ordinance to comply with all 
other applicable zoning requirements. However, under Section 11-1713, a subdivision request 
may be approved that creates a lot that is out of compliance with specific zoning requirements if 
the request meets the standards for a “variation” from the subdivision requirements. These 
standards include  
 

(i) a strict adherence to such provisions would result in substantial injustice  
(ii) the  use and character of the resulting lots or parcels in such a subdivision would 

not be inconsistent with the use provisions of the zone in which the property is 
situated and with the existing development in the immediate area; 

(iii) and one or more of the following special circumstances exists: 
1) Extremely rugged topography  
2) Irregularity in shape of parcel preventing conformance with normal   

 lot area or frontage requirements. 

 

Existing 
Lot 524 

Existing  
Lot 612A 

Minimum 
Requirements  
I Zone 

Minimum 
Requirements 
CDD#19 and 
CDD#10 Zones 

Proposed 
Lot 524A 

Proposed 
Lot 612D 

Proposed  
Lot 526 

Lot Size 
(sq feet) 835,210  33,906  None None 817,853  27,976  23,287  

Lot Frontage 
(sq feet) 1,891 ft 0 ft None None 1,891 ft 0 ft 0 ft 

Setbacks n/a n/a None None n/a n/a n/a 

FAR 0.0898 n/a 0.85 None 0.0918 n/a n/a 
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3) Insufficient frontage on existing street where the interior of the
tract can be served only by a street substandard in width when not
serving more than five lots, provided the street is not less than 30
feet in width. If only a single lot is served, the width may be less
than 30 feet. A turn around area may be required.

4) Streets along border of the subdivision where the subdivision
borders on unsubdivided land and the remaining street width will
be provided from adjacent land.

5) Resubdivision of lots in subdivisions of record as of January 1,
1952, where, because of existing structures or gross area of land
involved, the subdivided lots would not conform to all of the
requirements of the zone in which the subdivision is located.

The Zoning Ordinance defines “substantial injustice” as a scenario when "strict application of 
this ordinance would create an unreasonable burden on the development, use and enjoyment of 
the property which outweighs the land use or land development purposes served by the specific 
zoning provision or provisions of this ordinance at issue” (Section 11-1713(B)). The requested 
variation of a lot with street frontage and the justification for supporting the variation is 
discussed in more detail below.   

II. STAFF ANALYSIS

Staff is supportive of the subdivision application because it meets the requirements for a 
subdivision and a variation and is necessary to implement the City’s long-term vision for a 
Metrorail station for Potomac Yard.  This subdivision and the associated lots will be key 
components in the transformation of the North Potomac Yard area into a mixed-use transit-
oriented neighborhood as envisioned by the North Potomac Yard Small Area Plan and CDD#19 
plan.  The proposed subdivision will allow the transfer of the property to WMATA to complete 
the land area necessary for the construction of the Potomac Yard Metrorail Station. The need for 
this property for the landing was taken into consideration during the planning process for North 
Potomac Yard back in 2010, and was included as a condition of approval for CDD#19 
(Attachment # 1).   

Conformance to Subdivision Requirements 

The subdivision request for the WMATA parcel meets most of the applicable subdivision 
requirements outlined in Section 11-1710 of the Zoning Ordinance, with the exception of 
provision (B)(3) which requires the subdivision to comply to all requirements of the zoning 
ordinance. As described in the zoning table, the CDD#19 zone does not have frontage amount or 
lot size requirements, thus the proposed lot will not conflict with specific requirements of that 
zone. However Section 2-166 of the Zoning Ordinance requires lots to have street frontage, 
which in this case will require a variation. As noted, the parcel boundaries have been located 
specifically to contain the northern entry pavilion of the Potomac Yard Metrorail Station and a 
portion of the pedestrian bridge that will connect the pavilion to the station. The proposed lot 
fronts onto a pedestrian plaza, but not a road.  Further analysis of the requested variation for this 
proposal is provided in the next section.  
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Section 11-1710(B) of the Zoning Ordinance outlines the neighborhood character requirements 
for subdivisions, and the method for determining suitability of new lot configurations in relation 
to the existing lots in the neighborhood. North Potomac Yard is currently a commercial 
neighborhood, with large lots occupied by retail uses.  There are currently 5 lots in the entire 73-
acre North Potomac Yard neighborhood, 2 of which make up 89% of this land. The lots range in 
size from 45 acres to less than 1 acre. Based on the commercial uses, limited number of lots, and 
wide range in lot sizes, a typical lot size does not currently exist in North Potomac Yard. Similar 
conditions exist just south of the proposed lot in South Potomac Yard, where the blocks range in 
size from over 4 acres to approximately 1,000 square feet. 

The Potomac Yard Metrorail Station will have 2 entry pavilions, a south pavilion along Potomac 
Avenue at the terminus of E. Glebe Road, and a north pavilion on the lot proposed with this 
subdivision application. The proposed lot for the north pavilion is 23,287 square feet, 
comparable in size to the approved south pavilion lot, which is 33,906 square feet.  Additionally, 
both lots are an irregular shape, which is driven by the shape of the entry pavilions and the 
associated pedestrian bridge infrastructure. Figures 3 and Figure 4 below provide a comparison 
of the two entry pavilion lots:  

Figure 4: Proposed north entry pavilion lot for Potomac Yard Metrorail Station 

Figure 5: Approved south entry pavilion lot for Potomac Yard Metrorail Station 
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Conformance to Variation Requirements 
 
Pursuant to Section 11-1713 of the Zoning Ordinance, the applicants are  requesting variations 
from the following zoning requirements:  
 
 Section 11-1710(B)(3): No resubdivision shall be approved which results in the creation  
      or the continuation of a lot, building or structure which does not  
      comply with the provisions of this ordinance, unless the   
      commission expressly authorizes a variation pursuant to section  
      11-1713 of this ordinance.  
 
 Section 2-166: Lot - A unit of land at all times above elevation +3.0 feet mean sea level,  
            U.S. Coast and Geodetic Survey, usable as a building site, having  
            frontage on a public street and in compliance with the requirements  
            of the zone in which it is situated and recorded. Ground which  
            through accretion or fill is raised to a level so that it is at all times  
            above elevation +3.0 feet mean sea level, U.S. Coast and Geodetic  
            Survey, shall be deemed land for purposes of this definition. 
 
The standards that the application must meet include: i) strict adherence to the zoning ordinance 
regulations would result in substantial injustice; ii) the  use and character of the resulting lots or 
parcels in such a subdivision would not be inconsistent with the use provisions of the zone in 
which the property is situated and with the existing development in the immediate area; and iii) 
one of the special circumstance listed in 11-1713 exists which in this case is the irregular shape 
of the lot.   
 

i) Substantial Injustice: The Zoning Ordinance requires all lots to have frontage on a 
public street (Section 2-166). As noted above, the proposed lot by design will front 
onto a pedestrian plaza, but not a public street. This will promote pedestrian 
connectivity and enable the approved Potomac Yard Metrorail Station to function as 
an urban station as intended. The public plaza will function as a public space with 
frontage on a street.  A strict application of the Zoning Ordinance definition of a lot in 
this case would create an unreasonable burden on the design of the Metrorail station, 
and compromise the public benefit of the pedestrian experience around the entry 
pavilion. Pulling the street grid and a public road closer to the entry pavilion to allow 
for frontage as called for by Section 2-166 would eliminate the opportunity to create a 
unique arrival and civic area for the new Potomac Yard Metrorail station.   Therefore, 
staff recommends approval of the variation because the public open space will serve 
as public access to the Metrorail station, similar to a public street.  
 
The intent of the public road frontage requirement in Section 2-166 is to ensure 
vehicular  access to all properties, both for emergency vehicles and non-emergency 
vehicles. The entry pavilion area and adjacent plaza space will be  designed to allow 
for emergency and maintenance access The dimensions of the proposed lot are 
designed to accommodate maintenance vehicle access to the Metrorail pavilion and 
bridge.   
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ii) Lot Use and Character: The North Potomac Yard Small Area Plan represents 
transit-oriented development around a Metrorail station. The use of the proposed lot 
for the Metrorail entry pavilion is consistent with the small area plan vision for the 
neighborhood, and also the parameters CDD#19 zone.  Additionally the use and scale 
will be consistent with the south entry pavilion that sits less than a quarter mile south 
of the proposed lot along Potomac Avenue. As noted in the previous section, the 
general lot character, size, and shape of the proposed lot is consistent with the 
approved lot for the south entry pavilion. 

 
iii) Irregular Shaped Parcel: The proposed lot is an irregular shape by design, as it will 

contain a metrorail entry pavilion and portions of the pedestrian bridge that connect to 
the Potomac Yard Metrorail Station. The shape of the lot and general location of the 
proposed street grid for the North Potomac Yard neighborhood are preventing 
conformance with the Zoning Ordinance public road frontage requirement for lots 
(Section 2-166).  

 
Conclusion:  Based on the analysis, the proposed lot for the north entry pavilion of the Potomac 
Yard Metrorail Station is consistent with the size and character of the approved south entry 
pavilion lot. The proposed lot conforms with the North Potomac Yard Small Area Plan, CDD#19 
zone, and will help implement the vision for North Potomac Yard Plan as a transit-oriented 
neighborhood. The proposed lot meets the standards for a variation from the requirement for 
direct frontage on a public street because the proposed lot will have access to a street through a 
pedestrian plaza, emergency vehicles and maintenance vehicles will have access to the pavilion, 
and metro riders will be able to access the station by vehicle from the adjacent street grid. Staff 
recommends approval of the subdivision with the requested variation subject to the conditions 
contained in Section III of this report. 
   
III. RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions:. 
 

1. No permanent structure may be constructed over any existing private and/or public utility 
easements.  It is the responsibility of the applicant to identify any and all existing 
easements. (T&ES)   
 

 
 
STAFF: Jeffrey Farner, Deputy Director, Planning & Zoning 

Robert Kerns AICP, Division Chief, Planning & Zoning 
 Ryan Price, Urban Planner, Planning & Zoning 

. 
 
______________________________________________________________________________
Staff Note: This plat will expire 18 months from the date of approval (August 7, 2018) unless 
recorded sooner. 
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IV.  CITY DEPARTMENT COMMENTS 
 

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
 

F-1   Transportation and Transportation Planning has no comments on this plat.  
 

F-2   Call out the easement connecting 22’ Emergency Vehicle Easement passing 
through CPYR Theater LLC Parcel 524 A. (T&ES) 

 
F-3      This is considered a Re-Subdivision.  The following section of the Zoning 

Ordinance addresses the lot numbering. (T&ES) 

11-1710 - Subdivision requirements 

(J) All lots shall be numbered. In resubdivisions, the lots shall be numbered in the 
series of 500 for a first resubdivision, and in the series of 600 for a second 
resubdivision and so on. (T&ES) 

Parcel Numbers should be as follows: 
 

524A should be 624 
612D should be 712D 
526ould be 626 
 

       F-4      The WMATA parcel should be labeled “Future WMATA” or “Proposed 
WMATA”. (T&ES) 

 
C-1   The final subdivision plat shall comply with the provisions of Section 11-1709 of 

the City’s Zoning Ordinance. (T&ES) 
 
C-2   Any future development/redevelopment on the subdivided lots shall provide 

adequate storm water outfall per the requirements of Article XI and XIII of 
Alexandria Zoning Ordinance. (T&ES)  

 
C-3   The development and redevelopment of the subdivided lots shall not adversely 

impact the storm water drainage or create a nuisance on the public and private 
properties. (Sec. 5-6-224) (T&ES)  

 
C-4   Any future development/redevelopment on the subdivided lots shall comply with 

the requirements of City of Alexandria Zoning Ordinance Article XIII 
Environmental Management Ordinance and the relevant laws of the 
Commonwealth of Virginia and the City of Alexandria, as applicable, for storm 
water management regarding water quality improvement and quantity control at 
the time of submission of the first final plan. (T&ES)   
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C-5   All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) 
(T&ES))  

 
Archaeology:  
 

F-1 There is low potential for significant archaeological resources to be disturbed by 
this project.  No archaeological action is required. 

 
Police Department: 
 
       F-1 No objection 
 
Fire Department: 
 
       F-1 No comments 
 
Real Estate Assessments 
 
       F-1 No comments  
 
Recreation, Parks & Cultural Activities: 
 
       F-1 No comments received  
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ATTACHMENT #1  
 
CDD#19 condition for dedication of land necessary for the Potomac Yard Metrorail Station. 
Approved by City Council June 12, 2010. 
 
 

27. Potomac  Yard Metrorail Station  Site: The Applicant shall reserve and dedicate to the 
City all land and easements necessary for the construction of the Potomac Yard Metrorail 
station and associated amenities and/or structures.  The land and/or easements required 
herein shall be dedicated or granted without cost to the City for the Potomac Yard 
Metrorail station, by a deed conveying land in fee simple to WMATA or the City, or if 
applicable by a deed of easement to WMATA or the City, as required by the City, which 
entitles the grantee to use or authorize the use of the site for a Metrorail station and for 
any associated amenities and structures.  The Applicant shall coordinate with the City 
regarding  all  necessary  property access,  environmental and  engineering studies  and 
related coordination deemed necessary by the City for the design of the Metrorail station. 
The Applicant shall undertake no grading, construction and/or improvements following a 
grant or dedication of land, including utilities and/or foundations (other than interim 
staging,  and/or  routine  maintenance  required  by  the  City)  on  the  entire  area  and 
easements necessary for the construction of the Potomac Yard Metrorail station. All land 
shall be dedicated and all easement(s) granted upon written request by the City, on a 
timetable to facilitate orderly permitting, design and construction of the Potomac Yard 
Metrorail station. The Applicant shall also reserve and dedicate, without cost to the City:  

 
a. Any easement(s) for pedestrian ingress and egress to and from the rail station and 

the entrances thereto, by users of the Metrorail station in such reasonable location 
as determined by the Director of T&ES and P&Z; and 

 
b. Such additional temporary construction easements necessary for the construction 

of the Potomac Yard Metrorail station and associated amenities and structures as 
may be required by the Directors of T&ES and P&Z. (P&Z) (T&ES) (CAO) 
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