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Mr. Michael Swidrack, AICP

Urban Planner Ill, Development Division

City of Alexandria

Department of Planning & Zoning

301 King Street

Room 2100

Alexandria, VA 22314

RE: Potomac River Generating Station
CDD #2021-00004
City Compiled Comments for CDD Plan Concept #1
christopher Project #17005.004.00

Dear Mr. Swidrack:

We are in receipt of your comments dated September 3, 2021 and ofy/the follo
with the CDD Concept Plan 2 Submission (CDD 2).

PLANNING & ZONING

CDD Conceptual Design Plan Development Principles

Staff has identified the following principles that will guide the development CDD o ourse of its
review and iterations:

1. The proposed street grid should extend into the site in a way that is generally
OTNSARP illustrative layout.
a. Provide a strong physical and visual continuity from Old Town North into

connection. The layout and connections should also take into account the
and its multimodal use. \
b. Establish a suitable perimeter grid accommodating the site’s constraints, topography and
established adjacent street grid, with block sizes to follow. 4
c. Blocks shall include mid-block building breaks and alleys that should be open to the sky.
d. Limitthe roadway adjacent to the north side of the future Linear Park.

Response: The Applicant has worked extensively with City Staff to orient the site’s street
network to address these comments in ways that are consistent with the goals of the /
OTNSAP illustrative layout.
a. Physical and visual continuity are achieved at N. Fairfax and at N. Royal St. The
Applicant has revised the street network in the CDD 2 submission to extend N.
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Fairfax straight into the site.
b. Noted. The perimeteris bounded by the e

necessary to bridge above these alleys in certai
in later DSUPs for those individuals blocks.

consistent daytime and nighttime activity.

a. The size of blocks shall be designed to accommodate both reside
as developed through the development review process|

b. Incorporate uses that are consistent with the OTNSAP récommendatio
district.

Response:
a. Acknowledged. The Applicant is proposing a flexible mix of
goals of the OTN SAP.
b. Acknowledged. The Applicant will continue to work with Ci
types of uses meet this definition.

ses that meets the

to determine what

4. The site should feel knitted to the adjacent neighborhoods and maintain [public ‘accessibili

throughout the site.
Response: Acknowledged. The Applicant has created a street network

community. All streets will be open and accessible to the public\regardless, of
ownership.

5. Maximize implementation of affordable housing strategies for on-site units.

Response: The Applicant met with the Office of Housing on November 8, 2021 to discuss the
City’s goals for affordable housing and will continue to work with City staff to
determine the feasibility of on-site affordable housing units under the bonus
density program.
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6.

10.

Provide a strong arts component with arts and cultural anchor
catalyst and regional attraction.

Response: The Applicant will continue to work with City staff.to a

Response: The Applicant has met with City staff

submitted with the Infrastructure D

Provide adequate and accessible open space that connects to the s
NPS property, waterfront and the Linear Park. /

Response: The Project is anticipated to provide approximately 5 acres of\g

community and stakeholders (including the National Park Service) and revie
to City boards, commissions and City Council.

a. Pursue innovative ways to provide community engagement with a mix ofi
and interactive means of outreach.

Response: Acknowledged. The Applicant will continue to host community outreach\events,
both virtual and in-person, to include community meetings and property tours
and other innovative means of engagement. An on-line open space preference
survey was conducted at the November 29, 2021 public meeting and remained
open to receive public input until December 15, 2021.

Provide an update on the submission of the multimodal traffic impact study.

Response: The Applicant received approval on the scope of the Multimodal Transportation
Study from City staff in November 2021 and the data collection phase of the MTS



Potomac River Generating Station CDD Concept #1
December 8, 2021

Page 4

CDD General Comments

boardwalk, pervious pavement, etc.) are acceptable.

Response:

is now on going. The Applicant will continueto coordina
share the analysis and outputs in accordance with-the s
Staff.

City staff and
Hedule presented to the

constraints that were unknown at the ti
amount of developable area on the site.

these comments. The OTNSAP contemplated Z.i/d
footage (excluding any bonus density) in order, to create a vib

a. Please refer to C200 the land use diagram building heights map provided in the

Noted. The Applicant has removed all roadways from the RPA. The extension of

N. Fairfax St. connects from Old Town North to Slaters Lane and provides access

to the waterfront open space. Pedestrian and bicycle amenities will be /
incorporated as the landscape design evolves in future DSUP submissions.
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Response: The Project is anticipated to provide approxin

14. Provide additional potential locations for an arts.anchorand/or ot

Response: The Applicant will continue to wo

are submitted for each block.

15. Work with adjacent property owners to potentially expand the CDD site and. street network
leading into the site from parcels to the south and west. Continue to coord
the screening of the substation and future plans for the Pepco property.

Response: Acknowledged.

16. The pumphouse should be considered a focal point of the site and primar

and/or marina.
Response: Acknowledged. The feasibility of the adaptive reuse of the pumphouse is being
pumphouse. The possibility of water-based transportation in the form of gwater

taxi and/or publicly available dock structure will continue to be studied and
coordinated with both the City and the NPS.

17. Show how the Linear Park on Norfolk Southern property and waterfront area controlled by the
National Park Service connect to the site.

Response: The applicant is working with the National Park Service to coordinate the
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Small Area Plan (OTNSAP) and Urban Design Standards and Guidelines (OTNUDSG)

integration and connection of open space on the

adjacent on-site open space in such a
connection to this land.

Block F.

Response: Acknowledged. The N. FairfaxSt. road

19. Provide more information on what can be placed on t
or impervious surfaces, plantings, etc.).

Response: Structures are not permitted to b
Roadway and open space improvemen
and parks are permitted.

20. Confirm there are no settlement agreement restrictions thaml impact the
A and proposed streets.

h.the adjacent NPS land.

buildability of Blo

Response: The proposals submitted in CDD #1 and #2 are consistent ' h the 50-foot
building restriction line that is part of the settlement agreement between the

United States and PEPCO.

a. lIdentify themes to interpret on site in consultation with staff and|the OTN

is incorporated through the restoration/preservation of industrial artifacts and i
elements.

istoric

terpretyive

c. Explore the potential to incorporate environmental interpretation as part of the |histeric

interpretation plan for the CDD site.

Response: The Applicant will develop a historic interpretation strategy at a site wide
a future DSUP.
a. Acknowledged.
b. Acknowledged.
c. Acknowledged.

level with
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22.

23.

24.

25.

26.

27.

Provide street cross-sections. The cross-sections should be cons
OTNUDSG.

Response:

a. There should be seamless connections
bicycle/pedestrian facilities.
b. Improve the bike and pedestrian network on

Response: Please see Sheet A200.
Acknowledged. ,
b. The Applicant will work to coordinate these bike and p
with City and NPS staff. /k

o

Response: Please see Sheet A200.

Identify the location of retail focus areas on the site in accordance with the
page 24 of the OTNSAP.

Response: Please see Sheet C200. The Applicant envisions a vibrant, mixed-use district tha
includes ground floor retail consistent with the OTNSAP guid i ly:
providing appropriate sidewalk access, enabling active uses, creatin ng

and visually vibrant entryways, locating loading access away f
and providing enhanced pedestrian amenities.

The OTNSAP anticipates the site to serve as an innovation district that supports the areals creative
economy. In future submittals, clarify how the conceptual design plan will include innovation uses.
Innovation uses can include, but are not limited to, an academic and research institution,
incubator spaces, a culinary institute, or comparable uses which could serve as an anchor. In
addition, uses such as a museum are envisioned for the site. Coordinate with Alexandria
Economic Development Partnership to identify potential partners in innovation.

Response: Acknowledged. The Applicant is coordinating with Alexandria Economic
Development Partnership staff on opportunities to provide creative and
innovative uses that will support the local economy per the OTNSAP.
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implementation of the following:
i. Linear Park, Segment 2 - Portion betw
fronting the former power plant si

ii. Waterfront Park

Response: Consistent with the OTNSAP implementation plan, the Applicant intends'to meet this
requirement through an in-kind contribution by dedicating, designing’and improv
open space.

a. Acknowledged.
b. Acknowledged.
c. Acknowledged.

CDD Checklist, Site Plan and Zoning Comments

29. Checklist comments:
a. Provide site topography overlaid on the site plan and narrative describing he
areas and natural features will be preserved.
i. Also provide the 100- and 500-year floodplain lines.
b. Depict and label the property lines and the existing right-of-way for the Fairfax Street and
Royal Street extensions. 4
c. Provide additional information about the proposed parking for the site, including
confirming underground parking for each block.
d. Building heights should be depicted in compliance with the City’s building height
definition and Section 6-400 of the Zoning Ordinance.

scenic

Response:
a. The 100- and 500-year floodplain lines have been added to sheet C100. Both the
100- and 500-year floodplain lines are the same and are defined by elevation 10
on the preliminary FEMA Floodplain Map dated September 30, 2020.
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Response:

bonuses as permitted in the Zoning Ordinance.

31. The arts and cultural district (Section 6-900 of the Zoning Ond’m/ance) will nee
extend into the site.

a. Provide more explanation on how the arts density bonus as proposed is concei
for Block A.

Response: Acknowledged. The Applicant will continue to work with

32. Show the property lines for the existing Norfolk Southern rail corridor on the s portion of
the site.
Response: See sheets C100 and C200.

33. Provide more site plan detail and information on the adjacent properties to the north
Slaters Lane.

Response: See sheet C100. An aerial snapshot is shown since there is no topographic data
for this area.

34. Provide additional information regarding the proposed bicycle and pedestrian promenade along
the waterfront-adjacent street.
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35.

36.

38.

39.

¢ River Generating Station CDD Concept #1

Response: The intent of this pedestrian prioritized street is

of a Woonerf or a “living street.” This [ty

pedestrians, bicyclists, and vehicles, which have the

at N. Fairfax St. will have lower speed li

calming to ensure the priority of pedestrians. There

could be closed to vehicular traffic entirely for special programs a
Depict and label the portion of the off-site

responsible for designing and constructing
owned by the applicant.

Response: The Applicant does not control the Norfolk ‘Southern

adjacent on-site open space i
connection to this land.

as outlined in these are subject to change base
between staff, the applicant and the community.

Response:

Response:

Response:

for these spaces align with the approved small area plan concepts for the'linear
park.

Staff will recommend an open space requirement that is 20 percent of the site area for each
block/DSUP that can be a combination of at-grade and above-grade open space, consistent with
recent CDD approvals.
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Response: The Project is anticipated to provide approxima

Sustainability

a. Carbon Analysis identifies performance targets needed-to achievecarbon neutrali
Coordinated Sustainability Strategy narrative;
Short, mid, and long-term strategies;

Site and infrastructure improvements; and
The analysis must provide a comprehensive approach far how sustai
across the site. The analysis will need to integrate strategies at the macro, distri

®ao o

nature of sustainability measures as those measures will likely

development occurs.

a. The CNA will consider a variety of strategies, their advantages a
and use this information to identify key performance metrics.

Sustainability Master Plan.
d. Sustainability strategies specific to infrastructure improvements
in the Sustainability Master Plan.
e. Acknowledged. The CNA and Sustainability Master Plan will consider a
strategies and approaches.

41. Incorporate sustainability (including carbon reduction and energy master planning) into site and
building design and neighborhood infrastructure.

Response: Acknowledged. /
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TRANSPORTATION AND ENVIRONMENTAL SERVICES (T&ES)

Findings
1. Public Works and DROW have no comments
2. No comments provided by VAWC.

Comments

Response: The Applicant has removed

Response: This has been added to the plans. See sheet C101.
outside the RPA, Applicant will continui/:ycoordin
additional impervious areas in the RPA such.4s sidewalks, t

3. Show the location of the floodplain on the site plan. (SWM)
Response: This has been added to the plans. See sheet C100.
4. Provide the schedule for the delivery of a remediation plan. The plan should
analysis and proposed strategy that identifies concentrated areas of contami
process for removal. A more expansive demolition plan will be required for this site due to.the
unusual conditions of the existing power plant.
Response: The Applicant entered the Voluntary Remediation Program (VRP) i ed

by the Virginia Department of Environmental Quality (VDEQ)
Site Characterization Work Plan was submitted to VDEQ a

October and November 2021. The results of the sampling work are expected
early in 2022 and will be defined in a report called a Site Characterization Report.

5. All stormwater must outfall to the Potomac. No stormwater connections will be allowed to the
existing CSO. (SWM)

Response: Acknowledged.
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6. Future considerations. The following are likely future conditio
the planning process. Note additional conditions and comn
continues: (SWM)

a. An overall stormwater management master plan :
b. The applicant must work with staff to integrate the RPA intp

required of an RPA.
c. Educational signage, creative educationale

devices may be used for stormwater treatment re has been
proven to be infeasible.
g. The energy balance equation must be utilized for waterquantity his site.
h. Electrical transmission lines are located under ' ace ich may limit
what can be located in these areas.
i. Critical infrastructure should be located outside of the 500-yearfloodplain:
Response:
a. Acknowledged.
b. Acknowledged. ,
c. Acknowledged. /
d. Acknowledged.
e. Acknowledged.
f. The Applicant is working to determine the feasibility of g mwater
infrastructure.
g. Acknowledged.
h. Acknowledged.
i. Acknowledged.

following the waterfront through the development and then connecting into Slaters-Lane with
east-west streets that connect between the waterfront and the internal road. (T&ES) '

Response: Please see the revised street layout. See sheet C200.
8. Clearly show and label the Mt. Vernon Trail. (T&ES)

Response: Please see the revised plans. See sheet C200.
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9.

12.

13.

14.

15.

Provide a connection from the portion of Mt. Vernon Trail along the watexfront to the alternative

(T&ES)

Response: Potential connections will continue to be stu
and the National Park Service Staff.

Response: Acknowledged, to the extent feasible. On:street parking is.not anticipated along
the woonerf.

A full streetscape building out including sidewalks will be'expected on both sid ts,

Provide alleys through blocks. All curb-cuts/loading entrances should be provid
(T&ES)

d off alleys.

Response: On larger blocks, mid-block alleys have been incorporated:
proposed loading access and locations.

See Sheet A200 for

designed to accommodate buses. Provide two bus stop areas, one near Blocks B/C and one near
Blocks E/F, with a stop in each direction with bus shelters and pads. (T&ES/DASH)

Response: Acknowledged. Numbers and location of bus stops will be coordinated with the /
Infrastructure DSUP.
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Response: The Applicant received approval on the scope of the Multimadal Transpartat

17. Continue to work with staff to determine appropriate the streets$.

18. Applicant shall show existing and proposed sanitary sewer connections o

a. Contractor shall ensure all discharges are in accordance with City of Ale
5, Chapter 6, Article B. (AlexRenew)

b. Dewatering and other construction related discharge limits to the sg
regulated by AlexRenew Pretreatment. Contractor is required to co
Pretreatment Coordinator at 703-721-3500 x2020. (AlexRenew)

er system
act AlexRenew’s

Response:
a. Acknowledged.
b. Acknowledged.

20. Applicant shall coordinate with the City of Alexandria T&ES to ensure that the planned flg oes
not exceed the City of Alexandria’s allotted capacity in AlexRenew’s Water ecovery
Facility or in the Potomac Interceptor during wet and average flow conditions. (A

Response: Acknowledged.

OFFICE OF HOUSING

1. The application lies within the Old Town North (OTN) Small Area Plan (SAP). The SAP envisions a
variety of housing choices and building types that are affordable and accessible to a diverse range
of ages, incomes, abilities, and household sizes. These include persons who wish to live and work
in OTN; families with children; persons with fixed incomes; seniors who desire to age-in-place;
and new and existing members of the Alexandria workforce.
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=  Applying bonus density and height (Section 7-700) |tc
housing units.

jobs, and amenities.
= Exploring innovative housing solutions, s

= Encouraging artist housing.

Colocation with other uses is also an innovative
housing plus care for seniors.

It is noted that the lllustrative Concept Plan D i
that one of the objectives for the subject site is a
Response: Acknowledged. The Applicant met with.the Office of Housing| on"November 8,

2021 to discuss the City’s goals for affordable housing '
with City staff to determine the feasibility of
under the bonus density program.

Permit pursuant to Section 7-700 in exchange for affordable housing.

Response: The Applicant has worked with City staff to study the extent to which on-site
constraints that were unknown at the time of the OTNSAP was adopted limit the
amount of developable area on the site. These factors were summarized as part
of the Rationale for Additional Height memo dated September 27, 2021 and
attached to these comments. The OTNSAP contemplated 2.15 million square feet
of base square footage (excluding any bonus density) in order to create a vibrant,
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All heights proposed are anticipated to co
Please see Sheet C200.

application’s consideration by Planning Com
accessed
https://www.alexandriava.gov/uploadedFiles/ho
es 03.18.19.pdf

Response: Acknowledged.

Response: The Applicant met with the Office of Housing on November 8,

creation of on-site units, an affordable housing trust fund co
combination thereof.

6. The applicantis encouraged to discuss with the Office of Housing opportunities
affordability within the plan area as soon as possible.

Response: See response above.
RP&CA

1. The applicant shall provide 5.0 acres of new public open space adjacent to the waterfront and the
Linear Park per the OTNSAP, in addition to substantial areas of accessible at-grade open space on
the development blocks.

Response: The Project is anticipated to provide approximately 5 acres of ground level open
space connected to the existing open space network around the site, including
approximately 3 acres adjacent to the National Park Service land along the
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waterfront and approximately 1.5 acres adjace proposed public Linear
Park. As a result, a total of approximatel
space both in and around the site are anticipated to be

ARCHAEOLOGY

Archaeological Findings

F-1

F-2

Open Space and Landscaping

1.

28 ft. wide, 1 story high with a Dutch roof and was
by 23 ft. brick cellar. Nearby stood a wood frame
populated with a stable, smokehouse, and dairy

in the 1840s John Slater acquired Bellevue,
business. Slater had learned the trade fro

depicted on the property, each fenced and planted in orchards or other formalglantings, such a
might have been part of Slater’s floral business. The property remained\in the Yeates family\into
the twentieth century, and continued to operate as a produetive farm.

Response: Acknowledged.

If this project is a federal undertaking or involves the use of any federal funding, the applicant
shall comply with federal preservation laws, in particular Section 106 of the National Historic
Preservation Act of 1966. The applicant will coordinate with the Virginia De of Historic
Resources and the federal agency involved in the project, as well as with Alexandria Archaeology.

Response: Acknowledged.

Hire a professional consultant to work with staff and the landscape designers toincorporate and
interpret elements of the historical character and archaeological findings into the design of‘the
open space and to prepare interpretive elements, which shall be erected as part of the
development project. The site plan shall indicate themes and locations of interpretive elements.
Prior to release of the final site plan, the consultant shall provide text and graphics for the signage
subject to approval by the Office of Historic Alexandria/Alexandria Archaeology and the Directors
of P&Z and/or RP&CA.* (Arch)(P&Z)(RP&CA)

Response: Acknowledged.
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Archaeology Conditions

Response: Acknowledged. The scope

significant archeological materials~and deposits is low to moderate
because of the degree of dist onstruction of Potomac
Generating Station in the 1940s,

an approved Resource Management Plan is in place to recover|signifi
with construction activities. * (Archaeology) /

Response: Acknowledged.

the site and records the finds. The language noted above shall be included
sheets involving any ground disturbing activities. (Archaeology)

Response: Acknowledged.

project delays. The language noted above shall be included on all final site plan.sheets involving
any ground disturbing activities. (Archaeology)

Response: Acknowledged.
6. Certificates of Occupancy shall not be issued for this property until interpretive elements have
been constructed, interpretive markers have been erected, and the final archaeological report

has been received and approved by the City Archaeologist.*** (Archaeology)

Response: Acknowledged.
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Code

C-1 Allrequired archaeological preservation measures shall be com ection

11-411 of the Zoning Ordinance.

Response: Acknowledged.

We trust that the above responses satisfactorily address the comments related to this project. Should
you have any questions or need additional information, please do not hesitate tocontact this office.

Very truly yours,

Mo o W ani -

Kevin M. Washington
Vice President, Urban Land

KMW/mb
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ILL o

M mcgibbs@wiregill.com
703-836-5757

September 27, 2021

Rationale for Additional Height as a Master Plan Amendment
For the Former Potomac River Generating Site

The planning process that led to the Old Town North Small Area Plan (OTN
SAP) as adopted by City Council in 2017, did not have the benefit of knowing
certain ground level specifics at the Potomac River Generating Site (PRGS).
Constraints such as exact locations of utility lines and easements, building
restriction lines, and other limiting factors that exist on the property, could not
have been known at the time. In fact, the OTN SAP guidelines were described as
being “from the 10,000 foot” level, and it was acknowledged that specific planning
would take place during the future CDD process itself.

Now the applicant has site control and started the CDD process, several factors that
were unknown at the time the OTN SAP was adopted have been brought to light:

1)

2)

3)

The actual size of the PRGS parcel is smaller than anticipated. In the
OTN SAP, under the Development Summary Table (Figure 2.10), the
city’s tax assessment records listed the PRGS site (called Site # 24b) as
having 852,898 square feet. The actual size of the PRGS parcel is
818,944, a difference of 33,954 square feet, nearly % of an acre less site
area on which to develop the same amount of density.

There are substantial utility easements on the site preventing the
development of buildings in large portions of the property, but allowing
the construction of roadways, sidewalks and open space. PEPCO holds a
significant transmission line easement of up to 100 feet in width running
along the southwest and western property lines. Further, there are other
utility and stormwater easements that exist on the site that were unknown
at the time the OTN SAP was planned and adopted.

Finally, there is a 40-50 foot-wide building restriction line along the
eastern boundary as a result of PEPCO’s settlement with the United

1



States in the historic waterfront litigation over the ownership of the

City’s waterfront.
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The cumulative result of these site constraints is that only 11.9 acres of the
18.8 acre PRGS parcel can be physically developed, including buildings and
interior roadways and sidewalks. Additionally, the OTN SAP contemplated
significant ground level open space, which further reduces the developable site
area. Factoring in that internal infrastructure plus the open space, means that only
about 7-8 acres of the 18.8-acre site is actually available for building development.
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The OTN SAP envisioned 2.15 million square feet of development (Gross
Floor Area or GFA as defined in the CDD process) on the site. The 2.15 million
square feet of GFA was considered the appropriate amount of development
necessary to transform PRGS into a vibrant, mixed-use, waterfront district
delivering substantial public benefit related to environmental remediation of the
former coal-fired power plant and the delivery of significant public open space
improvements both on- and off-site on the immediately adjacent land.

Given the realities of the actual site constraints, the 2.15 million square feet
of GFA will not fit on the 11.9 acres of developable site area within the height
limits contemplated in the OTN SAP. This is especially true once square footage is
further reduced due to building articulation and setting appropriate building widths
efficient for marketable multifamily, office, and retail space.



CITY OPTION
OTNSAP Height Limits

~1,290,000 sqft

Achievable Floor Area respecting existing easements & setbacks
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Floor Area

Total Floor Area 1,290,000

29,000
84,300
202,000
66,000
21,500
290,000
244,000
169,000
184,200

“Liner” buildings: +/- 16,000 sf; not included in floor area

JUNE 10th, 2021

In order to fit the 2.15 million square feet of GFA, additional heights as

18,000 sf
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shown below are necessary.

PREFERRED OPTION

Heights needed to achieve target floor area

~2,150,000 sqft
Proposed Floor Area with additional building height
Block Total
A 29,745
B 344,994
C 491,819
D 272,319
E 497,150
F 513,973
W 2,150,000
JUNE 10th, 2021

CDD CONCEPT 1 PLAN

E. Abir 'gdon pr.

POTOMAC RIVER

Potential Heights

Heights per OTNSAP
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Given that additional height is necessary simply to achieve the density
envisioned in the OTN SAP, the Affordable Housing Density/Height Bonus

4



provision of Section 7-700 and the Arts Density/Height Bonus for additional
density or height don’t work as intended on the PRGS site. The additional density
offered by those zoning bonuses would only create the need for even more
additional height. If no additional density can be achieved from these bonuses and
they only provide additional height, there is no value in the bonuses from which to
carve out the public benefits sought through those bonuses. For example, if a
developer utilizes a 7-700 density/height bonus, the developer is then expected to
provide 1/3 of the additional density or square footage obtained in the additional
height in on-site affordable housing units. At the PRGS site, there is no additional
density obtained, and therefore, the developer would be asked to provide 1/3 of the
amount of the square footage from the additional height within the 2.15 million
squarer feet of GFA already allowed within the OTN SAP. Furthermore, the
additional height allowed under the bonuses may not be enough to achieve the
additional heights already being requested.

As shown in the CDD Concept 1 Plan, the project has attempted to locate
most of the increased height requested in the least sensitive areas. Specifically, the
maximum proposed increased height is located closest to the substation to the
northern side of the site where views and vistas will not be impacted. In addition,
the proposed heights incorporate FAA regulations on height related to Reagan
National Airport. Finally, the CDD Concept 1 Plan proposed reduced height on
the southeast corner of the property to respect the neighboring properties in Old
Town North.

For all of these reasons, increased heights are justified within the context of
a master plan amendment and not as part of any density or height bonus for
affordable housing or arts.
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Summary

Capitol Airspace conducted an obstruction evaluation and airspace analysis for the 1300 North Royal
project in Alexandria, Virginia. The purpose for this analysis was to identify obstacle clearance surfaces
established by the Federal Aviation Administration (FAA) that could limit 168, 180, and 192-foot above
ground level (AGL) structures within the defined study area (black outline, Figure 1).

The FAA requires that all structures exceeding 14 CFR Part 77.9 notification criteria be submitted to the
FAA so that an aeronautical study can be conducted. The FAA’s objective in conducting aeronautical
studies is to ensure that proposed structures do not affect the safety of air navigation or the efficient
utilization of navigable airspace by aircraft. The result of an aeronautical study is the issuance of a
determination of ‘hazard’ or ‘no hazard’ that can be used by the proponent to obtain necessary local
construction permits. It should be noted that the FAA has no control over land use in the United States
and cannot enforce the findings of its studies.

The lowest obstacle clearance surfaces overlying the 1300 North Royal project range from 190 to 258 feet
above mean sea level (AMSL) and are associated with Ronald Reagan Washington National (DCA)
instrument departure and approach procedures. Proposed structures that exceed these surfaces could
require an increase to instrument departure procedure minimum climb gradients and instrument
approach procedure minimum altitudes. If the FAA determines that either of impacts would affect one
operation per week, it could result in determinations of hazard.

United States Geological Survey (USGS) elevation data indicates that these surfaces could limit all
proposed structure heights throughout the northern and central sections of the study area.

This study did not consider electromagnetic interference on FAA communication or surveillance radar
systems. Impact on these systems could be used as the basis for determinations of hazard regardless of
the lack of impact on the physical airspace surfaces described in this report.

Capitol Airspace applies FAA defined rules and regulations applicable to obstacle evaluation, instrument procedures assessment and visual
flight rules (VFR) operations to the best of its ability and with the intent to provide the most accurate representation of limiting airspace surfaces
as possible. Capitol Airspace maintains datasets obtained from the FAA which are updated on a 28-day cycle. The results of this analysis are
based on the most recent data available as of the date of this report. Limiting airspace surfaces depicted in this report are subject to change
due to FAA rule changes and regular procedure amendments. Therefore, it is of the utmost importance to obtain FAA determinations of no

hazard prior to making substantial financial investments in this project. I_
1 L
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Methodology

Capitol Airspace studied the proposed project based on location information provided by HRP Potomac,
LLC. USGS elevation data indicates that the project’s site elevation ranges from 0 to 65 feet AMSL. Using
this information, Capitol Airspace generated graphical overlays to determine proximity to airports (Figure
1), published instrument procedures, enroute airways, FAA minimum vectoring altitude charts, and
minimum instrument flight rules (IFR) altitude charts.

Capitol Airspace evaluated all 14 CFR Part 77 imaginary surfaces, published instrument approach and
departure procedures, visual flight rules operations, FAA minimum vectoring altitudes, minimum IFR
altitudes, and enroute operations. All formulas, headings, altitudes, bearings, and coordinates used during
this study were derived from the following documents and data sources:

14 CFR Part 77 Safe, Efficient Use, and Preservation of the Navigable Airspace

FAA Order 7400.2N Procedures for Handling Airspace Matters

FAA Order 8260.3E United States Standard for Terminal Instrument Procedures

FAA Order 8260.58B United States Standard for Performance Based Navigational (PBN)

Instrument Procedure Design

FAA Advisory Circular 150/5300-13A Airport Design

Technical Operations Evaluation Desk Guide for Obstruction Evaluation/Airport Airspace Analysis (1.5.1)
United States Government Flight Information Publication, US Terminal Procedures

National Airspace System Resource Aeronautical Data

RON‘I};I'_D REAGAN
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N

Figure 1: Ronald Reagan Washington National (DCA) in proximity to the 1300 North Royal project
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Study Findings

14 CFR Part 77.17(a)(2) Obstruction Standard and 77.19/21/23 Imaginary Surfaces

The FAA uses level and sloping imaginary surfaces to determine if a proposed structure is an obstruction
to air navigation. Structures that are identified as obstructions are then subject to a full aeronautical study
and increased scrutiny. However, exceeding a Part 77 imaginary surface does not automatically result in

the issuance of a determination of hazard. Proposed structures must have airspace impacts that
constitute a substantial adverse effect in order to warrant the issuance of determinations of hazard.

14 CFR Part 77.17(a)(2) obstruction standards and imaginary surfaces (solid blue outline, Figure 2)
overlying the 1300 North Royal building project:

Ronald Reagan Washington National (DCA)
77.17(a)(2): 214 to 265 feet AMSL
77.19: 149 to 164 feet AMSL

At 168, 180, and 192 feet AGL, proposed structures throughout the entire study area (orange area, Figure
2) will exceed these surfaces and will be identified as obstructions. However, proposed structures and
temporary construction equipment that exceed these surfaces are feasible provided proposed structures
do not exceed FAA obstacle clearance surfaces.

A

nnnnnnn

Horizontal Surface
164' AMSL

\\’ | ' il \

o caba ceRcn liece lean Aipe Mecan! dosRace 1GN WaRacile NI Ordnan,

Figure 2: Ronald Reagan Washington National (DCA) 77.19 imaginary surfaces (solid blue outline)
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Visual Flight Rules (VFR) Traffic Pattern Airspace

VFR traffic pattern airspace is used by pilots operating during visual meteorological conditions (VMC). The
airspace dimensions are based upon the category of aircraft which, in turn, is based upon the approach
speed of the aircraft. 14 CFR Part 77.17(a)(2) and 77.19 (as applied to a visual runway) imaginary surfaces
establish the obstacle clearance surface heights within VFR traffic pattern airspace.

Ronald Reagan Washington National (DCA) VFR traffic pattern airspace overlies the 1300 North Royal
building project (Figure 3). However, due to the air carrier nature of operations at the airport, the FAA has
not historically considered impact on VFR traffic pattern airspace. As a result, this segment of airspace
should not limit 168, 180, or 192-foot AGL structures within the defined study area.
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Sources: Esri. HERE, Gamin, Intermap, increment P Corp., GEBCO, USGS, FAO, NPS, NRCAN, GeoBase. IGN, Kadaster NL, Ordnance
SUriy. Esn Japan, METI, Esri China (Hong Kong), (¢} Openstreethfap contributors, and the GIS User Community

Figure 3: Ronald Reagan Washington National (DCA) VFR traffic pattern airspace

[ L




Capitol Ai rspace Group 5400 Shawnee Road, Suite 304 703-256-2485

Alexandria, VA 22312 capitolairspace.com

Charted VFR Helicopter Routes

The FAA publishes VFR helicopter routes to enhance helicopter access into, egress from, and operation
within high density traffic areas. These routes usually follow landmarks such as rivers and highways and
are charted with reference to visual landmarks along with recommended altitudes.

Proposed structures within 250 feet of route centerlines could have an impact on enroute helicopter
operations. If the FAA determines that this impact would affect a significant volume of VFR helicopter
operations, it could result in determinations of hazard.

Charted VFR helicopter routes do not overlie the 1300 North Royal building project and should not limit
168, 180, or 192-foot AGL structures within the defined study area (Figure 4).
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Figure 4: Baltimore-Washington Helicopter Route Chart and the 1300 North Royal building project
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One Engine Inoperative Procedures

The FAA requires that airlines develop one engine inoperative (OEl) procedures that allow for the
clearance of all terrain and obstacles should an aircraft lose an engine during departure. Aircraft
performance calculations based on the loss of one engine ensure that aircraft meet these clearance
requirements. The introduction of new obstacles to existing OEl procedures can impact aircraft loading
by decreasing the number of passengers or amount of fuel and cargo an aircraft can carry. While this
impact is not currently considered by the FAA during aeronautical study, it could result in airline
objections.

OEl procedures vary by airline, aircraft type, and runway end, and are proprietary airline information.
Since these procedures are not publicly available, Capitol Airspace applied the “straight” OEl obstacle
accountability areas (OAA) (blue outline, Figure 5) defined in FAA Advisory Circular 120-91 Airport Obstacle
Analysis to determine the likelihood of proposed structures impacting Ronald Reagan Washington
National (DCA) OEl operations.

Considering that the straight-out OEl obstacle accountability areas (OAA) do not overlie the study area, it
is unlikely that the 1300 North Royal building project would impact Ronald Reagan Washington National
Airport OEl operations.

RONARD'REAGAN
WASHINGTON NTL (DCA)

Sources: Esri. HERE, Gamin, Intermap, i
Srvey. Esni Japan|METI, Esri China {Hong Kong}, (c) OpenStreetMap contributors, and the GIS User Community
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Figure 5: Ronald Reagan Washington National (DCA) straight-out OEI OAA
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Instrument Departures

In order to ensure that aircraft departing during marginal weather conditions do not fly into terrain or
obstacles, the FAA publishes instrument departure procedures that provide obstacle clearance to pilots
as they transition between the terminal and enroute environments. These procedures contain specific
routing and minimum climb gradients to ensure clearance from terrain and obstacles.

Proposed structures that exceed instrument departure procedure obstacle clearance surfaces would
require an increase to instrument departure procedure minimum climb gradients. If the FAA determines
that this impact would affect as few as one operation per week, it could be used as the basis for
determinations of hazard.

Ronald Reagan Washington National (DCA)

Runway 19 Obstacle Departure Procedures

The obstacle clearance surfaces (gray contours, Figure 6) range from 190 to 385 feet AMSL and are
some of the lowest height constraints overlying most of the study area. USGS elevation data
indicates that these surfaces could limit 168, 180, and 192-foot AGL structures throughout the
northern and central sections of the study area (red, orange, and yellow areas, Figure 6).
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Figure 6: Ronald Reagan Washington National (DCA) Runway 19
obstacle departure procedures obstacle clearance surfaces
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Instrument Approaches

Pilots operating during periods of reduced visibility and low cloud ceilings rely on terrestrial and satellite
based navigational aids (NAVAIDS) in order to navigate from one point to another and to locate runways.
The FAA publishes instrument approach procedures that provide course guidance to on-board avionics
that aid the pilot in locating the runway. Capitol Airspace assessed 10 published instrument approach
procedures at Ronald Reagan Washington National (DCA):

Ronald Reagan Washington National (DCA)
ILS or Localizer Approach to Runway 01

ILS Approach to Runway 01 (SA CAT I)

ILS Approach to Runway 01 (Cat Il)

RNAV (RNP) Approach to Runway 01

RNAV (RNP) Approach to Runway 19

RNAV (GPS) Approach to Runway 15

RNAV (GPS) Approach to Runway 33

LDA'Y Approach to Runway 19

LDA Z Approach to Runway 19

Copter ILS or LOC/DME Approach to Runway 01

Proposed structures that exceed instrument approach procedure obstacle clearance surfaces would
require an increase to their minimum altitudes. Increases to these altitudes, especially critical decision
altitudes (DA) and minimum descent altitudes (MDA), can directly impact the efficiency of instrument
approach procedures. If the FAA determines this impact would affect as few as one operation per week,
it could be used as the basis for determinations of hazard.

Ronald Reagan Washington National (DCA)

ILS or Localizer Approach to Runway 01

Copter ILS or LOC/DME Approach to Runway 01

The Localizer MDAs are 480 feet AMSL. The obstacle clearance surfaces (blue outline, Figure 7)
range from 230 to 325 feet AMSL and are in excess of other, lower surfaces. However, USGS
elevation data indicates that these surfaces could still limit 168, 180, and 192-foot AGL structures
in the central section of the study area (red, orange, and yellow areas, Figure 7).

RNAV (RNP) Approach to Runway 01

The missed approach segment obstacle clearance surface (blue outline, Figure 8) ranges from 226
to 260 feet AMSL and is the lowest height constraint overlying the western section of the study
area. USGS elevation data indicates that this surface could limit 168, 180, and 192-foot AGL
structures in the central section of the study area (red, orange, and yellow areas, Figure 8).
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Enroute Airways

Enroute airways provide pilots a means of navigation when flying from airport to airport and are

defined

by radials between VHF omni-directional ranges (VORs). The FAA publishes minimum altitudes for airways
to ensure clearance from obstacles and terrain. The FAA requires that each airway have a minimum
obstacle clearance of 1,000 feet in non-mountainous areas and normally 2,000 feet in mountainous areas.

Proposed structures that exceed enroute airway obstacle clearance surfaces would require an increase to
their minimum obstruction clearance altitudes (MOCA) and/or minimum enroute altitudes (MEA). If the
FAA determines that this impact would affect as few as one operation per week, it could be used as the

basis for determinations of hazard.

Low altitude enroute airway obstacle clearance surfaces (e.g., Figure 9) are in excess of other, lower

surfaces and should not limit 168, 180, or 192-foot AGL structures within the defined study area.
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Figure 9: Low altitude enroute chart L-29 with V8 obstacle evaluation areas (purple)
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Minimum Vectoring/IFR Altitudes

The FAA publishes minimum vectoring altitude (MVA) and minimum instrument flight rules (IFR) altitude
charts that define sectors with the lowest altitudes at which air traffic controllers can issue radar vectors
to aircraft based on obstacle clearance. The FAA requires that sectors have a minimum obstacle clearance
of 1,000 feet in non-mountainous areas and normally 2,000 feet in mountainous areas.

Proposed structures that exceed MVA/minimum IFR altitude sector obstacle clearance surfaces would
require an increase to the altitudes usable by air traffic control for vectoring aircraft. If the FAA determines
that this impact would affect as few as one operation per week, it could result in determinations of hazard.

MVA/MIA obstacle clearance surfaces (e.g., Figure 10) are in excess of other, lower surfaces and should
not limit 168, 180, or 192-foot AGL structures within the defined study area.
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Survey. Esn Japan, METI, Esri China {(Hong Kong), (c) OpenStreetiap:contributors, and the GIS User Community

Figure 10: Potomac Consolidated (PCT) TRACON FUSION 3 MVA sectors (blue)
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Terminal and Enroute Navigational Aids

The FAA has established protection areas in order to identify proposed structures that may have a physical
and/or electromagnetic effect on navigational aids (NAVAIDs). The protection area dimensions vary based
on the proposed structure type as well as the NAVAID type. Proposed structures located within these
areas may interfere with NAVAID services and will require further review by FAA Technical Operations. If
further review determines that proposed structures would have a significant physical and/or
electromagnetic effect on NAVAIDs, it could result in determinations of hazard.

Ronald Reagan Washington National (DCA)

Localizers and Glideslopes

The localizer and glideslope protection areas (e.g., blue outline, Figure 11) do not overlie the 1300
North Royal building project. As a result, it is unlikely that proposed structures would have a
physical or electromagnetic on terminal NAVAIDs.

Washington (DCA) VOR/DME

The 1.2° screening surface (purple outline, Figure 11) does not overlie the 1300 North Royal
building project. As a result, it is unlikely that proposed structures would have a physical or
electromagnetic on enroute NAVAIDs.
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Figure 11: Localizer and glideslope protection areas (blue outline) and
the Washington (DCA) VOR/DME protection area (purple outline)
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Conclusion

At 168, 180, and 192 feet AGL, proposed structures will exceed the Ronald Reagan Washington National
(DCA) 14 CFR Part 77.19 imaginary surfaces (Figure 2) and will be identified as obstructions. However,
exceeding these surfaces does not automatically result in the issuance of a determinations of hazard.
Proposed structures must have airspace impacts that constitute a substantial adverse effect in order to
warrant the issuance of determinations of hazard.

The lowest obstacle clearance surfaces overlying the 1300 North Royal project range from 190 to 258 feet
AMSL (Figure 12) and are associated with Ronald Reagan Washington National (DCA) instrument departure
procedures and instrument approach procedures. USGS elevation data indicates that these surfaces could
limit 168, 180, 192-foot AGL structures throughout the northern and central sections of the study area
(red, orange, and yellow areas, Figure 13).

At 168, 180, and 192 feet AGL, proposed structures throughout the northern and central sections of the
study area (red, orange, and yellow areas, Figure 6, Figure 7, & Figure 8) would require an increase to
Ronald Reagan Washington National (DCA) instrument departure procedure minimum climb gradients
and instrument approach procedure DAs and MDAs. If the FAA determines that any of impacts would
affect as few as one operation per week, it could result in determinations of hazard.

Cranes and other construction equipment that exceed the height or the footprint of the proposed
structures must also be filed with the FAA and receive favorable determinations. If temporary equipment
required to construct the 1300 North Royal project exceeds FAA obstacle clearance surfaces, it may not
receive favorable temporary determinations due to the impact on Ronald Reagan Washington National
(DCA).

The AGL Clearance Map (Figure 13) is based on USGS National Elevation Dataset (NED 1/3 Arc Second data
which has a vertical accuracy of 1.89 meters root-mean-square-error (RMSE). Therefore, the AGL
Clearance Map should only be used for general planning purposes and not exact structure siting. In order
to avoid determinations of hazard, proposed structure heights should adhere to the height constraints
depicted in the Composite Map (Figure 12).

If you have any questions regarding the findings of this study, please contact James Scott or Nick Lee at
(703) 256-2485.
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Proposed structures that exceed 14 CFR Part 77.17(a)(1) - a height of 499 feet AGL at the site of the object - will be identified
as obstructions regardless of location.
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The USGS 1/3 Arc Second Digital Elevation Model (DEM) data used to create this map has a vertical accuracy of 1.89 meters
RMSE. Additionally, this data was resampled to 1 foot cell size. This map should only be used for general planning purposes
and not exact structure siting.
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