Potomac Yard

Urban Design Guidelines

ALTERNATIVE CONCEPT PLAN

Submitted by: Prepared by: March 12,1999

Commonwealth Atlantic Properties Cooper, Robertson & Partners Amended on November 13,2010
Cunningham + Quill Last Revised February 17,2012
Oculus

cristopher consultants, Itd.
Wells & Associates




This page intentionally left blank.



Table of Contents

Section 1: Introduction
Statement of Purpose

Site Location

Site Context

Summary of Site Analysis

[ N0, B S V¥ ]

Section 2: Urban Design Principles

Site Organization Principles
Summary of Design Principles

Section 3: Development Guidelines
The Framework Plan

Vehicular Circulation

Framework Streets

Neighborhood Streets
Summary of Street Criteria

Framework Open Spaces
Summary of Open Space Criteria

General Land Use Plan

The Parcel Plan

Parcel Development Standards

Summary of Parcel Development Criteria
Infrastructure

Section 4: Building Guidelines
Building Standards and Prototypical Types
Townhouses and Stacked Townhouses

Small Apartment Buildings

Large Apartment Buildings
Mixed-use Apartment Buildings

Small Office Buildings
Medium-sized Office Buildings

Hotel

Summary of Building Criteria

22

25
26
27
30
33
34
41
42
43
44
51
52

55
55
60
62
64
66
68
70
71

Section 5: Landscape Guidelines
Streetscape Standards

75

Street Trees and Associated Street Plantings
Recommended Street Planting List

75

78

Sidewalk Paving

79

Paving Systems

80

Street Lighting and Furniture

84

Wall and Fences
Parkscape Standards

85
86

86

Park Planting
Recommended Park Planting List

88

Path and Trail Paving

89

Park Lighting and Furniture

920

Recreation Facilities

91

Section 6: Illustrative Drawings
Town Center

95

Residential Blocks

96

Residential Neighborhoods

97

Mixed-use Block Layouts

98

Route 1 Frontage

99

Neighborhood Parks
Potomac Greens

Overall lllustrative Site Plan

Overall Illustrative Site Section

Prototypical Development Program

100
101
102
104
106



This page intentionally left blank.



Section 1

Introduction

TP,

Last Revised February 17,2012 1




This page intentionally left blank.



Statement of Purpose

The purpose of these guidelines

is to ensure a standard of high quality
urban and architectural design within
the new urban fabric of Potomac Yard.
These guidelines are meant to assist
members of the community, project
developers and city boards and staff,
through building an understanding of
the important urban design principles
that shaped the plan.

Beginning with the site organizing and
design principles —

Introduction

- identifiable neighborhoods and a
town center

+ apedestrian-friendly and
pedestrian-oriented environment

« amixed-use development and con-
centrations of density at key locations

- improvement and enhancement of
the Route 1 frontage

- use of open space as a plan
defining element including parks in
each neighborhood

- development of an orthogonal grid
and block pattern

« ahierarchy of street network and
types

the guidelines explain the structure of
the framework plan, streets and open
space and how they apply to each of the
proposed development parcels.
Dimensioned and delineated street
sections, park plans, land-use and

Statement of Purpose

infrastructure descriptions and
diagrams identify the plan-defining
development requirements.
Building and landscape guidelines
further address and ensure a high
quality environment in the creation of
the new neighborhoods, streets,
buildings, parks, and open space.
Through use and implementation

of these guiding principles, a
pedestrian-friendly environment will
evolve on the Potomac Yard that is
founded on the traditional scale and
character of the surrounding
community context.

These guidelines are written for new
development in Potomac Yard, and
are to be used as a supplement to the
Alexandria City Code. Measurements
are made according to standards in
Alexandria City Code.

Last Revised February 17,2012 3



Introduction Site Location

Site Location

Potomac Yard is located in the northeast area of the City of Alexandria and has two main parcels of land, Potomac Yard and Potomac Greens. The property is bounded on
the north by Four Mile Run, on the south by Braddock Road, and on the west by Jefferson Davis Highway (US Route 1) from Four Mile Run to Monroe Avenue Bridge.

South of the Monroe Avenue Bridge it is bounded generally by properties owned by Virginia Power and the George Washington Middle School. North of Slaters Lane,
George Washington Memorial Parkway and the Potomac Crossing Condominiums are directly to the east of the property. Between Slaters Lane and Braddock Road, the
property is bounded on the east by the rail corridor. The main body of the Yard and Potomac Greens is separated by a 120 ft. wide easement of active rail corridor. The total
property consists of approximately 295 acres of land.

4 Last Revised February 17,2012



Introduction Site Context

Site Context

Except for Potomac Yard Retail Center, Potomac Yard is primarily surrounded by residential neighborhoods. Lynhaven,

Mt. Jefferson, and Del Ray are older residential neighborhoods immediately west of Potomac Yard. Slaters Village is a new
residential development just south of Potomac Greens, and Northeast, also a residential neighborhood, is just east of the rail
corridors at the southern portion of the site. Braddock Road Metro Station is located east of the rail corridors at the
southern tip of Potomac Yard.

These existing neighborhoods, along with other traditional neighborhoods, serve as good precedents for the planning of Potomac
Yard. The narrow tree-lined streets, shade trees, and typically orthogonal block pattern are familiar elements that will help create
the settings for Potomac Yard.
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Summary of Site Analysis
1.1 Regional Corridors

The Potomac Yard site is part of a much
larger pattern of regional north/south
corridors that pass by the site and that
help shape this portion of metropolitan
Washington. These corridors include
the Potomac River itself, the George
Washington Memorial Parkway, the
Metro and rail corridors, and Route 1.
When seen from this point of view, the
site is part of a much larger regional
traffic, transportation, and infrastructure
network which has profound physi-

cal impacts for the site and adjacent
neighborhoods; more important, this
north/south network contributes to the
site’s most defining characteristic—it's
linearity. The linear nature of the site
will greatly influence any plan
organization for the Yard.

Introduction

1.2 Fragmented Pieces of Land

These infrastructure corridors have
created a series of land parcels along
the Potomac River of immense size

and scale. These pieces of land are
loosely connected, typically in single
ownership, and interrupt the continuous
pattern of built-up development within
communities along the Route 1 corridor.
The sites include: Arlington National
Cemetery; the Pentagon; the Airport;
East Potomac Park and Dangerfield
Island. The Yard is one of the most
uniquely shaped sites — a land-locked
piece of land three miles long yet only
1,000 ft. wide. As a linear fragment of
undeveloped land, the Yard has
historically been a barrier to the

physical integration of this portion

of Alexandria.

Summary of Site Analysis

1.3 East/West Connections

Due to topography, infrastructure, and
historical settlement patterns in this
area, there are very few regional east/
west connections tying inland
neighborhoods to the site and the River.
Between the Woodrow Wilson and
George Mason Bridges, there are only
five regional streets which connect to
Route 1 from the west: Duke Street,
King Street, Braddock Road, South
Glebe, and East Glebe. Monroe Street

in Alexandria together with 23rd Street
in Arlington are the other localized
connections. Four Mile Run provides the
only other physical link. Identifying the
appropriate east/west connections

to and through the site will be a
planning challenge.

1.4 Neighborhoods

The site straddles three historic urban
settlements each with distinctive street
and block patterns, and now built-up
urban areas, including: historic

Old Town Alexandria, south of the Yard,
Del Ray/Mount Jefferson west of the
Yard and Virginia Highlands, north of
the Yard. The site is essentially where
Arlington and Alexandria, the National
Airport, Four Mile Run and Dangerfield
Island come together. The tension of
any plan for the Yard will be one of
balance: to link together these urban
communities; to accommodate the
north/south infrastructure corridors
passing by (and through) the site, while
creating a“sense of place” for the Yard.

Last Revised February 17,2012




Introduction

Summary of Site Analysis

2.1 Physical Conditions and Constraints

The overall goal of any plan for the Yard should be to make it an integral part of a
much larger whole, and to develop seamless connections to the site. However, the
existing physical conditions greatly compromise this goal. First, the very shape of the
site (being extremely long and narrow) will make it difficult to connect the site from
north to south. The physical barriers of Four Mile Run, the Monroe Avenue Bridge,
and the Potomac Yard Retail Center all contribute to a fragmented site condition, and
portions of the site are much too narrow to develop a neighborhood fabric of streets
and blocks. The site, today, is all “edges” with no perceptible “front door” or
accessible frontage. The site is isolated from all around it on the north by Four Mile
Run and rail bridges, on the east by Metro and rail corridors and George Washington
Memorial Parkway, on the west by Route 1 with its strip-like commercial/industrial
frontages and south by Monroe Avenue Bridge, rail embankments and Braddock
Road. The north/south corridors present formidable physical barriers. The railroad
requires a 27 foot high clearance for any connections over the tracks. Route 1 -

its traffic volume, speed, and size of roadway — presents another barrier to
neighborhood and pedestrian connections. There are few logical connections to
existing neighborhoods and the public “centers” of these neighborhoods.

2.2

The costs to transform the character and image of the site from industrial to a mixed
use residential community - costs of infrastructure, utilities, streets, parks, etc., will

be considerable. There are three planning strategies to overcome these formidable
physical disadvantages: 1) connections to existing neighborhoods; 2) an overall site
organization based upon walkable neighborhoods; 3) connections to a regional open
space network.

2.2 Neighborhood Connections

The surrounding neighborhoods provide physical clues, however, as to how to
organize and lay out the site as a new mixed-use community. The organization of the
existing neighborhoods (Del Ray, Lynhaven, Mount Jefferson) i.e., their pattern of
streets and blocks; important community corridors such as Custis, Monroe, Braddock;
other, more localized east/west streets; and residential land-use patterns, can provide
local project-serving vehicular, visual, pedestrian, or use connections between the
Yard and existing neighborhoods. Essentially, the main body of the Yard can be
organized in this way.

Last Revised February 17,2012
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Introduction

Summary of Site Analysis

2.3 Site Organization

The site can be organized about a series of discrete, walkable mixed-use
neighborhoods. Each neighborhood would have within a 5-minute walk of its center
(1/2 mile diameter) a mix of residential/retail/commercial uses, interconnected by a
more localized system of small-scaled streets. Each neighborhood would contain a
“center” — whether retail or civic use, a park, or a transit stop. The site could logically
become 4-5 neighborhoods: one south of the Monroe Avenue Bridge, and several
between the Retail Center and the Monroe Avenue Bridge.

Last Revised February 17,2012
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2.4 A Regional Open Space Framework

A critical component of the plan will be its streets and open spaces within the Yard.
However, the linear nature of the site, together with its critical location and size,
contribute to its potential role in making important links to existing regional open
space and trail networks. To the north, a connection at Four Mile Run to the Mount
Vernon trail network, the River, and Dangerfield Island tie the site to a regional
system of park spaces. To the south, the expansion of existing park facilities onto
the Yard (Simpson Field and George Washington Middle School Fields) provide
connections to existing neighborhoods. An internal north/south linear park
network could allow for an uninterrupted recreation connection through the Yard
from Four Mile Run, under the Monroe Avenue/Route 1 Bridge, to Braddock Road.



Section 2:
Urban Design Principles

A series of design principles resulted from site analysis which guide the effort to
propose a new future for Potomac Yard. These principles evaluate the Yard's place
and role in the City and at a more localized level, what the place should look and feel
like within its neighborhoods, pedestrian environment, public access to and
experience of the public open spaces.

Last Revised February 17,2012 9
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Urban Design Principles Site Organization Principles

Site Organization Principles

Creating Neighborhoods

Five quarter-mile neighborhoods can be established over the long distance of the site creating compact, pedestrian-friendly,

and mixed-use neighborhoods. All of the neighborhoods are connected by a north-south “Main Street” which can serve as a
potential transit corridor between each of the neighborhoods and the nearby metro station at Braddock Road. Centrally located in
each neighborhood is small convenience retail on Main Street. Each neighborhood has an interconnected street grid. Parks and
other civic uses are proposed in each neighborhood as neighborhood amenities. The development of gated communities will not

be appropriate or permitted. All the east-west streets terminate their views at the Potomac Yard Park which is at the eastern edge
of the site. All residents are within a five-minute walk to a neighborhood center and the Potomac Yard Park.
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Town Center

The Town Center is to be the identifiable civic center of the community. Its location
not only draws upon the success of Potomac Yard Center but also enhances the
single-use nature of the Potomac Yard Center by adding a variety of uses.
Architecturally, it screens the nondescript nature of the existing retail center, and
serves as a gradual transition between that commercial use and the primarily
residential neighborhoods to the south.

The primary organizing element of the Town Center is an open space of civic scale
and character, such as a plaza or town green. Uses such as retail, hotel, and office
surround the open space. The housing density at the Town Center will be higher than
in the rest of the neighborhoods. The reserved location of a potential metro station

is well within the desirable transit stop walking distance (6 to 8-minutes) from the
Town Center.
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Urban Design Principles Site Organization Principles

A Hierarchy of Streets

The plan is structured by an interconnected network of streets. Not all streets serve the same purpose and function and not all
streets should be the same dimension and character. The primary arterial roads are Potomac Avenue and Route 1. Potomac
Avenue is a north-south parkway connecting from just north of the new Route 1 Bridge to Arlington. It is located at the eastern
edge of the development to maximize its efficiency due to limited turning movements and to create an address and frontage for
the eastern portion of the site. These streets take on citywide roles and become “entry boulevards” to the neighborhood.

Their image and character are the first impressions of the neighborhood.

East Glebe Road, Swann, Custis and Howell Avenues are important east-west connections to the neighborhoods west of the Yard.
They become the main organizing elements in each of the neighborhoods. Linking neighborhood centers and connecting all the
neighborhoods from north to south is “Main Street” It is scaled for neighborhood functions and encourages pedestrian activities.
Smaller residential streets within each neighborhood are oriented east-west as an extension of the existing community west of
Route 1 and south of Monroe Avenue. Where possible these streets shall align with those on the west of Route 1. These streets

incorporate urban and neighborhood parks to enhance their pedestrian character, and are terminated with views to the Potomac
Yard Park at the eastern edge of the site.
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Urban Design Principles Site Organization Principles

Blocks
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Urban Design Principles

Site Organization Principles

Major Regional Open Space Network

The Potomac Yard Park, varying in width and alongside the rail corridor, provides a major active and passive open space for the
region and is connected to the citywide trail system at Four Mile Run and at Braddock Road. It provides an amenity to the City
of Alexandria and also enhances the value of the adjacent neighborhoods. The building frontages along the park also provide a
greater sense of security for park users within Potomac Yard Park. Several active sports fields are located adjacent to an existing
school field, community park, or natural open spaces to enhance or draw from the success of the existing places. A pedestrian

bridge over the rail corridor may provide better linkage connecting the Yard to Potomac Greens Park and the regional waterfront
park and trail system.
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Neighborhood Open Spaces

Neighborhood parks give identity

and character to each neighborhood
and enhance the value of the
development. A variety of size, shape,
and use of parks are distributed
throughout the site. Centrally located
within each neighborhood, they are
integrated with the neighborhood
centers and the neighborhood streets.
They also serve as linkages between the
existing community and the regional
park system.




Urban Design Principles

Site Organization Principles

Creating a Pedestrian-Friendly Environment

Itis critical to apply familiar dimensions and streetscape elements to each street in
order to create a pedestrian-friendly character. Sidewalks should be provided on both
sides of each street to facilitate pedestrian circulation. Streets should be provided
with shade trees to create a comfortable walking experience. Crosswalks should

be provided at all signalized intersections for ease of pedestrian crossing. Width of
streets and curb radii should be kept to a minimum to improve pedestrian safety and
to slow traffic. Buildings should provide streetwalls and active ground level

frontages at the front property line to frame spaces and to provide a sense of
enclosure. Ground floor storefronts and entrances should provide visual interest.

Squares and parks will provide destinations and stopping points along the path of
pedestrian circulation routes.
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Existing Conditions

Improve and Enhance Route 1 Frontage

Rebuilding the Monroe Avenue Bridge as a straight connection across the rail
corridor will not only improve the flow of traffic on Route 1 but also will allow
development of traditional orthogonal blocks to occur near the new bridge,
integrating the new development with the existing neighborhoods. As a major
entrance into the city, the image of Route 1 can be improved by establishing
streetscape and building criteria beginning with Potomac Yard’s frontage.

Over time, similar changes can occur on the west side of the street, bringing
together the Yard and the adjacent neighborhoods. A consistent streetwall will
provide a sense of continuity and enclosure, and a variety of uses will ensure the
overall urban character. Lay-bys, sidewalks and planting will improve the pedestrian
experience and provide an overall sense of unity. Automobile-oriented retail, such as
drive-through commercial, auto sales, and “big box” retail should be strongly
discouraged along this frontage. Detached signs and billboards that are typical of
highway corridors shall not be permitted.



Density and Massing

Three locations in the site offer the opportunities for higher density and taller
buildings. In the Town Center, office buildings up to| 110’ (approximately 8 stories)
are grouped to create a focal point for the community. These buildings also provide
the sense of enclosure for the civic open space in the Town Center.

Commercial office and higher density residential buildings may also be located near
the Braddock Road Metro Station to maximize transit opportunities. Along Route

1 near Monroe Avenue and fronting on major open spaces is yet another place for
higher density and taller buildings to ensure an urban character and quality.
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A Variety of Uses and Building Types

A variety of uses and building types strengthens community interaction and keeps
the neighborhood viable day and night. In the Town Center, building types include
hotel, office, retail, and higher density residential. In each residential neighborhood,
there is a mix of housing types, including townhouses, stacked townhouses,
apartments of various sizes, and small scale neighborhood centers with retail
serving the local community.
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Urban Design Principles

Summary of Design Principles

«  Create compact, pedestrian-friendly, mixed-use neighborhoods.

- Provide one mixed-use Town Center as the discernible focal point of the
community.

« Concentrate commercial and civic activity in addition to higher density residential
use within the Town Center.

- Distribute a variety of parks, from regional open space and village green to
neighborhood pocket parks, throughout the plan.

« Provide regional parks to serve the larger community and connect to the citywide
system of open spaces and natural corridors.

« Place neighborhood open spaces evenly throughout the development within
walking distances of all residents.

« Organize the site by a modified orthogonal grid of interconnected streets.

Summary of Design Principles

Scale the blocks appropriately to be an extension of the existing adjacent
neighborhoods.

Use major streets to connect the neighborhoods, provide the venue for transit
opportunities, and adequately accommodate project-serving automobiles.
Configure residential streets to be safe, comfortable, and encourage walking.
Where appropriate, use through-block pedestrian alleys for connections to
adjacent communities.

Provide service to residential garages or parking facilities by a network of alley
systems.

Mix a variety of uses and building types within the neighborhoods.

Locate higher density commercial and residential uses near existing and potential
transit stations, and taller buildings along major street corridors.

Last Revised February 17,2012




Section 3:
Development Guidelines

Potomac Yard is intended to be built over an extended period of time and by many
different entities. In order to achieve the goals outlined by the design principles, this
long-term build-out calls for a coordinated approach to planning of streets, parks,
infrastructure, and the designing of the buildings.

The development guidelines are a set of rules and criteria for those elements critical
to achieving the goals set out by the design principles. They include street design,
i.e., dimensions, character, and material; open space intent, character, and criteria;
and parcel development criteria including block sizes, dimensions, neighborhood
park requirements, and general building height, massing, frontage and orientation.
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Development Guidelines The Framework Plan

The Framework Plan

The basic organization of the site is structured by the Framework Plan. It locates major arterial streets and regional open spaces.
Potomac Yard Park is located alongside the entire length of the rail corridor from Four Mile Run to Braddock Road. Potomac
Avenue parallels Potomac Yard Park and serves as the spine road connecting Route 1 from the Route 1 Bridge to Arlington.

East Glebe Road, Swann, Custis and Howell Avenues are important access points into the site, which are also east-west
neighborhood connections across Route 1. Improvements on the east side of Route 1 are an important part of the framework
plan as they unify the Route 1 frontage and enhance its image.

South Main Street provides access to the southern portion of the site, and ends at a vehicular turn-about with pedestrian
connections to the Braddock Road Metro Station via Braddock Road.
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Development Guidelines Vehicular Circulation

Vehicular Circulation

South Main Street provides access to development sites south of Monroe Avenue.
At the southernmost end of South Main Street, there will be a vehicular turn-about
The primary north-south arterial roads serving Potomac Yard are Potomac Avenue and a pedestrian drop-off for the Braddock Road Metro Station
and Route 1. Route 1 connects the site to Old Town Alexandria to the south and . o .
Crystal City in Arlington to the north. These two roads in conjunction with the East Glebe Road, Swann, Custis, and Howell Avenues are full service intersections
framework streets and the east-west neighborhood streets form an interconnected for entry and egress from Route 1 and Del Ray. The existing left turn lanes for
network of streets which serves the development. The road network is configured to north-bound traffic on Route 1 will remain
calm traffic and favor the pedestrian in order to achieve the desired urban quality.

In addition to East Glebe, Swann, Custis, and Howell, there will be multiple points of
signalized intersections along Potomac Avenue, providing pedestrian crossings and
left turn lanes for north bound traffic. “Main Street’, a major road connecting each

development parcel, is the hub of neighborhood activities and the transit corridor
between neighborhoods and the nearby Braddock Road Metro Station

Potomac River
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Potomac Avenue
(Section A-A looking north)

Curvilinear in alignment and park-like

in character, Potomac Avenue has

two lanes in each direction with a
landscaped median providing left-turn

lanes at selected intersections but, at a
minimum, at East Glebe Road, Swann,
Howell and Reed Avenues. On-street
parking, sidewalks and street trees

will be provided on the west side

(building side) of the street. There shall be

no curb cuts from Potomac Avenue into indi-
vidual properties, except for alleys or access
to parking garages for mixed use develop-
ment between Swann Avenue and Bluemont
Avenue*. Refer to the Streetscape Standards
for street tree, sidewalk, lighting, and site
furniture standards.

* Amended November 13,2010

"MSI §Y Street Parking
RO U N - |2 150"
Sidewalk/TreePit

’Building Protrusions

90°-0” R.O.W.

Left Turn Lane/ ‘
Planted Median

20"

P

7

Potomac Yard Park - Width Varies .y

Section A-A Looking North



Development Guidelines Framework Streets

Route 1 Improvements
(Section B-B looking north)

Note: Lay-bys may be added as approved by the City.

Improvements of Route 1 on the east
side include a landscaped center
median with left-turn lanes from East
Glebe Road south to Monroe Avenue.
Protected left turns will be provided at
Howell, Swann and East Glebe Road;
these intersections will operate as full
intersections. The design of the
remainder of the intersections along
Route 1 shall be designed to the
satisfaction of the Director of T&ES,

in consultation with the adjoining
neighborhoods. In any case, full access
shall be maintained for emergency
vehicles at Windsor. New sidewalks
will be provided on the project side of
Route 1. Street trees will be provided in
the center medians and in front of the
buildings. There shall be no curb cuts
from Route 1 into individual properties.
Lay-bys will be permitted as approved

Southbound Lanes - Route 1)

\';N__

. . et = 200" 26'-0" o 100" 15'-0" ol 16'-0"
by the City. Refer to the Streetscape Centerline of Existing Route 1 Turn Lanes/Median Northbound Lanes YLaybys "~ Sidewalk Foxiblal
Standards for street tree, sidewalk, \ l Land Zone
lighting, and site furniture standards. Existing to Remain Distance from centerline to face of building = 85’

Section B-B Looking North
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Development Guidelines Framework Streets

South Main Street (Section C-C) East-West Streets (Section D-D)

South Main Street provides access to the southern portion of the site. At the end of East Glebe, Swann, Custis, and Howell are extended into the site from the

South Main Street is a vehicular turn-about which serves as a pedestrian and transit neighborhood across Route 1. Designed to engage open spaces and encourage
connection point to the nearby Braddock Road Metro Station. Due to the higher pedestrian usage, each street has a green space as part of the street, as if Potomac
density of commercial and residential proposed at this location, this street has two Yard Park extended several “fingers” into the site. The roadways are one-way

lanes in each direction, with the second lane serving as on-street parking during with on-street parking on the building side around the green spaces. Refer to the
off-peak hours. Refer to the Streetscape Standards for street tree, sidewalk, lighting Streetscape Standards for street tree, sidewalk, lighting and site furniture standards.

and site furniture standards.

0ff-Peak Pkg. 0ff-Peak Pkg.

2/ & 5\

‘L _L nw_ 1 J. 1 1

N 44’-0" Street Width 2F

Sidewalk o
60°-0" R.0.W.* Park N - 3 i ! N
# ax | - : ST . |Max

) Protrusion, 5 Parking 42°-0" Minimum 5 Protrusion
*Where the South Main Street is adjacent to development on both sides (between Howell and Monroe Avenue) the 14'-0" 20°-0" (Up to 200" at Howell Park) 20°-0" 14°-0"
right-of-way width shall be increased to 72ft. with sidewalks on both sides. The portion of South Main Street with Sidewalk ) Sidewalk
the park on both sides, adjacent to the GW Middle School, may have parking on one side. 110°-0" R.0.W.

Section C-C Section D-D
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Max ™=
Protrusion » 5 ’
120"
Sidewalk

-

Parking

—

380"

66'-0" R.O.W.

Parking

Max

il 5 + Protrusion
140"

— —
Sidewalk

-

Neighborhood Streets

Neighborhood Streets
Main Street

Main Street is the primary neighborhood connector street. It is mainly for
north-south movement through each parcel. It serves as the transit corridor for
the entire community, linking residents and tenants to points of interest and the
Braddock Road Metro Station. It is intended to be a traditional “main street” with
neighborhood-scale ground floor retail encouraging pedestrian activity and use.
Continuous sidewalks and street trees are provided. Refer to the Streetscape
Standards for street tree, sidewalk, lighting and site furniture standards.
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Development Guidelines Neighborhood Streets

Typical Residential Street

Typical residential streets establish the
fine-grained street network of each
neighborhood. They are mainly for
east-west movement between Main
Street and Potomac Avenue and limited
locations on Route 1. These streets are
designed to be slightly narrower

than City standards to ensure slow
vehicular movement and to favor the
pedestrian. Continuous sidewalks and
street trees are to be provided. Refer
to the Streetscape Standards for street
tree, sidewalk, lighting, and site
furniture standards.

P R Max
Protrusion | %' | Parking Parking + 5" |, Protrusion
L1407 | 36'-0" s 140" |
Sidewalk Sidewalk

| 640" R.O.W.
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One-way Street

One-way streets are used around
neighborhood parks as extensions of
the open spaces. Continuous sidewalks
and street trees are provided.
Crosswalks will be provided to access
the open space. Refer to the Streetscape
Standards for street tree, sidewalk,
lighting, and site furniture standards.

Alley

The network of alleys allow for the
fronts of properties to be free of curb
cuts and garage doors. Alleys are
typically 24ft in width with 22ft of
continuous pavement. In between each
garage entry, there is a one foot wide
planting strip to be maintained by the
house owners. Refer to the Streetscape
Standards for street tree, sidewalk,
lighting, and site furniture standards.

Last Revised February 17,2012
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Neighborhood Streets

—

One-Way+Parking

TR A
; Max Protrusion

Park 26"-0" 14°-0"

o+

Sidewalk

__40-0"ROW.

—

Two-way Alley
22

1" Planting - 5 N 4 1" Planting

L

Stri oo Stri
L 240-0°ROW. | P

*Pavement and R.O.W. width for this street type may be reduced
if approved by T&ES.

*One-way alleys, with a minimum pavement width of 18ft
andeasement width of 20ft, shall be permitted where approved
by T&ES.




Development Guidelines Summary of Street Criteria

Summary of Street Criteria

Some streets in the proposed development are made slightly narrower than the Alexandria City Standards to capture one of the
great elements of traditional neighborhoods in the Old Town Alexandria area. All streets are designed to favor the pedestrian,
calm vehicular speed, and correspond to the characteristics and the scale of the buildings fronting on that street. The street criteria
will be a supplement to the City of Alexandria Planning and Development Code. No curb cuts shall be permitted on Route 1 or
Potomac Avenue into individual properties.

Potomac Avenue Route 1 Main Street South Main Street** | Typ. Residential Street One-Way Street Alley=+
Vehicular Movement Two-way Two-way Two-way Two-way Two-way One-way Two-way
Movement Pattern Medium Medium Slow Slow Slow Yield Slow
No. of Travel lanes 4 + left turn 4+left/right turns 2 4 2 1 1
Design Speed 25-35 mph 35 mph 20-25 mph 20-25 mph 15-25 mph 10-15 mph 5-10 mph
Right of Way 90’ variable 66’ 60’ 64’ 40' 24
Pavement Width 54 variable 38 44' 36’ 26’ 22
Median Width 15’ 20 - - - - -
Sidewalk Width* 14’ (Bldg. Side only) 24’ (Bldg. Side only) 14’ min. 14’ (Bldg. Side only) 14’ min. 14’ (Bldg. Side only) N/A
On-Street Parking Bldg. Side only Lay-bys Both sides Off peak Both sides Bldg. Side only
Striping Yes Yes Yes Yes No No No
Curb Type & Radius Raised, 25’ Raised, 25’ Raised, 20’ Raised, 20’ Raised, 15’ Raised, 15 No curb, 10’
Street Trees 35o.c. 35o.c. 35o.c. 35o.c. 35o.c. 35o.c. N/A

*  All sidewalk widths include 4 ft. wide tree wells and a maximum 5 ft. area adjacent to buildings where encroachment and planted areas may be approved.
**  Where development occurs on both sides of South Main Street, the right-of-way width shall be a minimum of 72ft. and sidewalks shall be provided on both sides. Where South Main Street is adjacent to GW Middle School, parking may be provided only on one side.
**% Narrower (20 ft. easement, 18 ft. pavement) one-way alleys may be provided in some locations if approved by T&ES.
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Framework Open Spaces

The Open Space Parcels

At Potomac Yard, open space, along with transportation, street network, land use, and density are the primary components that
drive the design. Open Space at Potomac Yard is planned to be a collection of green spaces connected by pedestrian trails, street
sidewalks and walkable green spaces. They are linked within the Yard, and linked to the existing regional system. Active recreation
fields are located adjacent to existing school or natural open spaces.

Matching community needs, the plan offers a variety of open spaces including passive parks, linear parks, and urban plazas. In
addition to the Framework Open Spaces, design guidelines for each of the open space parcels, such as the Town Green and those
within individual development parcels are established to guide the design of these parks. Some of the criteria include minimum
dimensions, intent of character and use, and percentage of active and passive spaces.
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The Potomac Yard Park

Potomac Yard Park stretches the

entire length of the site adjacent to the
railroad corridor and is one of the most
significant open spaces in the plan. It
covers approximately 27 acres including
approximately 3 acres of open water
feature used for BMP ponds. BMPs

shall only be located within this park if
approved and designed to the City's

satisfaction. The park provides
convenient and accessible open space
amenity, including a significant
extension of the Simpson Field which
can accommodate two regulation-sized
large play fields. Other active sports
facilities for all residents and the
general public will also be located

Framework Open Spaces

At the north end of the park, a
connection to the existing Four Mile
Run bike trail will be made over the
easternmost railroad bridge. At the
south end of the park, a direct and safe
connection will be made to the
Braddock Road trail system.

A pedestrian bridge over the tracks
shall occur near the end of the Custis
Street axis at such times as an agreed
upon level of development has been
achieved, providing an east-west
connection.

The park should be comprised of a mix
of active and passive uses. About 30%
of the total area should be dedicated
for active recreational uses such as
tennis courts, basketball courts, or

70% should be a mix of hard and soft
landscaped areas. A bioretention storm
water management system, which
allows the ground surface to be treated
as usable open space is envisioned to
be incorporated into the park design.
Bike trails and pedestrian paths of a
minimum width of 10ft clear travel way
should be abundant and continuous
with interesting stopping points, such
as where paths converge or at the end
of street vistas. The eastern edge of the
park should be shielded from the noise
and view of the railroad by an attractive
landscape buffer. Refer to the Parkscape
Standards for landscape, material,
lighting, and site furniture standards.

throughout. children’s playgrounds. The remaining
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Simpson Fields at Potomac Yard Park

When the new Route 1 Bridge is
constructed, the Route 1 frontage of
the existing Simpson Fields will be
extended to its new alignment. The
park will be approximately 5 acres, and
will accommodate two regulation-sized
soccer fields. Refer to the Parkscape
Standards for landscape, material,
lighting, and site furniture standards.

Braddock Field at Potomac Yard Park

Braddock Field, located at the
southern end of Potomac Yard Park will
allow the currently under utilized and
undersized school field to adequately
accommodate a regulation-sized
soccer field. Two acres of field space
shall be designed in conjunction with
the George Washington Middle School
fields. Refer to the Parkscape Standards
for landscape, material, lighting, and
site furniture standards.

Last Revised February 17,2012
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Framework Open Spaces

B Realigned Route 1
- Wl EN OGN WS WE W N e e w
1
S
<<
‘ [}
1S
e 15
7 =
T et
[}
P (=
g S o LS — 9
= ER W ©
- e e : Existing i
= Som = e Simpson Field
TR R
N e
% 0
Potomac fan, &
Yard Park Braddogck
Rd. Metro
Braddock———e N pind
Field - s
Existing 3
Fields
Transit e e :
Drop-Off  George Washington =
'Middle School
= :__LJ 0.0
KN s




Four Mile Run Park

Four Mile Run Park is located at the
northernmost end of the property and
consists of four existing railroad
bridges, the embankment of Four Mile
Run, an existing trail at the water level,
and a small amount of land on the
south side of the river.

The easternmost existing railroad
bridge shall be used for the extension of
Potomac Avenue connecting Alexandria
to Arlington. The character and cross
section of the street shall remain the
same throughout. A pedestrian and
bike connection will be made from the
Potomac Yard Park to the Four Mile Run
trail system.

The remaining three existing railroad
bridges and land area will be of soft

and hard landscape. Lighting for the
underside of the bridge will be of
special concern. Park pavilions are
permitted on the two western bridges.
The spaces shall be marketed for com-
mercial recreational uses. The portion
of the park on the north side of the river
will be designed in conjunction with the
Arlington park system. Refer to the
Parkscape Standards for landscape,
material, lighting, and site furniture
standards.

Development Guidelines

Framework Open Spaces

Arlington

<N

0 - i
Alexandria []

Route 1

> Potomac Yard
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Building Parcel

———_

42’ - 50’ Minimum
— (up to 200’ at
Howell Park)

Building Parcel

Main Street

— man ave e

s

Framework Open Spaces

Finger Parks

Oriented east-west, Finger Parks are
extensions of Potomac Yard Park into
the neighborhoods. They incorporate
the streetscape of Swann and Custis
Streets as part of the open space.

Finger Parks will be a minimum of
42ft-50ft in width and will be for a
minimum of 80% of the block length
from Main Street to Potomac Avenue.
Park edges will be lined with shade
trees. Park space will be mostly lawn
with pedestrian paths and occasional
stopping points furnished with park
benches. Elements such as small
fountains, a sundial, or other markings
are encouraged to signify axial
relationships. Alleys of adjacent
residential frontages will not be
accessed from streets with Finger Parks.
Refer to the Parkscape Standards for
landscape, material, lighting, and site
furniture standards.
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parcel A | Potomac Greens

/-/'—-——_' —— \l.~_

Ra“ Park A __.—wv—s_/-\:
e A
Rail Corridor ——

Potomac Yard Park

Potomac Greens Park

Potomac Greens Park includes the
existing environmental protection areas
adjacent to the George Washington
Memorial Parkway to the north and east
of the property. Interpretative nature
trails are highly recommended for this
area. Refer to the Parkscape Standards

\ for landscape, material, lighting, and
site furniture standards.

Howell Park

Building Parcel

: iy Howell Park takes on an interesting
i Building Parcel trigngular ;hape due.to the pend i‘n the
i i existing railroad corridor which brings
RS together two street grid patterns. It is
» ol approximately 3/4 acres, and should
Main Street — be primarily landscaped with lawn and
e Ma in ~—— trees to provide visual interest and
‘ /\St,-ee"“*-/ \ passive recreational use. Refer to the
N T — t Parkscape Standards for landscape,
material, lighting, and site furniture
standards.

Howell Street
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Framework Open Spaces

Rail Park

Rail Park, located between the two rail corridors, is a

bout 4.2 acres. It will

offer a variety of active and passive open spaces. Access to the park is from

Potomac Greens Drive near the north end of Old To
access shall be provided at the south end of the park b
tracks. A dog run area will be located on the southe
and parking to the satisfaction of the City. The run's
surface, water source, benches and dog waste recep
shall be utilized for open space or left unimproved,

n Greens. Pedestrian

a footbridge over the Metro

n portion of the site, with access
hall be fenced, have a gravel
tacle. The remainder of the site
except for a grass or planted

surface, as determined by the City. The Metro Rail service drive shall be maintained
and possibly used as vehicular service access for the park. Refer to the Parkscape

Standards for landscape, material, lighting, and site

furniture standards.

—_—
For lllustrative Purposes Only
P ol ~

Parcel A / Potomac Greens
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Summary of Open Space Criteria

Summary of Open Space Criteria

Dedicated Public Area Design Intent % of area % of area Recreational and Special Use* Tree Coverage | Trails and Paths % of Trees **
Open Space*** Active Use Passive Use In 10 Years
Shade Understory | Evergreen
Trees Trees Trees
3| Potomac Yard Park 26.7 Gross LinearparkservingPotomacYardand | 30% 70% BMP/Bioretention if approved by the City | 40% Extension of 5510 85% 5t0 10% 010 20%
Acres surroundingneighborhoods.Open Two tennis courts regional trails
space link from Braddock Road to Two basketball courts system
Four Mile Run Two volleyball courts
Fitness course, Playground
Picnic areas, Play field
Multipurpose lawn areas
3 | Braddock Field 2.0 Acres Region-serving Play Field 100% 0% Play field 0% NA NA NA NA
at Potomac Yard Park
3 | MonroeFieldsatPotomac | Areaincluded | Two region-serving Play Fields 100% 0% Play field 0% NA NA NA NA
Yard Park in Potomac
Yard Park
3 Potomac Greens Park | 17.5 Acres Passiverecreationandnaturearea | 0% 100% envirion. protection areas picnic areas, 30% Park-serving 75t0100% | O0to5% 0to 5%
playground w/o wetlands | trailsand
boardwalks
3 | Potomac Plaza 1.5 Acres Landscaped Area 0% 100% - 50% Park-serving 75t0100% | 0to5% 0t0 5%
sidewalks and
trails
3| Rail Park 4.2 Acres Publicdog-runarea.Parkthatprimar- | 25% 75% Dog run, remainder of use determined by | 25% Park-serving 65t0100% | 0to 10% 0to 10%
ilyservesPotomacGreensandOld the City trails
Town Greens.
Four Mile Run Park*** | 4.4 Acres Destination park located at the 10% 90% Bridgedeckgardenswaterfrontopportunities | 10% Connections 60 to 90% 10to 20% 10to 30%
junctureofregionaltrails Waterfront to regional
opportunitiestobemadeavailablefor trails
commercial recreation use
3 | Howell Park 0.7 Acre Neighborhood park 10% 90% Neighborhood gatherings 40% Sidewalks and 75t0100% | 0to5% 0to 5%
internal paths
3| Finger Parks 0.8 Acre Neighborhoodparkandeast-west | 0% 100% Pedestrian connection 70% Sidewalks 90to 100% | Oto 10% 0%
at Swann & Custis greenway.PedestrianlinkageDelRay
to Potomac Yard Park.
NeighborhoodParks*** | 3.6 Acres Neighborhood-servingparksoffering | 10% 90% Dog runs, tot lots and playgrounds, sitting | 30% Sidewalks and 75t0100% | Oto5% 0to 5%
approx. a place for social interaction areas internal paths

*  Different but comparable, amenities may be provided if requires or approved by the City.
**  Shade, understory and evergreen tree percentage may be modified by the City in conjunction with plan approvals.
*** Those open spaces not dedicated to the City shall be subject to a public access easement.
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apartments and small office buildings will transform the high-speed auto-oriented
nature of the road to a pedestrian-oriented road. Near the Braddock Road Metro
Station, there is also a higher density mixed-use node to take advantage of the

Alexandria. The parcel just south of the existing Potomac Yard Center is envisioned
transit opportunities.

Potomac Yard is envisioned as a mixed-use development similar to Old Town
to be a higher density mixed-use development. Along Route 1, a mix of residential

General Land Use Plan

General Land Use Plan
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The Parcel Plan

Potomac Yard has seven major
development parcels. These parcels
are typically defined by the framework
streets and parks. They can be
developed individually with their own
identity and character within the
parameters of these guidelines.

Each parcel will be organized by an
interconnected street system, and an
orthogonal block system. Streets will
follow the Neighborhood Streets
guidelines. Street and block patterns,

Development Guidelines

park requirements, street wall and
building orientation requirements for
each parcel are prescribed in the
following pages.

Main Street will be continuous and
connected through each neighborhood.
It will serve as a transit corridor linking
all of the parcels to points of interest
and the Braddock Road Metro Station.
Within each parcel, there is a flexibility
of the block layout to allow a variety of

building types, lot sizes, park and street
configurations.

The Parcel Plan
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Development Guidelines Parcel Development Standards

Parcel Development Standards

Parcel A

The Neighborhood

Parcel A, approximately 33 acres, is located north of the existing Slaters Village and
is known as Potomac Greens. Of the 33 acres, approximately 16 acres are existing
wetlands located at the north and east ends of the parcel. This parcel is intended to
be all residential. The main access to the parcel is from Potomac Greens Drive which
will be extended into Parcel A providing access to the point of a potential future
Metro Station. It will be a residential neighborhood organized by a series of small
place-making parks.

The Street and Block Plan
The street and block pattern in this parcel is organized by a series of landscaped
squares creating amenity for the residents. Streets will be primarily orthogonal.

Blocks will be organized with their longer frontage oriented in the east-west direction,
but not more than 320ft in length. Parking for all residential units, except for those
units directly fronting onto the George Washington Memorial Parkway, is to be

accessed from an alley. Alleys shall not dead-end.

The Neighborhood Parks

There shall be a minimum of 2.5 acres of open space in this parcel. Refer to ‘Potomac
Greens Park’in the Framework Open Space section. This acreage shall be located at
more than one location as organizing elements in the plan. An open space shall be
located between the new development and Old Town Greens and incorporate the
existing pond and substation building as part of the parkscape. The main purpose of
these parks is to provide an attractive address and localized open space for the
neighborhood residents. The minimum dimension of such spaces is 40ft by 80ft.

Vicinity
of Park

Parks shall be framed by residential one-way streets. Vicinity X i

The Buildings OI Park X i | S R
All buildings shall have their facades parallel to the front lot line to form the street \\ % — i

wall. Street walls shall be built to the full extent of the frontage lot width. Corner o -,

lots shall be built to no less than 50% of the side street lot frontage. Building \\

articulation on corner lots is especially encouraged to create “gateway” structures
with architectural elements such as cupolas, chimneys and hipped roofs.

All building elevations facing or visible from George Washington Memorial

Parkway shall be fully articulated as a primary facade. No garage doors shall be
facing the parkway. The typical building types in this parcel include townhouses and
stacked townhouses. Within 500ft of the centerline of the George Washington
Memorial Parkway, buildings are limited to 45ft in height. The remaining portion

Potomac Yard Park
of the parcel shall not exceed 55ft in height. A variety of height shall be provided, ‘/’“/

including some townhouses 35ft or less in height. <N Partial Plan For Illustrative Purpose Only
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Parcel C

Parcel C, located within the one-way
loop of Slaters Lane, is approximately
three acres. This parcel shall be utilized
for retail use and be landscaped to
provide an attractive entry into this part
of the City.

Neighborhood Parks

The eastern portion of the parcel shall
be landscaped with trees to denote
Slaters Lane as a gateway from the
George Washington Memorial Parkway.
The northern portion of the parcel shall
be landscaped with trees to conceal the
existing industrial use in the middle of
the block.

The Buildings

Community oriented use such as a
convenience retail store or small
community-serving professional
offices, no more than 50ft in height,
is encouraged on the site. Required
parking shall be provided on site

at grade.

Development Guidelines

Parcel Development Standards
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Parcel G

The Neighborhood

Parcel G, the neighborhood just south
of the existing Potomac Yard Center, is
approximately 20 acres. With a major
portion of the office program and the
highest density residential program
located in this parcel, it serves as a
“town center” for the community. Its
main east-west connection is East Glebe
Road. There shall be a mix of uses and
buildings in each block. Retail use at
the ground floor is highly encouraged.
Parking in this parcel shall be primarily
underground, or if at grade, embedded
within the block.

The Street and Block Plan

The street and block pattern will be

primarily orthogonal. The extension of

East Glebe Road shall be perpendicular

to Route 1 and maintained as a view

corridor eastward to Potomac Yard Park.
Each block shall be no more than 1250ft

in total perimeter frontage, and no more
than 400ft in any one direction. Within

each block, there may be multiple lots.

The centerline of Main Street shall be

no more than 350ft away from the

property line on Route 1, and shall align

with the centerline of Main Street in

adjacent parcels. It shall provide an

access to the existing retail center to the
north. The north boundary of this parcel
follows the property line along the southern
edge of Potomac Yard Retail Center. The south
boundary of this parcel shall be the southern
right-of-way line of a residential street. The
mid-block, publicly accessible pedestrian
connection extending from Howell Avenue to
East Glebe Road in the blocks between Main
Line Boulevard and Potomac Avenue shall be
maintained*.

The Town Green
A centrally located town green of 1.25

* Amended November 13,2010

Last Revised February 17,2012
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acres minimum is required as the focal
point of this parcel. This open space
should be rectilinear in shape with a
minimum width of 100ft. At least 30%
of the area should be paved to
accommodate informal community
gatherings. At least three sides of the
town green shall be bordered by
one-way streets with on-street parking
on the building side. Sidewalks on these
streets on the building side shall be a
minimum of 19ft to encourage
pedestrian-oriented retail activities,
such as sidewalk cafes, and restaurant
seating. A prominent location in the
Town Green should be reserved for a
park pavilion of distinctive form.

The Buildings

Buildings shall have their facades
parallel to the front lot line to form the
street walls. Streetwalls shall be built
for no less than 80% of the front lot
width. Main entrances shall be located
at the front lot line. Parking and service
entrances shall be to the rear off alleys
or side streets. Parking at grade, if any,
shall be built behind retail or along side
frontages and shall be shielded from
pedestrian view by a fence or wall

of 4ft minimum height. Awnings,
balconies, and projecting windows of
2.5ft depth or less are encouraged and
may encroach into the right-of-way.

(Text deleted per amendments approved
November 13, 2010)

The building types in this parcel are
mainly medium office buildings, large
apartments and mixed-use apartments.
The tallest building in this parcel shall
be the hotel with its main structure
close to 110ft in height. Up to seven
other buildings in addition to the hotel
may be up to 110ft in height. Office
buildings on Route 1 shall not exceed
82ft. A variety in building heights for the
entire parcel is required.

Parcel Development Standards

51} — o |

Potomac Yard_ | | ' & Main
i thail Center ' Street

N = Route T

> - O S/ / 11| [For lllustrative Purposes Only




Parcel H

The Neighborhood

Parcel H, located just south of Parcel

G, is approximately 13 acres. It is a primarily
office neighborhood with some residential.
Land uses may be adjusted to accommodate
the flexibility specified in the Master Plan CDD
Guidelines and the amended CDD Concept
Plan dated September 24, 2010*. The blocks
between Main Street and Route 1 shall be
mixed in use and building type. The main
east-west connection is Swann Avenue.

The Street and Block Plan

The street and block pattern shall be
primarily orthogonal. The centerline

of Main Street shall be no more than
250ft away from the property line on
Route 1. Its centerline shall align with
the centerline of Main Street in adjacent
neighborhoods. The eastern terminus
of east-west residential streets shall
always be Potomac Yard Park.

Each block shall be no more than 1750 ftin
total perimeter frontage, and no more than
500 ft in any one direction.* In each block,
there may be multiple lots. The blocks along
Route 1 shall have their longer frontage fac-
ing Route 1. In the blocks fronting Route 1,
there shall be at least one pedestrian through
block connection from Main Street to Route 1.
The mid-block, publicly accessible pedestrian
connection extending from Howell Avenue to
East Glebe Road in the blocks between Main-
line Boulevard and Potomac Avenue shall be
maintained.*

The north boundary of this parcel abuts a

residential street in Parcel G (text deleted per
amendments on November 13, 2010).

* Amended November 13,2010

Development Guidelines

An alley system is required for

parking to ensure the streets free of garage
doors and curb cuts. Alleys shall not be ac-
cessed from Swann Avenue, nor shall they be
dead-ends. No median breaks along Potomac
Avenue shall be allowed between Swann
Avenue and Custis Avenue. No median breaks
along Swann Avenue between Main Line
Blvd. and Potomac Avenue shall be allowed.
No curb-cuts along Swann Avenue shall be
allowed*.

The Neighborhood Parks

There shall be a minimum 10,900 sf (1/4 acre)
of park/plaza space(s) in addition to the Swann
Finger Park within the parcel.* The main
purpose of the park(s)/plaza(s) is to provide
passive recreation space.* (Text deleted per
amendments on November 13, 2010). Parks
shall be bordered by residential or one-way
streets.

The Buildings

All buildings shall have their facades parallel to
the front lot line to form the street wall. Street-
walls, except for those on Route 1, shall be
built for no less than 80% of the front lot width.
Buildings on Route 1 shall be extended along
the front lot line no less than 60% of the lot
width. Main entrances shall be located at the
front lot line. Parking and services shall be at
the rear accessed by alleys. The typical building
types in this parcel are office with ground floor
retail, multi-family residential, townhouses,
and stacked townhouses.* Buildings shall
range in height from 45 ft to 110 ft. Buildings
between Mainline Blvd and Route 1 shall have
a maximum height of 100 ft with appropri-

ate transitions to adjacent uses and Route 1
frontage.* (Text deleted per amendments on
November 13, 2010).

Federal Tenants

Additional design and parking flexibility to
accommodate Federal tenants shall be permit-
ted in Landbay H and partial | with design para-
menters to be developed prior to or concurrent

Parcel Development Standards
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with the DSUP process.*
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Parcel |

The Neighborhood

Parcel |, located just south of Parcel H, is
approximately 23 acres. It is a primarily resi-
dential neighborhood. The blocks between
Mainline Boulevard and Route 1 shall be
primarily residential in use with accessory
retail permitted. Land uses may be adjusted
to accommodate the flexibility specified

in the Master Plan CDD Guidelines and the
amended CDD Concept Plan dated Septem-
ber 24, 2010*. This parcel has multiple access
points from Route 1, but Custis Street is the
only signalized intersection.

The Street and Block Plan

All of the street and block guidelines for Par-
cel H apply to this parcel with the exception
that in the blocks on Route 1, there shall be at
least one pedestrian through block connec-
tion in addition to the street connections,
connecting Main Street to Route 1. No me-
dian breaks along Potomac Avenue shall be
allowed between Swann Avenue and Custis
Avenue. No parking garage access for office
uses shall be allowed on Bluemont Avenue.
The mid-block, publicly accessible pedestrian
connection extending from Howell Avenue to
East Glebe Road in the blocks between Main
Line Boulevard and Potomac Avenue shall be
maintained.*

(Text deleted per amendments on Novem-
ber 13,2010). The south boundary is and
includes the alley of the development on the
south side of Custis Street. An alley system is
required for parking to ensure streets free of
garage doors and curb cuts. Alleys shall not
be accessed from Custis Street, nor shall be
dead-ends.

* Amended November 13,2010

Last Revised February 17,2012
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The Neighborhood Parks

There shall be a minimum of 22,000sf
(approximately 1/2 acre) of park space
in addition to the Custis Finger Park
within the parcel. It can be used at
one or more locations. The main
purpose of these parks is to provide
primarily passive recreational space
for the neighborhood residents.

The minimum dimensions of one of
the spaces are 120 ft by 120 ft. Parks
shall be bordered by residential or
one-way streets.

The Buildings

All of the building guidelines for

Parcel H apply to this parcel except for height.
It is a residential neighborhood with accesso-
ry retail permitted. The typical building types
in this parcel include townhouses, stacked
townhouses, and multi-family buildings.*
(Text deleted per amendments on November
13, 2010). Multi-family and office buildings on
Route 1 may be a maximum 90 ft in height.
Townhouses and stacked townhouses will
range between 35 ft and 55 ft in height.*
(Text deleted per amendments on November
13,2010).

Federal Tenants

Additional design and parking flexibility

to accommodate Federal tenants shall be
permitted in Landbay H and partial | with
design parameters to be developed prior to
or concurrent with the DSUP process.*

Parcel Development Standards
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Parcel J

The Neighborhood

Parcel J, located south of Parcel | and north of the newly extended Monroe Avenue, is ap-
proximately 16 acres.It is a residential neighborhood with accessory retail permitted. Land
uses may be adjusted to accommodate the flexibility specified in the Master Plan CDD
Guidelines and the amended CDD Concept Plan dated September 24, 2010*. Its main access
points are Potomac and Howell Avenues.

The Street and Block Plan

The street and block pattern shall be orthogonal to the newly realigned Route 1.

The centerline of Main Street shall be no more than 250ft away from the property line on
Route 1. Its centerline shall align with the centerline of Main Street of the adjacent parcels.
The eastern terminus of east-west residential streets shall always be Potomac Yard Park.
Potomac Avenue shall meet the newly realigned Route 1 as a full service T-intersection at
grade before the Route 1 Bridge rises. Refer to Framework Streets Guidelines.

Each block shall have no more than 1700 ft in total perimeter frontage, and no more than
657 ft in any one direction (Applicant)*. In each block, there may be multiple lots. The blocks
along Route 1 shall have their longer frontage facing Route 1. There shall be at least one
pedestrian through block connection in addition to the street connections connecting

Parcel Development Standards

Mainline boulevard to Route 1.*(Text deleted per amendments on November 13, 2010).

The Neighborhood Parks

Due to the generous size of adjacent Framework Parks there is no minimum
neighborhood park requirement in this parcel. However, they are encouraged as
neighborhood amenities which add value to the development.

The Buildings

All of the building guidelines for Parcel H and | apply to this parcel except for height. In addition,
buildings sharing lot lines with Potomac Yard Park shall build no less than 80% of the park front
lot width. The typical building types east of Main Street are townhouses and stacked townhouses.
They shall range in heights from 35ft to 55ft, with at least some of the town houses no more than
35ft in height. Multi-family and office buildings on Route 1 may be a maximum 90 ft in height.
Townhouses and stacked townhouses will range between 35 ft and 55 ft in height.*

* Amended November 13,2010
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Parcel L The Buildings
All of the building guidelines for Parcel H, I,
The Neighborhood and J apply to this parcel except for height. In

Parcel L, approximately 17 acres, is located
between the newly extended Monroe Avenue
and Braddock Road. (Text deleted per amend-
ments made on November 13, 2010). South
Main Street provides the main

vehicular access and address for this parcel.
Since this parcel borders existing properties
with multiple ownerships, street and pedestri-
an linkages to the existing neighborhood are
particularly important.*

The Street and Block Plan

The streets in this parcel shall provide a reser-
vation for two potential future connections to
the adjoining neighborhood streets through
off site properties.* The eastern terminus of
east-west streets shall always be

Potomac Yard Park. The newly extended
Monroe Avenue shall meet South Main Street
as a T-intersection near or underneath the
new Route 1 Bridge. No streets shall dead-end
except for future offsite connections and
South Main Street which ends in a cul-de-sac
near Braddock Road. South Main Street shall

addition, all buildings are required to set back
from the western property line a minimum

of 30 feet.

The setback area shall be landscaped and
follow the guidelines for

pedestrian through-block connections. The
typical building types in this parcel are town-
houses, stacked townhouses, and multi-family
townhouses.* Multi-family buildings up to 90
ft in height are permitted and the remaining
buildings shall not exceed 55 ft in height.* All
buildings shall have their major bulk on South
Main Street (and Monroe Avenue) and step
down towards the existing neighborhood.

Parcel Development Standards

A total of 20% of the parcel area shall be set "
aside as open space. It can be located at one
or more locations. The primary purpose of the
open space is to provide passive recreation
for the residents of this parcel and the public.*
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Development Guidelines

Summary of Parcel Development Crite

Summary of Parcel Development Criteria

stacked townhouses

various residential

residential

loft), and Multifamily

loft), and Multifamily

Parcel A Parcel C Parcel G Parcel H Parcel | Parcel J Parcel L
Potomac Greens Potomac Plaza Town Center
) ) . ) Mlxgd—usg ofﬁFe, Mixed-use office, retail . . Residential with Residential with
General Land Use Residential Primarily open space | retail, residential and . A Residential* e .
hotel and residential accessory retail accessory retail
Total Area 33.6 Acres 3.1 Acres 19 acres 18.9 acres 22.6 Acres 16 acres 14 acres
. ) . . . . . ) ) 4% [including Howell
Min. % Open Space N 5 7% [including Town 6% [including Finger 7% [including Finger . .
Required 26% 50% (app. 1.5 acres) Green (app. 1.5 acres)] | Park (app. 0.25 acres)] | Park (app. 0.5 acres)] zlcr:gegse)r] Park (app. 075 | [RRERIEREREEREE
Max. Block Perimeter | n/a n/a 1250ft 1750ft 1750ft 1700ft 1500ft
Max. Block Dimension n/a 400ft 500ft 500ft 675ft 550ft
in one direction
45ft within 500ft of 35-55ft for Townhouse | 35-55ft for Townhouse | 35-55ft for Townhouse
. and Stacked and Stacked and Stacked
General Building GWP " 45ft-110ft
Height 56ft max variety of 50ft max B e 110ft Max. Townhouse Townhouse townhouse
. oo 90ft for Multifamily 90ft for Multifamily 90ft for Multifamily
heights 35’-55 g g W
Buildings Buildings Buildings
Tonwhouses and Office. hotel. and Office with ground Townhouse, Stacked Townhouse, Stacked Townhouse, Stacked
General Building Type Small office ! ! floor retail and some townhouse (urban townhouse (urban townhouse (urban

loft), and Multifamily

NOTE: Revisions shaded in yellow.

* The criteria in this chart may be adjusted to accommodate the flexibility specified in the Master Plan CDD Guidelines and the amended CDD Concept Plan dated
September 24, 2010 and approved on November 13, 2010.

* Amended November 13, 2010
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Development Guidelines Infrastructure

Infrastructure

Infrastructure proposed with the development of Potomac Yard shall be in accordance with City of Alexandria design and
construction standards. Infrastructure is proposed to be constructed as needed to support each phase of the development.
Infrastructure shall include the installation of the appropriate roadways, pedestrian facilities, sanitary sewer system, water supply
system, storm water conveyance system, electric, telephone, cable and gas systems and the appropriate erosion and sediment
control during the construction phase of the project.

Stormwater management (SWM) to control the peak rate of runoff is not required for this project given its proximity to the
Potomac River and Four Mile Run. However, Best Management Practices (BMP) (Water Quality Control) is required for the project
to comply with the Chesapeake Bay Ordinance. This project will conform with the applicable sections of the City of Alexandria
Chesapeake Bay Act.

Current thinking for the project includes the implementation of traditional BMP’s as well as the use of more urban BMP facilities.
Traditional BMP systems could include wet and dry facilities (ponds) that will be maintained by an owners’association. Urban
BMPs could consist of surface and underground facilities subject to the level of development and the design criteria and the
design standards set forth by the City of Alexandria. Urban facilities could include underground sand filters, bioretention facilities,
compost filters or other appropriate systems.
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The quality of the neighborhood and its Urban Standards Architectural Standards
streets and open spaces will be derived Frontage and Orientation Materials

in large part by the character of the Front Lot Line Coverage and Setbacks Architectural Elements
buildings that front on these spaces. Heights and Massing Special Features

These guidelines identify and focus on Parking and Service

those elements that comprise the most
public side of the buildings. The
following categories of standards
designated by building type comprise
the basic design requirements.

Building Types
Residential
a. Townhouses (3-31/2 Stories)
b. Stacked Townhouses (4-41/2 Stories)
c. Small Apartment Building (3-4 Stories)
d. Large Apartment Building (5 Stories and above)
e. Mixed-Use Apartment Building Office (3-5 Stories)

Office
a. Small Office Building (3-5 Stories)
b. Medium-sized Office Building (5-8 Stories)

Hotel (6-8 Stories)
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* Amended November 13,2010

Two types of townhouses are in this development, single-family, and stacked.

Single family townhouses serve as the primary building fabric of the development and form the
main character and image of the neighborhoods.* Stacked townhouses, having similar exterior
appearances and adding variety in housing product, price range, and overall density are pro-
posed on Potomac Yard Park, Mainline Boulevard, and along Route 1.* Typical lot sizes are 18-25’

in width by 55’-100"in depth.

Urban Standards

Frontage, Orientation, and Setback

All townhouses shall have their primary
facades with main entries fronting the
street. All buildings should extend the
full width of the lot at the front facade.
The front facade may protrude into

the right-of-way for a maximum of 5ft.
from the property line for steps, stoops,
porches or bay windows that are used
on the front facade. The total width of
all projections shall not be greater than
60% of the width of the main body of
the house.

All townhouses are encouraged to
incorporate a variety of color, material,
and fenestration pattern in order to

ensure the articulation of the street wall.

In addition to the zoning requirement
of separation, a setback of 12-24 inches
from the adjacent front facade is
required for at least every six
continuous townhouses. The minimum
distance between sides of units shall

be 10ft (5ft from each property) without
windows, and 16ft (8ft from each
property) with windows. On corner lots,
the main body of the house shall be
built up to the lot line on the side street.
End units must provide a garden wall

of 6ft in height extending from the main
body of the house to the garage or the
alley property line to form a continuous

structure to screen the private yard of
the house.

Height and Massing

The cornice line of single family

townhouses may not exceed 35ft in height, or
three stories. An optional partial fourth-fifth
floor with dormers is allowed provided the
building does not exceed 45 ft.* A variety of
heights shall be provided, with at least some
of the townhouses 35ft or less in height. The
ground floor of single family units may be
raised a maximum of 5 ft above the sidewalk
level.* The cornice line of a stacked town-
house may not exceed 45ft in height, or four
stories. The first floor of the stacked town-
houses may be depressed 3-5 ft. and the main
entrance may be at the second level from a
stoop within the front yard setback zone. The
front facade may be setback a maximum of
12ft for townhouses with London basements
(depressed first floors.) An optional partial
fourth/fifth floor may be incorporated with
dormers.* Upper floor exterior terraces or bal-
conies are permitted at the rear facade of the
building. These may also be permitted on the
front facade of a building at the discretion of
the Director of Planning and Zoning.* Stacked
end units must provide a terrace wall integral
to the side wall of the house to screen the
private rear terraces from street views.

Parking and Garages
Parking for townhouses is generally accessed
from the alley, and is located within enclosed



detached or attached garages, or common
garages embedded with the block. Driveways
and curb cuts from streets are not

permitted, except for those fronting onto
George Washington Parkway in Parcel A.
“Granny Flats” or auxiliary/rental units are per-
mitted provided that parking is provided and
the unit count is part of the total developable
residential units. The maximum floor area for
“Granny Flats”is 450 sf and may not be more
than one level on top of the garage.

Architectural Standards

Fenestration and Roofscape

Exterior openings should be of a

vertical proportion of one horizontal to two
vertical (1:2). Windows should be primar-

ily double-hung with muntins. Casement
windows or other types appropriate to a par-
ticular building style are allowed.* Casement

windows may be used in bay windowfeatures.

The side walls of exterior end units should
have windows. Townhouses with pitched
roofs should have a recommended

minimum slope of 8/12 for the main roof.
The main roof ridge should be parallel to the
street. Mechanical or HVAC units may not be
visible from the street. All utilities, including
transformers, telephone and cable boxes shall
be located in the alleys. Each unit shall be de-
signed to provide for the convenient storage
and screening of trash and recycling
receptacles.

* Amended November 13,2010

Materials and Architectural Elements
Townhouses shall be primarily clad in a sin-
gular material, either in brick, wood siding, or
smooth-finished stucco.

Dormers, porches, and bay windows may be
in wood, metal, and brick.* Details at the head
and sill of windows are strongly encouraged.

Shutters should be widely and correctly
used. The use of water tables, belt courses,
and ornamentation with brick or stone is
encouraged. Maximum height of building
bays and bay windows is to be determined
at the discretion of the Director of Planning
and Zoning.* Chimneys must be clad in brick.
Building entries should include special details
such as pediments or porches to enhance
the distinction of individual units. Towers and
cupolas extending above the cornice line are
encouraged for the end units. Railings for the
front stoops or airway shall be wrought iron,
brick, stone, or painted wood or a
combination of the above. Wood

elements such as railings, fences,

balconies and decks shall be painted. No
skylights may be seen from the front of the
building. (Text deleted per amendments on
November 13, 2010)
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Building Guidelines Townhouses

Illustrative Townhouse Sections

Note: Right-of-way is 24 ft. with 22 ft. of unobstructed pavement.
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Building Guidelines Townhouses

Illustrative Townhouse Sections
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Three to four-story multifamily apartment buildings are proposed in this
development. Small apartment buildings, when located in the Town Center

(Parcel G), along Route 1, or within Parcel L, may be mixed-use with ground floor
commercial spaces such as retail or professional offices. (Refer to Mixed-use
Apartment Building Guidelines.) These building plans may be organized as a
double-loaded corridor with street and courtyard facing units, or a single-loaded
corridor with duplex units above ground floor units. Units may be directly accessible
from the exterior.

Urban Standards

Frontage and Orientation

Buildings shall have their front facades paral-
lel to the front property line. No less than
80% of the front lot width should be covered
by the front facade to provide street wall.
Corner lots are considered to have two front
lots lines. Buildings on Route 1 shall have no
less than 50% of Route 1 lot width covered
by the facade. No building shall be more than
165'in length along the front lot line. Small
apartment buildings are permitted to have
multiple entrances.

Height, Massing and Setback

Buildings should utilize simple geometric
shapes in plan and elevation. Buildings shall
not exceed 50'in height. Buildings shall be
no more than four-stories and no less than
three stories. Single use residential build-
ings'ground floor may be a maximum of 5

ft above grade.* Steps, stoops and porches
are encouraged and may protrude into the
right-of-way for a maximum of 5ft. When
these elements are used in the front facade,

a maximum building setback of 12ft is permit-
ted. Awnings, balconies, and bay windows
less than 2.5ft in depth may protrude into the
right-of-way.

Parking

Underground parking facilities are encour-
aged at all locations, but small apartment
buildings may provide parking at grade in
surface lots which are at the rear of the build-
ing and enclosed with garden walls.

* Amended November 13,2010

Architectural Standards

Fenestration and Roofscape

Exterior openings may vary in size and pat-
tern but should be of a vertical

proportion of one horizontal to two vertical
(1:2). Window to wall ratio of the front facade
should be a minimum of 30%.* The roof of
the building may be either flat or pitched. The
recommended roof pitch is 5/12 to 7/12.The
main roof ridge should be typically paral-

lel to the street at the front of the building.
Dormers are encouraged as part of the roof
structure, if they are used as part of the

actual dwelling units. A cornice line or similar
expression at the parapet or at the eave of the
roof is strongly encouraged.

Materials and Architectural Elements
Buildings shall be primarily clad in a

singular material, including brick,

wood, or smooth-finished stucco. Belt
courses, water tables, stone or brick
ornamentation are encouraged.

Windows and doors should be of high
quality. Details at the head and sill of
windows are strongly encouraged.

Shutters should be widely used.

Building elements such as bay

windows, porches, balconies and

chimneys are strongly encouraged. Exterior
balconies shall not protrude beyond the fa-
cade of the building more than 2.5ft in depth,
and shall be an integral part of the facade.
Architectural features such as towers and
cupolas should be used to address corner
conditions or special vistas. (Text deleted per
amendments on November 13, 2010)

* Amended November 13,2010



Building Guidelines Small Apartment Buildings

Illustrative Small Apartment Buildings

149'-0" .
s TTITITTT] F— Ee
] Garden Wall g £ £ e {315
L] Irsﬁ Tai'klinrll.olt | | Lk { el GardanWaII il
A k|1 5 ,.,;],.T VIE
2 e A R - mmruwuum =
o | | || --'f?“‘:?—< = "‘f &
& S R [ B
- O '
| K
: | ll o= Front Entrance Front Entrance
Front Facade Front Facade
_ - 12 Max. Setback 12 Max. Setback
ot s || MO

_ A
I

g

i

T
& iy
50°-0" Maximum

Max Maximum 6’ Screen Wall o
Protrusion |5’ 12 | Sethack Parking at Grade )
14'-0”
Sidewalk

Small Apartment Building With Parking at Grade

Last Revised February 17,2012 61



Multi-family buildings are proposed in this development in Town Center (Parcel G), along Route

1 near (Parcel H and 1), the Route 1 Bridge (Parcel J) and near Monroe Avenue (Parcel L).* Typically
five stories, these buildings may be mixed-use with ground floor commercial spaces such as retail
or professional offices. (See Mixed-use Apartment Buildings Guidelines.) These buildings are
typically organized as double-loaded corridors with street and courtyard facing units having a
common main entry.

Urban Standards

Frontage and Orientation

Buildings shall have their front facades
parallel to the front property line. No
less than 80% of the front lot width
should be covered by the front facade
to provide street wall. Corner lots are
considered to have two front lot lines.
Front facades of buildings longer than
200ft shall be articulated to break down
the perceived length of the building

of scale of the facade. The maximum
uninterrupted wall length is 60ft on the
front facade before an architectural
articulation is required. This can be
expressed by recesses or projections of
the facade, change of material or color
of material, or use of balconies, porches
or bay windows. The main entrance to
the building shall be at the front facade
and articulated as a public entrance.

Height, Massing, and Setback

Buildings should utilize simple
geometric shapes in plan and in
elevation. Buildings shall not exceed 60
feet in height, except higher heights (up
to a maximum of 82 feet) are allowed in
Landbays J and L and up to a maximum
of 110 feet allowed in Landbay G.

Single use residential buildings’ ground floor
may be a maximum of 5 ft above grade.*
Steps, stoops, and porches are encouraged
but may not protrude into the right-of-way
more than 5ft. When these elements

are used on the front facade, the

maximum building setback is 15ft.

Awnings, balconies, and bay windows

less than 2.5ft in depth may protrude

into the right-of-way.

Parking

Underground parking facilities are
required for all large apartment
buildings. Above-grade parking is
permitted if embedded within the block.
Parking entrances shall be from the side
or the rear of the building. Trash cans,
dumpster and free standing equipment
must be screened from street views.

Architectural Standards

Fenestration and Roofscape

Exterior openings may vary in size and
pattern but should be of a vertical

proportion of one horizontal to two vertical
(1:2). Window to wall ratio of the front facade
should be a minimum of 30%. The roof of

the building may be either flat or pitched.
Dormers are encouraged as part of the roof
structure, if they are used as part of the actual
dwelling units.

Materials and Architectural Elements
Buildings shall be primarily clad in a

singular material, either in brick, wood,

or smooth-finished stucco. When a

portion of a facade is clearly articulated

as a separate architectural element,

such as a wing, a porch, bay windows,

or an extension, a material other than

the primary one may be used. Windows

and doors should be of a high quality.
Building elements such as bay

windows, porches, balconies, and

chimneys are strongly encouraged.

Exterior balconies shall not protrude

beyond the facade of the building more

than 2.5ft in depth, and shall be an

integral part of the facade. Architectural fea-
tures such as towers and cupola should used
to address corner conditions or special vistas.
(Text deleted per amendments on November
13,2010)

* Amended November 13,2010



lllustrative Large Apartment Buildings
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Small and large apartment buildings with mixed uses and housing types are
permitted in this development in the Town Center (Parcel G), along Route 1, in

| Parcel H and |, and near the Route 1 Bridge in Parcels J and L. These buildings are to
\ be built with high ground floor ceiling height to allow for retail or office use, or with
mixed housing types such as stacked townhouses or apartment units above.
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Urban Standards

Frontage and Orientation
Refer to the Large Apartment Building
Guidelines.

Height, Massing, and Setback

Refer to the Large Apartment Building
Guidelines, except that the ground floor shall
be at the same grade as the sidewalk level.
Steps and stoops may only be used at the
main building entrance. Awnings at the street
level may protrude into the right-of-way for a
maximum of 3.5 ft.

Parking and Service

Underground parking or embedded above-
ground decked facilities may be used for
mixed-use buildings. Multi-family, retail and
office buildings shall provide on-site parking
with a minimum of one level below grade. If
above-ground parking is necessary it shall be
fully screened with active uses, such as retail,
residential, or office uses.

Parking entrances shall be from the side or
rear of the building. Loading areas shall be lo-
cated and screened to minimize views of such
areas from adjacent buildings and streets.

Trash or dumpster enclosures shall be
constructed of the same or complimentary
material as that of the building.

Architectural Standards

Fenestration and Roofscape

Refer to the Large Apartment Building
Guidelines, except that multiple shopfront
entrances and oversized window openings
are encouraged at the street level. The roof of
embedded parking decks shall be developed
as landscaped courtyards.

Materials and Architectural Elements
Refer to the Large Apartment Building
Guidelines.
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Three-to-five-story small office buildings are proposed in this development. They are
mainly to be located along Route 1 and in the Town Center. Similar in scale and
character to an apartment building, their floor plates range from 8,000sf to 20,000sf.
Retail spaces such as stores, cafes, or restaurants are permitted at the ground floor.

Urban Standards

Frontage and Orientation

Buildings shall have their front facades
parallel to the front property line. No
less than 80% of the front lot width
should be covered by the front facade.
Corner lots are considered to have two
front lot lines. Small office buildings
are allowed to have multiple entrances.
No building shall be more than 150ft in
length along the front lot line.

Height and Massing

Buildings should utilize simple
geometric shapes in plan and elevation.
The front facade shall be built parallel
with the lot line. Buildings shall not
exceed five stories, nor shall they be
less than three stories, and shall not
exceed 65ft in height.

Parking

The majority of required parking shall
be in underground facilities. Surface
parking lots are to be located at the rear
of the building and enclosed with walls.

Architectural Standards

Fenestration and Roofscape

The proportion of glass to wall shall allow
for contemporary styles and materials.*
Recessed exterior openings to

simulate traditional load-bearing masonry
punched-opening facades are strongly
encouraged. Strip or ribbon windows are not
permitted. Reflective or darkly tinted glass
are not permitted. The roof of the building
may be either flat or pitched. A cornice or
similar expression is required either at the
parapet or at the eaves of the roof. Roof
gables can be parallel or perpendicular to
the street at the front of the building. Build-
ing wings and additions should have similar
forms, roof pitch and character to the main
body of the building. Mechanical or HVAC
units may not be visible from the street.

Materials and Architectural Elements
Buildings should be predominately clad in a
singular material, including brick, stone, or
smooth-finished stucco. Trim materials may
be of cast stone or metal. Architectural ele-
ments such as awnings, window boxes, and
balconies are encouraged.

* Amended November 13,2010
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Urban Standards expressions such as a frieze band are
strongly encouraged as architectural
Frontage and Orientation expressions.

Buildings shall have their front facades
parallel to the front property line. No
less than 80% of the front lot width
should be covered by the front facade.
Corner lots are considered to have two
front lot lines. The main entrance to

Five-to-eight-story office buildings are proposed in this development. They are to
be located in the Town Center and near the Route 1 Bridge and the newly extended
Monroe Avenue. Their floor plates range from 15,000sf to 40,000sf. All of the office
buildings are permitted to have retail space such as stores, cafes, or restaurants at
the ground floor.

Parking and Service

The majority of required parking shall be
provided in underground facilities. Surface
parking lots are to be at the rear and enclosed
with walls. Any above-ground parking shall

the building shall be at the front facade
and articulated as a significant public
entrance. Buildings surrounding the
Town Green in the Town Center will

be required to have retail for the entire
front facade except for the building
lobby entrances. The orientation of a
group of buildings in the Town Center
should create a positive spatial
definition and be an integral part of
the Town Center overall design.
Buildings longer than 200ft along the
front facade shall be articulated with
vertical recesses or projections to
break down the scale of the facade.

This can be expressed by recesses or
projections of the facade, or by a
change of material.

Height and Massing

Buildings should utilize simple
geometric shapes in plan and in
elevation. The front facade shall be built
parallel with the lot line. Buildings shall
not exceed eight stories, nor shall they
be less than five stores. In Town Center
(Parcel G), building height up to 110ft
is permitted for seven buildings, in
addition to the hotel. In Parcel J,
building height up to 82ft is permitted
for five buildings. In Parcel L, building
height up to 82ft is permitted for two
buildings. Setbacks on the upper floors
are encouraged, and can be used for
balconies or terraces. Horizontal

* Amended November 13,2010

be fully screened with active uses, such as
retail, residential, or office uses.*

Loading areas shall be located in the
back of the building and screened to
minimize views from adjacent buildings
and streets. Trash or dumpster

enclosures or adjacent free-standing
equipment must be screened on all

sides and from above.

Architectural Standards

Fenestration and Roofscape

Exterior openings should be
proportionately appropriate for the
building function and compatible with
the adjacent development. Recessed
exterior openings to simulate
traditional load-bearing masonry
punched-opening facade are strongly
encouraged. The use of reflective or
darkly tinted glass shall be restricted.
The roof of the building may be either
flat or pitched. A cornice or similar
expression is encouraged either at the
parapet or at the eave of the roof.
Building wings and additions should
have similar forms, roof pitch and
character to the main body of the
building. Mechanical or HVAC units
may not be seen from the street.

Materials and Architectural Elements
Buildings should be predominately clad
in masonry material, including brick,
stone, stucco, or precast panels. Trim
materials may be of stone, metal, or
similar material. Architectural elements,
such as awnings, window boxes, and
balconies are encouraged.
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A 625-room hotel is located in the Town Center (Parcel G). The hotel should be
designed as the signature building in the Town Center providing spatial definition

and a visual anchor.

Urban Standards

Frontage and Orientation

Refer to the Large Apartment Building Guide-
lines, except that the front facade may be a
maximum of 350ft in length. The maximum
uninterrupted wall length in the front facade
is 60ft before an architectural articulation is
required. This can be expressed by recesses or
projections of the facade, change of
materials, or the use of balconies,

porches or bay windows. The main

entrance to the hotel shall be at the

front facade and articulated as a major

public entrance.

Height, Massing, and Setback

Refer to the Large Apartment Building Guide-
lines. In addition, the first and second floor
shall be built with higher ceiling heights (16ft
recommended)

to accommodate retail and other

public functions.

The building should utilize simple
geometric shapes in plan and in
elevation. The main body of the
building may not exceed 110ft in
height up to the midpoint of the roof
structure. The wings of the building
may not exceed 80ft in height.

Parking and Service

Underground parking or embedded
above-grade decks are required for
the hotel. Auxiliary at-grade parking of

20 maximum spaces are permitted at
the rear or sides of the hotel. Parking
entrances shall be from the side or rear
of the building. Loading areas shall be
located and screened to minimize views
of such areas from adjacent buildings
and streets. Trash and dumpster
enclosures or adjacent free-standing
equipment enclosures shall be
constructed of the same or
complimentary material as that of the
building, and must be screened on all
sides and from above.

Architectural Standards

Fenestration and Roofscape
Refer to the Large Apartment Building
Guidelines.

Materials and Architectural Elements
Refer to the Large Apartment

Building Guidelines, except that the first
two floors of the building shall be clad
primarily in stone and articulated as a
base to be differentiated from the upper
floors through the use of a frieze band
or change in fenestration proportions.

The roof of the parking deck shall be
landscaped as a garden court. Free
standing ancillary uses and small
mechanical or garden structures on
the roof deck must be pitch-roofed.




Building Guidelines

Summary of Building Criteria

Summary of Building Criteria

Townhouses

Stacked Townhouses

Small Apart. Bldg.

Large Apart. Bldg.

Mixed-use/ typ Apart.
Bldg.

Small office Bldg.

Medium Office Bldg.

Hotel

Lot Typical Lot Sizes 18"-25’by 55'-100 18-25'by 55'-100 150-200'by 120-200" | 180"-250'by 120200 150"-250'by 120-200 150-200'by 100-120" | 150-200"by 120"-180" | 200"-250by250"-350"
Typical Coverage 45-80% 45-80% 70% 70% 70% 70% 70% 60%
Front Front Lot Line Coverage 100% 100% 80%, 60% on Route 1 | 80% 80% 80%, 60% on Route 1 | 80% 80%
Facade
R.O.W Protrusion*1 5'max 5'max 5'max 5'max 5'max 5'max 5'max 5'max
Front facade Max. Setback | n/a n/a 12' 15 15’ n/a n/a n/a
whensteps,stoops,orporches
are used
Max. Length before Break | n/a n/a 150’ 200 200 150’ 250 300
Max FrontFacadeWallLength | n/a n/a n/a 60’ 60’ n/a n/a 60’
before Articulation
Height ApproximateNumberofStories | 3-31/2 stories 4-41/2 stories 3-4 stories 5 stories or higher 3-5 stories 3-5 stories 5-8 stories 6-8 stories
Max. Height at Cornice Line | 35’ 45
Max. Height 45, variety required | 55; variety required 50' Typically60higherpermit- | Typically60higherpermit- | 65 80-110 o
tedinParcelsG,JandL | tedinParcels G,Jand L
Ground Ground Floor may be raised 5'or | may be raised 5'or mayberaised18-24in. | may be raised 18-24in. | mustbeatsidewalklevel | must be at sidewalk | must be atsidewalk | 16'fl to ceiling ht
Floor depressed 3-5' depressed 3-5' level level recommended
Main Entrance at front facade at front facade multiple entrances at front facade multiple entrances multiple entrances at front facade at front facade
permitted permitted permitted
Parking*2 attacheddetachedor | attached, detached or | undergroundoratgrade | undergroundorembedded | undergroundorembedded | undergroundoratgrade | primarilyunderground | underground or
common common with some at grade embedded
Architecture | Fenestration Proportion 1 horizontal to 2 Thorizontalto2vertical | Thorizontalto2vertical | 1 horizontal to 2 vertical | oversized at street level | punched openings punched openings punchedopeningsand
vertical oversizedatstreetlevel
Fenestration % to Wall 30% min, 50% max 30% min, 50% max 30% min, 50% max
Roof 812 8:12 flat or pitched flat or pitched flat or pitched flat or pitched flat or pitched flat or pitched
Materials brick, wood, stucco | brick, wood, stucco brick, wood, stucco brick, wood, stucco brick, wood, stucco brick, stone, stucco brick, stone, stucco brick, stone, stucco

Recommended Min.
Architectural Expression

cornice line

cornice line

cornice line

cornice line

frieze band between 1st
and2ndfloors,corniceline

cornice line

Rusticatedarticultaion
for1stand2ndfloors

*1 Allencroachments into the right-of-way shall follow city code 3'-4'encroachments for certain sized stoops and stairs, depending on the width of the R OW. are permitted by right. Additional encroachments, up to the 5'maximum permitted by these guidelines, require approval of a city encroachment
ordinance. It is recommended that a comprehensive encroachment ordinance for the project be requested by the applicant.
*2  Embedded parking shall be setback from the building wall a minimum of 20 ft. Where retail use is proposed in the space, a minimum depth of 30ft. shall be provided.

Amended November 13,2010
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Section 5:
Landscape Guidelines

All landscaping to comply with City Landscape Guidelines.
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Landscape Guidelines

Streetscape Standards:
Street Trees and Associated
Street Plantings

Plant Material Quality and Size

All plantings and installation
methodologies shall conform to the
City of Alexandria standards and as
defined by this guideline. Plants shall
be nursery-grown in accordance with
the latest editions of USA Standards for
Nursery Stock. Unless otherwise noted
within this guideline, street trees shall
be at least 3"to 3 1/2" caliper and shall
begin branching no less than 5 1/2 feet
from the base. Ground covers shall be
established, well-rooted, in containers
with no less than the minimum number
and length of runners required but ANSI
260-1 for pot size used. Plants shall

be sized and spaced such that ground
plane coverage is 90% complete within
two years of installation.

Consistency — Spacing and Species

Using a variety of street tree species at
Potomac Yard is encouraged. However,
each individual street shall be planted
with one tree species throughout its
entire length. Each species shall be
installed at sizes uniform in caliper
and height. North-South streets must
maintain size uniformity for a

distance of at least one full block.

Streetscape Standards: Street Trees and Associated Street Plantings

East -West street planting must be
uniform throughout the entire length

of the street. Tree spacing shall also be
consistent on each individual street with
some allowance for conflicts with drive
entrances, alleys, and underground
services. With the exception of the

Core Streets, the design intention is to
provide a different tree species on every
street. However, duplication of a
particular species is permitted as long
as duplication does not occur on
consecutive parallel streets (repetition
may not occur within a two-block span).

Tree Pits

Unless otherwise noted, sidewalks shall
be located immediately adjacent to back
of curb with street trees centered in tree
pits. Tree pits shall be 4'by 10’in size
with the long dimension oriented
parallel to the street.

Core Street Tree

The same species of street tree shall be
used for Main Street, South Main Street,
East Glebe Road, Swann Avenue, Custis
Avenue, and Howell Avenue. This tree
shall be selected from the Broad Street
Tree list and will be referenced within
this guideline as the “Core Street Tree”.
Spacing of the “Core Street Tree” shall
be no less 25’ apart, with an average
spacing of 35’ on center.

Main Street and South Main Street

Main Street and South Main Street shall
be planted with the “Core Street Tree’,
consistently spaced on both sides of the
street throughout the entire length of
the corridor. Main Street shall have
sidewalks immediately adjacent to

the back of the curb with street trees
planted in tree pits. Street trees located
along the east side of South Main
Street (south of Howell Avenue) shall
be planted consistently offset three feet
from back of curb. Since there is not a
sidewalk on the east side of South Main
Street, the ground plane shall be
developed as a continuation of the
Potomac Yard Park design.
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Landscape Guidelines

Streetscape Standards: Street Trees and Associated Street Plantings
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East Glebe Road and Swann Avenue (with Finger Parks)

East Glebe Road and Swann Avenue shall be planted with the “Core Street Tree’,
consistently spaced on both sides of the street throughout the entire length of each
street. A double row of street trees shall be planted on the Finger Park side of the
street. The first row shall be centered in a six foot continuous planting strip located
immediately adjacent to the curb. A six foot wide sidewalk shall be located next to
the planting strip. The second row of street trees will be offset three feet from the
inside edge of sidewalk, centering the sidewalk between the double row of trees. The
double tree row with sidewalk shall be installed on both sides of each finger park.
The ground plane of the planting strip and park shall be lawn. The building side of
the street shall be planted with a single row of trees in tree pits.

Last Revised February 17,2012

Howell Avenue

Howell Avenue shall be planted with the “Core Street Tree’, consistently spaced on
both sides of the street. Except for street edges adjacent to Howell Park, street trees
shall be planted in tree pits. Street edges facing Howell Park shall be planted with

a single row of the “Core Street Tree”, offset three feet from back of curb. Ground
plane treatment shall be consistent with the Howell Park Design.

Route 1 Corridor

Within the Route 1 corridor south of Howell Avenue, trees shall be Ginkgo Biloba
matching existing street trees near Monroe Avenue. Street trees along the west edge
of Route 1 and the Route 1 median shall be consistent in spacing and be of the same
species from Howell Avenue to the Potomac Yard Retail Center. Tree spacing shall

be no less than 25’ apart, with an average spacing of 35’ on center. Tree species shall
be one of the specified Broad Deciduous Street Trees. The Route 1 median and the
median between Route 1 and the access road shall be a continuous planting strip
with street trees and lawn/ground cover. East of the access road, sidewalks shall be
immediately adjacent to the back of curb with street trees planted in tree pits. Tree
pits shall be planted consistently with one of the tree pit ground covers specified.




Landscape Guidelines
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Streetscape Standards: Street Trees and Associated Street Plantings

Potomac Avenue

Potomac Avenue shall have street trees
planted on the east side, west side, and
median. Trees shall be planted with
consistent spacing and be of the same
species through the entire length of the
corridor. Tree spacing shall be no less
than 25'apart, with an average spacing
of 35’ on center. Tree species shall be
one of the specified Broad Deciduous
Street Trees. Street trees located along
the east side of Potomac Avenue shall
be planted consistently offset three feet
from back of curb. Since there is not a
sidewalk on the east side, the ground
plane shall be developed as a
continuation of the Potomac Yard Park
design. The median shall be developed
as a continuous planting strip with
street trees and lawn/ground cover.
Sidewalks on the west side of the street
shall be immediately adjacent to the
back of curb with street trees planted in
tree pits. Tree pits shall be planted
consistently with one of the tree pit
ground covers specified.

Typical Residential Streets

Each of the Typical Residential Streets
shall be planted with one of the Broad
Street Trees, one species per street,
each street with a different species.
However, duplication of a particular
species is permitted as long as
duplication does not occur on
consecutive parallel streets

(repetition may not occur within a
two-block span). Tree spacing shall be
no less than neighborhood parks abut
the street, all typical residential streets
shall be developed with sidewalks
located immediately adjacent to back
of curb. Street trees shall be planted in
tree pits with ground cover.

Alleys

Non-paved surfaces located within
alley right-of-ways shall be planted

and maintained by adjacent property
owner. These spaces shall remain as
green spaces. A variety of plantings and
design is encouraged.
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Core Street Trees
Quercus phellos Willow Oak
Quercus palustis Pin Oak

Deciduous Street Trees-Broad Streets

Acer rubrum ‘October Glory’ October Glory Red Maple
Ginko biloba Maidenhair Tree

Nyssa sylvatica Black Gum

Platanus x acerifolia ‘Bloodgood’ London Planetree
Quercus coccinea Scarlet Oak

Quercus palustris Pin Oak

Quercus phellos Willow Oak

Quercus rubra Northern Red Oak

Ulmus parviflora Lacebark Elm

Deciduous Street Trees-Narrow Streets

Acer rubrum‘Armstrong’ Armstrong Red Maple
Ginko Biloba‘Magyar’ Magyar Upright Ginko
Tillia cordata ‘Greenspire’ Little Leaf Linden

Median Ground Covers

Cotoneaster horizontalis Rock Contoneaster
Gaultheria procumbens Wintergreen

Hedera helix English vy

Hedera helix ‘Baltica’ Baltic lvy

Juniperous horizontalis cultivars Creeping junipers
Vinca minor Periwinkle

Lawn (see Lawns)

Tree Pit Ground Covers

Liriope muscari Lilyturf

Liriope spicata Creeping Lilyturf
Ophiopogon japonicus Mondo Grass
Pachysandra terminalis Japanese Spurge
Vinca minor Periwinkle



Landscape Guidelines

Sidewalk Paving

Continuous Pedestrian Circulation System

Pedestrian circulation throughout the site shall be continuous. Sidewalks shall align
with one another and connect to park trails and pathways, providing an unbroken
circulation system. Unless otherwise noted, all streets shall be bordered with
sidewalks. Except in parks, sidewalks shall be placed immediately adjacent to

back of street curb with openings in the sidewalk to accommodate tree pits.
Pedestrian pathways through parks shall serve as extensions to the street sidewalk
system. These pathways shall always abut street curbs at intersections, aligning
with crosswalks.

Accessibility
Sidewalks shall be constructed in accordance with all local, state, and national

regulations including the latest ADA regulations. Accessibility ramps shall be
provided at all street corners in accordance with the City of Alexandria standards.

Sidewalk Paving

Crosswalks

Crosswalks shall be delineated at every intersection except where noted along Route
1 and Potomac Avenue. Signalized pedestrian crosswalks along Route 1 shall be
provided at the intersections with East Glebe Road, Swann Avenue, Custis Avenue,
Howell Avenue and a selected location at Simpson Field and Monroe Avenue if
approved by the City. Signalized pedestrian crosswalks along Potomac Avenue shall
be located at East Glebe Road, Swann Avenue, Custis Avenue, Howell Avenue,

and in front of the Hoyts Theaters, if approved by the City. Other signalized
crosswalks (pedestrian only) may be allowed where the distance between
crosswalks exceeds 800 feet.

Concrete Sidewalks

Concrete sidewalks shall conform to the City of Alexandria standards and include
color additive per District of Columbia standard sidewalks “lamp black” as specified
by the District of Columbia Standard Specifications for Highways and Structures.

Brick Sidewalks

Brick used for sidewalks shall be consistent throughout the project except for special
spaces such as the Town Center and urban plazas. Compressive strength shall not be
less than 10,000 pounds per square inch for any five bricks tested. Tolerances shall
conform to the most current ASTM Designation C-902. Brick pavers shall be wire cut
with sand swept hand tight joints. Base materials shall be designed to withstand light
vehicular traffic. Design shall include a concrete base with bituminous setting bed per
brick manufacturer’s recommendations.

Pedestrian Through Block Connections

There shall be pedestrian connections extending the existing Del Ray grid across
Route 1 and through the first Potomac Yard block to Main Street. Pedestrian
connections shall be provided along proposed streets or as “though block
connections”. These mid-block pedestrian connections shall be six foot wide
concrete sidewalks within a minimum 20’ wide right-of-way. Pedestrian through
block connections shall always align with Del Ray street grid.

Last Revised February 17,2012

79



Landscape Guidelines Paving Systems

Paving Systems

Route 1 Sidewalks

All sidewalks located along the east CUSTIS AVE/EAST GLEBE ROAD/HOWELL AVE/SWANN AVE STREET TREE
45 CORNER SETBACK

.

edge of Route 1 shall be concrete.
Sidewalks shall be at a minimum of 15’
wide, located immediately adjacent to
the curb, and have openings to
accommodate tree pits. Lay-bys
designed to T&ES standards shall

be considered.

30' CORNER SETBACK

CONCRETE CURE
& GUTTER )\

GROUND COVER

T

N

-4 maximum area where plantings and
encroachments may be permitted in
sidewalk as outlined by City code, up to
5 maximum permitted with approval of
City encroachment ordinance.

30° CORNER

L

45° CORNER SETBACK

ROUTE 1
SOUTHBOUND LANES

ROUTE 1
NORTHBOUND LANES

/
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Landscape Guidelines Paving Systems

Potomac Avenue

Potomac Avenue shall have a
continuous sidewalk along the west

edge only. Sidewalks shall be 14’ wide, POTOMAC AVE
located immediately adjacent to the STREET TREE STREET LIGHT
curb, and have openings to 1 & SURMEN JETHACK B8 TREESPACH
accommodate tree pits. Sidewalks 30° CORNER SETBACK 0 £
shall be concrete or brick.
i3
=
Street tree spacing must be an average
of 35'0.c.,, 25" min. CROSSW.
CONCRETE CURB
 AND GUTTER

BRICK PAVERS. BRICK OR CONCRETE
HERRINGBONE PATTERN SIDEWALK

AL ROW.

3-4" maximum area where plantings and
encroachments may be permitted in
sidewalk as outlined by City code, up to 5

i permitted with approval of City
encroachment ordinance.

HANDIC
RAMP

45' CORNER SETBACK

CUSTIS AVE/ EAST GLEBE ROAD/HOWELL AVE/ SWANN AVE
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Landscape Guidelines Paving Systems

Core Streets

Core Streets are Main Street, E. Glebe

Road, Swann Avenue, Custis Avenue, TE r T
Howell Avenue: All Core Street ! i
sidewalks shall be minimum 14; 19’ at I .
Town Green, and constructed of brick. g = + | !
Paving systems for these streets 2 | i |
shall always turn the corner at z ; :
intersections with Typical Residential § !
Streets, Potomac Avenue and Route 1. E !
= i T
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E g =il i ROW.
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Landscape Guidelines Paving Systems

Typical Residential Streets

Typical Residential Street sidewalks
shall be 14’ wide and paved with
concrete or brick.
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Landscape Guidelines

Street Lighting

Street lighting at Potomac Yard will be consistent in style, quality, and character

and compliment, in fixture selection and scale, the pedestrian emphasis of the plan.
Street lighting including fixtures, power supply, and light levels shall comply with all
the local, state, and federal regulations applicable for public space. Street lights shall
be consistent on all streets except Route 1. Street lights along Route 1 may be
consistent with the existing street lights along the corridor. Street lights shall be
similar to models shown above. All street lights and lighting levels shall meet T&ES
standards. Color shall be consistent throughout and shall be in the black or gray
range. Street light locations shall be consistent in spacing and distance set back from
curb. Street light spacing shall be coordinated with the rhythm of street tree spacing.
In addition, street lights shall be located no closer than ten feet from nearest street
tree. Center of pole shall be set two feet from back of curb. Street light foundations
shall be concealed from view.

84 Last Revised February 17,2012

Street Lighting and Furniture

Street Furniture

Site furniture at Potomac Yard shall

be consistent in style, quality, and
character. There will be two distinct
types of bench styles at Potomac Yard:
one Street Bench standard and one
Park Bench standard. Although both
styles shall be of the same family and
constructed of the same materials, the
Street Bench shall be slightly heavier
in appearance. Specialty furniture for
select civic spaces is permitted if the
design is more fitting for those spaces.

Benches

Street Benches shall have hardwood
slats and cast iron stanchions,
resembling those in images shown.
Benches shall vary from 4'to 6'in
length. Bench locations shall be limited
to areas in front of commercial
buildings and public transportation
stops. Grouping of at least two
benches per location is encouraged.

Trash Receptacles

Trash Receptacles shall be of the same
family as the bench style selected, or as
required by T&ES. Models shall include
an attached lid or cover for weather
protection. Receptacles shall be placed
at every intersection along Main Street
(minimum one per intersection) and at
Town Center.

Bike Racks
The design of bike racks shall

complement the style of other
street furnishings.

Street Bench

Park Bench




Landscape Guidelines Walls and Fences

Walls and Fences

Within residential neighborhoods, Town Center, Howell Park, and Neighborhood
Parks, walls located within public view shall be brick, stone, stucco or precast
concrete. Garden walls shall be provided at the ends of row units, facing the street.
These garden walls shall be six feet in height. Walls shall extend from building to
garage or alley property line (see Building Guidelines).

Fences

Within residential neighborhoods, Town Center, Howell Park, and Neighborhood
Parks, fences located in areas visible to the public shall be painted wrought iron.
Wood fences, if used in other locations, shall be painted and shall not exceed six feet
in height. Wood fences should not be visible from the street. Fencing required for
playgrounds and recreation areas shall be architectural metal fencing similar to Legi
fencing, manufactured by Outer-Space Landscape Furnishings. With the exception of
active recreation court enclosures, chain link fencing shall be prohibited from

public view.

At Grade Parking Enclosures

Parking lots located behind buildings, when visible from the street, shall be enclosed
by garden walls or by a combination of walls and wrought iron fencing, accented
with garden plantings. Walls and fences shall not be less than 3.5 feet in height, and
shall not exceed six feet in height. Safety should be considered when determining
height and material.

Parking Lot Wall Sidewalk Street Tree Street
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Parkscape Standards

Plant Material Quality and Size

All plantings and installation methodologies shall conform to the City of Alexandria
standards and as defined by this guideline. Plants shall be nursery-grown in
accordance with the latest edition of USA standards for Nursery Stock. Ground
covers shall be established, well-rooted, in containers with not less than the
minimum number and length of runners required by ANSI 260-1 for pot size used.
Ground cover plants shall be sized and spaced such that ground plane coverage is
90% complete within two years of installation.

Potomac Yard Park

Potomac Yard Park is envisioned as an informal park with naturalized plantings.
Plant material species shall be predominantly native and suitable to environmental
conditions of the site. There will be upland areas with dry soils and there will be wet
soils in areas affected by bioretention and BMP pond edges. The park shall include
a variety of spaces, some of which are tree-covered, shady areas and some that are
open, sunny spaces. Tree canopy coverage of the site shall be 40% at 10 years from
time of installation. There shall be a mix of shade trees, understory trees,

and evergreen trees. For safety and maintenance purposes, shrub planting is
discouraged. The mix of tree types by canopy coverage shall be as follows: Large
Deciduous Parkland Trees (50 to 75%), Medium Deciduous Parkland Trees (5 to 10%),
Understory Parkland Trees (5 to 10%), Large Evergreen Parkland Trees (0 to 15%),
and Small Evergreen Parkland Trees (0 to 5%).

Last Revised February 17,2012

Parkscape Standards

Howell Park

Howell Park is envisioned to be a large neighborhood park of either an informal or
formal design. There shall be a mix of tree species with 70% tree canopy coverage
of the site at ten years from time of installation. The mix of tree types shall be as
follows: Large Deciduous Parkland Trees (75 to 100%), Medium Deciduous Parkland
Trees (0 to 15%), Understory Parkland Trees (0 to 5%), Large Evergreen Parkland
Trees (0 to 5%), and Small Evergreen Parkland Trees (0%).

Potomac Plaza

The neighborhood park is intended to be used by the residents of Northeast and
Slaters Village, planned as a passive use park. Tree canopy coverage of the site shall
be 50% at 10 years from time of installation. The mix of tree types shall be as follows:
Large Deciduous Parkland Trees (75 to 100%), Medium Deciduous Parkland

Trees (0 to 15%), Understory Parkland Trees (0 to 5%), Large Evergreen Parkland
Trees (0 to 5%), and Small Evergreen Parkland Trees (0%).

Potomac Greens Park

Situated adjacent to an existing natural and wetlands area, this park is envisioned
as passive recreation. Natural areas will be developed as passive parkland with
boardwalks and trails that bring visitors in close contact with this sensitive
environment. Sitting and picnic areas serving the passive space will be provided.
Not including the multiuse field and existing protected woodland, tree canopy
coverage of the site shall be 30% at ten years from time of installation. The mix of
tree types shall be as follows: Large Deciduous Parkland Trees (75 to 100%), Medium
Deciduous Parkland Trees (0 to 15%), Understory Parkland Trees (0 to 5%), Large
Evergreen Parkland Trees (0 to 5%), and Small Evergreen Parkland Trees (0%).




Landscape Guidelines

Parkscape Standards

Four Mile Run Park

Located at the juncture of regional trail systems, this park is envisioned as a
significant open space intended for use by both local and regional visitors. Trails
connecting the Potomac Yard Park trail to the Four Mile Run trail system shall be
provided. Use of a variety of plantings is encouraged. The south bank and bank top
shall be heavily planted with both evergreen and deciduous materials to screen the
parking areas of the Potomac Yard Retail Center. Bridge decks shall be paved with a
combination of both paving and soil sufficient to sustain plant life. Since this park is
envisioned as both a rest stop for bikers/hikers and a destination park, an abundance
of benches, trash receptacles, and bike racks shall be used. Tree canopy coverage of
the site including bridge decks but not including water surface areas shall be 20% to
40% at 10 years from time of installation. There shall be a mix of shade trees,
understory trees, and evergreen trees. The mix of tree types by canopy coverage
shall be as follows: Large Deciduous Parkland Trees (50 to 70%), Medium Deciduous
Parkland Tress (10 to 20%), Understory Parkland Trees (10 to 20%), Large Evergreen
Parkland Trees (10 to 20%), and Small Evergreen Parkland Trees (0 to 10%).

Neighborhood Parks

Neighborhood parks should contribute a variety of open space uses to the site,
including, where space is adequate, playgrounds or tot lots. Park designs should
vary throughout the site, so that each park lends character and identity unique to
each neighborhood. Benches, trash receptacles, and bike racks shall be located in
each neighborhood park. For safety and maintenance purposes, shrub planting
is discouraged.

Finger Parks

These parks are envisioned as green pedestrian pass-through spaces linking the
neighborhood of Del Ray to Potomac Yard. A double row of street trees shall be
planted on each side of the park.

Rail Park

Rail Park is intended to be an unstructured open park with naturalized plantings.

A portion of the park shall be for a public dog-run area, with gravel surface, fencing,
water, benches and a dog waste receptacle. The remainder of the space shall be used
as desired by the City; at a minimum the area shall be planted lawn.
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Recommended Park Planting List

Trees for Urban Plazas and Terraces

Cercidiphyllum japonicum Katsura Tree

Cladrastis lutea American Yellowwood

Crataegus phaenopyrum Washington Hawthorn

Ginko Biloba Maidenhair Tree (male only)

Gleditsia triacanthos var. inermis Thornless Honey Locust
Magnolia grandiflora Southern Magnolia

Large Deciduous Parkland Trees

Acer rubrum Red Maple

Fagus grandifolia American Beech

Fagus sylvatica European Beech

Fraxinus pennsylvanica Green Ash
Gymnocladus dioicus Kentucky Coffeetree
Plantanus x acerifolia London Plantree
Quercus alba White Oak

Quercus coccinea Scarlet Oak

Quercus phellos Willow Oak

Quercus rubra Northern Red Oak

Ulmus americana ‘Princeton’ Princeton American EIm
Ulmus parviflora Lacebark Elm

Medium Deciduous Parkland Trees
Cercidiphyllum japonicum Katsura Tree
Koelreuteria paniculata Golden Rain Tree
Oxydendron arboretum Sourwood

Phellodendron amurense ‘Shademaster’ Shademaster Amur Corktree

Sophora japonica ‘Regent’Japanese Scholartree

Understory Parkland Trees

Amelanchier canadensis Serviceberry
Cercis canadensis Eastern Redbud

Cornus kousa Kousa Dogwood

Carpinus caroliniana American Hornbeam

Recommended Park Planting List

Large Evergreen Parkland Trees

Cedrus atlantica‘Glauca’ Blue Atlas Cedar
Magnolia grandiflora Southern Magnolia
Picea abies Norway Spruce

Picea glauca White Spruce

Pinus nigra Austrian Pine

Small Evergreen Parkland Trees

Cryptomeria japonica Japanese Cryptomeria
x Cupressocyparis leylandii Leyland Cypress
llex opaca American Holly

Tsuga canadensis Canadian Hemlock

Wet Soil Tolerant Trees

Amelanchier canadensis Serviceberry
Betula nigra River Birch

Carpinus caroliniana American Hornbeam
Fraxinus pennsylvanica Green Ash
Liquidambar styraciflua Sweet Gum
Magnolia virginiana Sweet Bay Magnolia
Metasequoia glyptostroboides Dawn Redwood
Nyssa sylvatica Black Gum

Pinus nigra Austrian Pine

Salix matsudana ‘Tortuosa’ Corkscrew Willow

Tree Pit Ground Covers

Liriope muscari Lilyturf

Liriope spicata Creeping Lilyturf
Ophiopogon japonicus Mondo Grass
Pachysandra terminalis Japanese Spurge
Vinca minor Periwinkle

Lawns

Seed: Shall be state certified, VA/MD Approved Turf Type, and shall comply with
Federal Seed Act.

Sod: Shall be American Sod Producers Association (ASPA) Grade: Nursery Grown or
Approved, and shall comply with ASPA classes of sod materials.




Path and Trail Paving
Paths

Park paths shall be designed to
accommodate light vehicular traffic.
Pavement of paths located adjacent
to streets shall match sidewalk paving
within the corridor. Internal paths shall
be brick, concrete, asphalt, stone, or
stone dust, as appropriate for the park
design. Path pavements shall meet all
local, state, and federal regulations for
safety and accessibility.

Trails

Trail pavements shall be asphalt,
designed to accommodate light
vehicular traffic. Trails shall be 10 to 12
feet in width to accommodate two-way
bike traffic and city maintenance and
emergency vehicles. Trails shall be
designed in accordance with American
State Highway Transportation (ASHTO),
Uniform Federal Accessibility
Standards (UFAS), and VDOT standards.
Bike trail grades, design speeds, radii
and recovery zones shall comply with
ASHTO's Guide for the Development

of Bicycle Facilities. Trails shall meet

all local, state, and federal regulations
governing safety and accessibility.

The trail from Four Mile Run to the
Braddock Road trail system shall be
continuous. Connections from
Adjacent neighborhoods to the trail

Landscape Guidelines

must be provided at each signalized
crosswalk along Potomac Avenue.

Trail design shall include rest nodes
along the length of the trail, furnished
with benches and trash receptacles.
Secondary pedestrian-only trails shall
be paved with concrete, asphalt, stone,
or stone dust.

Boardwalks

Boardwalks with railings shall be
provided within the designated
protected environmental areas in
Potomac Greens Park. Boardwalks are
intended to allow pedestrian access to
nature areas located within sensitive
ecosystems. All design materials and
construction operations for boardwalks
shall be in accordance with
regulations regarding environmentally
protected areas.

Path and Trail Paving

Last Revised February 17,2012 89



90

Landscape Guidelines

Park Lighting and Furniture

Park Lighting

Park lights shall have the same fixture as that selected for street lights. Alternate site
lights may be selected for public parks, if desired by the City. These lights should be
compatible with the street light style. Park lighting shall only be required to light trails
and pathways, not entire area of park. Pathways and sidewalks lit by street lights are
not required to have additional park lighting. Park light foundations shall be
concealed from view. Site light including fixtures, power supply and light levels shall
comply with all local, state, and federal regulations applicable for public space.

Park Furniture
Benches

Park Benches shall have hardwood slats and cast iron stanchions, or shall be teak,
resembling those in images shown. The overall appearance of the Park Bench shall

be slightly lighter in style than the Street Bench. Another acceptable style for the Park
Bench is the DC Standard Bench for City Parks. Park Benches shall be located along
bicycle/pedestrian trails, along pathways and central paved areas within parks, and at
major pedestrian crossings into Potomac Park. Grouping of at least two benches per
location is encouraged.

Trash Receptacles

Trash receptacles shall be of the same family as the bench style selected. Receptacles
shall be placed in each park, and along bicycle/pedestrian trails in Potomac Park.
Locations shall be coordinated with the City of Alexandria.

Bike Racks

The design of bike racks shall complement the style of other park furnishings. Bike
racks shall be located at major pedestrian crossing points into Potomac Park, at the
southernmost end of Potomac Park near Braddock Metro Station, and at park athletic
fields. All Neighborhood parks shall have bike racks.

Drinking Fountains
Drinking fountains shall be provided in parks near centers of active recreation, public

civic spaces, and trail rest nodes. Location of drinking fountains shall coincide with
recreation facilities where appropriate.
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Recreation facilities shall be integrated
as part of the proposed park designs.
They shall be evenly distributed across
the site, offering access to all
neighborhoods. It isimportant that a
variety of activities be included such as
soccer fields, basketball courts,
volleyball courts, tennis courts,
playgrounds and tot lots, dog runs,
fitness course, multi-purpose courts
and open play areas, picnic areas, and
rest nodes for hikers and bikers. Sports
fields and courts shall be organized in
an informal manner, allowing the
pastoral design of the park to read
through the sport’s boundaries.

Three play fields shall be provided,

two adjacent to Simpson Field and one
near the George Washington School.

All three shall be constructed complete
with surface and subsurface grading,
prescription soils, irrigation systems,
prescription turf and lighting, if required
by the City.

There shall be at least one playground
or tot lot located within each of the
neighborhoods as defined in the Parcel
Plan. One regional playground shall be
provided in Potomac Yard Park. Tot lots
and playgrounds shall be designed and
constructed in accordance with the
latest federal, state, and local
regulations and shall conform to the
Consumer Product Safety Commission
(CPSC) recommendations.

Tennis courts shall be 60" by 120
including clear zones, hard surface,
drained from side to side, and long axis
oriented north-south. Surround fencing
shall be galvanized or vinyl coated chain
link with mesh openings appropriate for
tennis. Clustering two to four courts at
one location is desirable. Minimum four
tennis courts total.

Basketball courts shall be 94’ by 60
including clear zones, hard surface,
drained from side to side, and long axis
oriented north-south. Minimum two
basketball courts total.

Volleyball courts shall be 50" by 80"
including clear zones, constructed of
sand with permanent net system.
Court design shall include subsurface
drainage system. Minimum two
volleyball courts total.

A fitness course shall be provided along
the trail planned for Potomac Yard Park.
Exercise stations shall be spaced
approximately 150 to 200 yards apart.

Other recreation facilities are permitted
as long as public safety, environmental
protection, and visual quality is not
compromised. Design and construction
shall comply with all federal, state, and
local regulations.
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Section 6:
lllustrative Drawings

The illustrative material accompanying these guidelines show one possible build-out
of the plan according to the guidelines. Recognizing that development of a
large-scale project can take a decade or more, a certain flexibility is required and

the final build-out may vary from the illustrative materials. The guidelines serve to
preserve the design intent as approved by the public authorities and to ensure that
Potomac Yard evolves as a harmonious family of buildings and open spaces,
providing desirable living, working and recreational opportunities to the residents

of the Yard and its surrounding neighborhoods.
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[llustrative Drawings Town Center

Town Center
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Residential Blocks

Illustrative Drawings
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lllustrative Drawings Residential Neighborhood

[llustrative Neighborhood
Plan
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Mixed-use Blocks

Illustrative Drawings
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Illustrative Drawings Route 1 Frontage

[llustrative Route 1 Frontage
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Potomac Greens

Illustrative Drawings

Potomac Greens
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[llustrative Drawings Overall Illustrative Site Section

Overall Site Section
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Prototypical Development Program

Prototypical Development Program

As in any large and complex development, the unpredictable real estate market over time necessitate flexibility in the
development program. The table below illustrates one of many ways the maximum floor area and residential units for the

overall site can be developed.

Parcel A Parcel C Parcel F Parcel G Parcel H Parcel | Parcel J Parcel L Total
Office 800,000 sf 60,000 sf 104,000 sf 463,000 sf 473,000 sf 1,900,000 sf
Hotel 625 rooms 625 rooms
Multi-Family 374 units 110 units 310 units 794 units
Stacked Townhouse 70 units 40 units 150 units 225 units 120 units 605 units
Townhouse 174 units 82 units 182 units 42 units 48 units 528 units
Retail 15,000 sf 600,000 sf 80,000 sf 5,000 sf 10,000 sf 15,000 sf 10,000 sf 735,000 sf
Total Residential Units | 244 units 414 units 232 units 407 units 272 units 358 units 1,927 units
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