
   

September 20, 2021 
 
VIA Email:  plancomm@alexandriava.gov; karlmortiz@alexandriava.gov  
 
To:  Nathan Macek, Chair-Term  

Melissa McMahon, Vice Chair 
David Brown, Commisioner 
Melinda Lyle, Commissioner  
Stephen Koenig, Commissioner 
Vivian Ramirez, Commissioner 
John Goebel, Commissioner  
 
Alexandria City Hall 
301 King Street #2100 
Alexandria, VA 22314 
 

RE: Support for the Columbus Flats Development Project 
Tax Map No. 054.04-02-02, 08,09,10,11 
805-823 N Columbus Street 

  
Dear Chair and Commissioners: 
 
 My name is Steve Porzio of ASA (American Statistical Association) which resides at 728 N 
Washington Street.  I am writing on behalf of my organization to express our full support for the 
Columbus Flats Development.  P.T. Blooms Development shared their plans for the project with us 
directly.  Based on our review we found their project to be sensitive to the neighborhood scale and a 
very valuable asset in the continuing growth of the neighborhood.  Their approach to in-depth traffic 
and parking analysis was very valuable in addressing any concerns I had about impact on our employees 
across the street and the neighborhood.  Patrick Bloomfield has been forthright and engaging about his 
plans and we encourage the city planning commission to vote unanimously for approval. 

 
 
       Sincerely,  
 
 
        
 

Steve Porzio 
American Statistical Association 
732 N Washington Street 

DocuSign Envelope ID: A3D79BA3-6DD4-4324-8051-E2CD07FA256B



   

September 21st , 2021 

 

VIA Email:  plancomm@alexandriava.gov; karlmortiz@alexandriava.gov  
 

To:  Nathan Macek, Chair-Term  

Melissa McMahon, Vice Chair 

David Brown, Commissioner 

Melinda Lyle, Commissioner  

Stephen Koenig, Commissioner 

Vivian Ramirez, Commissioner 

John Goebel, Commissioner  

 

Alexandria City Hall 

301 King Street #2100 

Alexandria, VA 22314 

 

RE: Support for the Columbus Flats Development Project 

Tax Map No. 054.04-02-02, 08,09,10,11 

805-823 N Columbus Street 

  

Dear Chair and Commissioners: 

 

 My name is John Curry of the Beulah Baptist Church congregation which resides at 320 S 

Washington Street.  I am writing on behalf of my congregation to express our full support for the 

Columbus Flats Development.  At community meetings, P.T. Blooms Development shared their plans 

which show 70 market rate condominium units and 8 affordable for-sale condominiums.  We are 

excited that there will be more affordable options in the ever-changing neighborhood.  The project has 

been carefully designed to be compatible with the scale of the surrounding community and we are 

looking forward to seeing this beautiful building come to fruition.  Columbus flats will be a great 

addition to the neighborhood and we urge you to approve this project since it provides a number of 

benefits to the City.   

 
 

       Sincerely,  

 

 

        

 

John Curry 

Beulah Baptist Church 

320 S Washington Street 

Alexandria, VA 22314 

DocuSign Envelope ID: 8E5888B7-3CD2-4970-ACC0-FAFC5D30757B
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City of Alexandria, Virginia 
________________ 

 
MEMORANDUM 

 
 
DATE: OCTOBER 4, 2021 
 
TO: PLANNING COMMISSION 
 
FROM: KARL MORITZ, DIRECTOR, DEPARTMENT OF PLANNING & ZONING 
 
SUBJECT: DSUP #2021-10020 / COLUMBUS FLATS 
_________________________________________________________________ 
 
ISSUE:  
 
Staff’s recommendation for approval of the DSUP is based on extensive consideration of the most 
appropriate zoning to achieve the City’s broader goals, objectives and policies related to a number 
of issues including, but not limited to, the creation of additional housing and affordable housing in 
transit-oriented neighborhoods, improvements to the public realm, consistency with the applicable 
small area plans, and the compatibility of new infill construction to the existing built environment.  
All development projects go through an iterative review process among staff, the applicant team, 
the community and relevant boards and commissions where project parameters are proposed, 
tested, reviewed and refined.  This case is no exception and staff responded to applicant’s initial 
interest in constructing townhouses, an appropriate zoning classification and extensive design 
review process with the Board of Architectural Review.  In addition, staff ensures that a project is 
reviewed equitably and consistently with similar projects. 
 
Consistency with Regional Housing Initiative 
 
The density and location of the project within a half-mile of the Braddock Metro Station and near 
numerous bus routes are consistent with the housing production goals of the 2019 Regional 
Housing Initiative Resolution. The Metropolitan Washington Council of Governments (COG) 
determined that, to fulfill the Metropolitan area’s future economic development goals, an 
additional 75,000 new housing units must be produced by 2030, beyond those already forecast, to 
house the anticipated workforce needed to support upcoming economic growth. An accompanying 
assessment by the Urban Institute determined that 75% of these additional units should be 
affordable to low- and middle-income households and that 75% should be located in activity 
centers or near high-capacity transit, such as Metro. Subsequently in March 2020, City Council 
endorsed COG’s 2019 Regional Housing Initiative Resolution, including its allocation to 
Alexandria of a goal to produce or preserve an additional 2,250 new committed affordable units, 
beyond the Housing Master Plan goal, by 2030. Mounting demand, coupled with an increased 
level of City investment required to support affordable housing, underscores the necessity for the 
City to explore all options to expand housing opportunity and affordability through the 
development process and through consideration of financial and regulatory tools. 



 
Criteria for Rezoning without a Master Plan Study 
 

1. Small Area Plan 

The proposal is consistent with the intent of the 2008 Braddock Metro Neighborhood Plan 
(BMNP) overlay and underlying 1992 Braddock Road Metro Station SAP, which provide 
guidance and a framework for redevelopment. The intent of the Plans applies to any site 
within the Plan boundaries. The applicant is also providing the developer contribution (+- 
$ 360,000) required by the Small Area Plan. 

As stated in the staff report, the proposed master plan amendment meets the criteria for 
rezoning without a master plan study as the proposed use is consistent with the existing 
residential land use and intent of the Plans, creating more diverse housing options in a 
transit-rich neighborhood. 

As this site borders both the boundaries of the Braddock and Old Town North plans, the 
requested increase of five feet from the existing height limit of 45’ and the increase in 
density is in proportion with adjacent uses on N. Washington Street. The proposal offers a 
transition from those uses into the Braddock neighborhood. 

2. Type of Area 

The proposal is consistent with the intent of the BMNP and is not a departure from the 
other existing uses in the area. The three-story portions of the building are intended to 
reflect the residential character immediately across the street. The four and five-story 
portions step back so the height is focused in the middle and rear of the site, closer to N. 
Washington Street. 

3. Isolated Parcels 

Further study is not warranted given that this proposal is in keeping with the existing Plans, 
which provide the framework for redevelopment.  

4. Status of Planning for Area 

N/A 

5. Application’s Consistency with City Goals 

As stated in the staff report, the project complies with applicable City policies, such as 
being served by mass transit, the Green Building Policy, Public Art Policy, Affordable 
Housing Policy, and stormwater management. 

Mixed-Use Requirement for CRMU Zones 
 
CRMU zoning designations encourage and promote mixed-use developments and a diversification 
of uses in general, but do not require that a project be mixed use nor prohibit an entirely residential 
project.  Specifically, Section 5-305 of the Zoning Ordinance, outlines the permitted floor area 
ratios in the CRMU-H zone and (c) allows for a “mixed use or residential/SUP” clearly indicating 
that an acceptable project could be exclusively for a residential building.  This has been a consistent 



practice applied and several projects with a CRMU zone are exclusively residential, including: 
The Lineage (formerly Ramsey Homes), zoned CRMU-M; the Slade townhouse development, 
zoned CRMU-L; the Bradley and the adjacent townhouse development on the west side of the 
1200 block of Madison Street, zoned CRMU-H; the Alexan (formerly the WMATA bus barn), 
zoned CRMU-X; Chatham Square, zoned CRMU-X; and Portner’s Landing, zoned CRMU-X. 
 
Use of 7-700 Density Bonus for the Provision of Affordable Housing 
 
As was noted in Commissioner Brown’s memo dated September 28, 2021, the City’s policy is to 
fully utilize the FAR permitted through a SUP-based density increase before tapping into the bonus 
density permitted through Sec. 7-700. It is accurate that the affordable housing requirement on 
density increases associated with the 2020 Housing Contributions Policy Update is lower (10%) 
than that required by Sec. 7-700 (33.33%). The reasoning behind that is that primary benefit 
associated with Sec. 7-700 is affordable housing, whereas there are a range of other community 
benefits, in addition to affordable housing, that are generated through a rezoning, such as a variety 
of developer contributions. 
 
In Commissioner Brown’s memo dated September 28, 2021, a question was raised regarding the 
number of committed affordable units yielded by the project. The project results in just under 9 
units. The fraction of the ninth unit is being provided through larger affordable units and the 
inclusion of five additional dens (only two of the seven dens would have been required to ensure 
the unit mix was proportional). The addition of dens was deemed important to enabling future 
homebuyers to be able to grow into their units and remain over the longer-term contributing to 
housing stability.  
 
It is noted that the eight affordable units constitute 10.2% of the 78 total units which is highest 
amount of affordability provided in a market-rate project without city and/or federal subsidies.  
 
Parking Reduction 
 
While reducing the number of bedrooms in the project would potentially remove the need to 
request a parking reduction, the City’s broader goals are to provide more housing opportunities 
and to lessen dependence on single occupancy vehicles.  This walkable location is well-served by 
Metro, multiple bus lines and bicycle facilities and staff fully supports the modest parking 
reduction requested. 
 
Crown Coverage 
 
Modifications to the crown coverage requirement are common in the historic districts and 
reflective of historic building patterns which typically featured buildings located at lot lines.  
Further, a building with a lower height or less density would not automatically increase the 
provided crown coverage.  In addition, the project will add nine street trees where there are 
currently two, increasing the overall urban canopy. 
 
Open Space 
 



The counting of above-grade open space is not against the Zoning Ordinance in certain zones.  
While the general zoning ordinance open space definition states open space is at grade, for the 
CRMU-H zone, Section 5-307 continues with: “a portion of the space which would otherwise be 
required as green area may be met by comparable amenities and/or facilities provided in lieu 
thereof if such amenities or facilities meet or exceed the beneficial purposes which such green 
areas would accomplish.”  The staff report is the Director’s determination that above-grade open 
space in the form of terraces and rooftop amenities are “comparable amenities” and meet the 
technical definition of open space as well as are functional and useable.  Further, in urban 
settings, it is often preferable site design to include both at-grade and above-grade open space to 
provide for both site design and a mix of forms of open space.  Nothing in the CRMU-H zone 
prescribes that open space must be publicly accessible or accessible by all residents.  Many 
approved projects include a variety of open spaces with some open to the public, such as entry 
courtyards, some available as common areas for residents, such as found on rooftop amenity 
spaces with pools, gardens and lounge areas, and other spaces for individual residents in the form 
of balconies or terraces.  This range of spaces for vibrant urban living.  The interpretation is 
consistent with how staff has reviewed similar projects. 
 
Condition Addition 
 
At the request of Commissioner Lyle, to allow for upgrades and changes related to sustainability 
requirements, the following condition addition is proposed: 
 

15a. 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. (PC) 

 
STAFF: 
Karl Moritz, Director, P&Z  
Jeff Farner, Deputy Director, P&Z                    
Robert M. Kerns, AICP, Chief of Development, P&Z            
Catherine Miliaras, AICP, Principal Planner, P&Z           
Stephanie Sample, Urban Planner, P&Z                      
Tamara Jovovic, Office of Housing 
 
 
ATTACHMENT: 
1 – Memo from Commissioner Brown to Jeff Farner regarding the Columbia Flats, September 30, 
2021 
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