
 

 

December 8, 2021 
 
 
 
Mr. Michael Swidrack, AICP 
Urban Planner III, 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 offer the following in response along 
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 over the course of its 
review and iterations: 
 

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

through the extension of N. Fairfax Street and then secondarily through the N. Royal Street 
connection.  The layout and connections should also take into account the future Linear Park 
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. 

c. Blocks shall include mid-block building breaks and alleys that should be open to the sky. 
d. Limit the 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 perimeter is bounded by the extension of N. Fairfax St. to the east and 

the spine street to the west. Cross streets are provided, dividing the site into 
blocks reflective of existing block sizes in Old Town North.   

c. Noted. On larger blocks, mid-block alleys have been incorporated.  It will be 
necessary to bridge above these alleys in certain locations which will be reviewed 
in later DSUPs for those individuals blocks. 

d. The Applicant has reviewed with City staff the critical nature of the main spine 
street that runs adjacent to the north of the future Linear Park. The street is 
within a property easement that limits vertical development but allows for street 
level infrastructure. 

 
2. Remove all roadway from the RPA and respect the topography of the site and adjacent NPS open 

space. 
 
Response:   The Applicant has removed all roadways from the RPA. 
 

3. Provide a balanced land-use mix that has a significant commercial/office component for 
consistent daytime and nighttime activity. 
a. The size of blocks shall be designed to accommodate both residential and commercial uses, 

as developed through the development review process. 
b. Incorporate uses that are consistent with the OTNSAP recommendations for an innovation 

district. 
 

Response:  
a. Acknowledged.  The Applicant is proposing a flexible mix of uses that meets the 

goals of the OTN SAP. 
b. Acknowledged.  The Applicant will continue to work with City to determine what 

types of uses meet this definition. 
 

4. The site should feel knitted to the adjacent neighborhoods and maintain public accessibility 
throughout the site. 
 
Response:   Acknowledged.  The Applicant has created a street network that integrates with 

existing neighborhood streets to create a walkable and vibrant mixed-use 
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. Provide a strong arts component with arts and cultural anchor(s) that will be a true neighborhood 
catalyst and regional attraction. 

 
Response:   The Applicant will continue to work with City staff to amend the Alexandria 

Zoning Ordinance to expand the OTN Arts and Cultural District into the 
property. The Applicant envisions Block A as a potential northern anchor of the 
arts corridor.  Additional potential arts uses are proposed at other locations 
within the project. 

 
7. Incorporate sustainability strategies (including carbon reduction and energy master planning) into 

site and building design and neighborhood infrastructure. 
 

Response:   The Applicant has met with City staff and members of the Environmental Policy 
Commission to coordinate and establish a framework for a Carbon Neutrality 
Analysis (CNA) to be submitted with the CDD Concept Plan. A site-wide 
Sustainability Master Plan will be developed based on the City’s 2019 Green 
Building Policy and the sustainability goals of the OTNSAP and is anticipated to be 
submitted with the Infrastructure DSUP. 

 
8. Provide adequate and accessible open space that connects to the street network and directly to 

NPS property, waterfront and the Linear Park. 
 

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 
waterfront and approximately 1.5 acres adjacent to the proposed public Linear 
Park.  As a result, a total of approximately 14 acres of usable, ground level open 
space both in and around the site are anticipated to be provided.   

 
CDD Process Comments 

 
9. Staff and the applicant will continue to coordinate on presentations and outreach to the 

community and stakeholders (including the National Park Service) and review and presentations 
to City boards, commissions and City Council. 
a. Pursue innovative ways to provide community engagement with a mix of in-person, virtual 

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.  

 
10. 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 
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is now on going.  The Applicant will continue to coordinate with City staff and 
share the analysis and outputs in accordance with the schedule presented to the 
Staff. 

 
CDD General Comments 
 

11. The proposed building heights do not comply with the stepback or maximum heights 
recommended in the OTNSAP. Building heights above 120 or 140 feet (depending on the location) 
should be sought by using bonus height for the provision of affordable housing (related to Section 
7-700 of the Zoning Ordinance). Provide an updated building height exhibit that utilizes existing 
Zoning Ordinance tools and does not require a Master Plan Amendment. 
a. Provide a graphic that overlays the OTNSAP building heights map with the CDD site plan and 

proposed building heights.  
b. Provide information that confirms that proposed building heights will comply with FAA 

building height limitations. 
 
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, feasible, mixed-
use community. The existing site constraints do not allow that amount of base square 
footage to be developed without modifying the height limits contemplated in the 
OTNSAP.  As discussed with City staff, the square footage originally contemplated to 
be developed in these restricted areas will be moved to developable site areas, which 
will require a Master Plan Amendment. All heights proposed are anticipated to 
comply with FAA height restrictions. 
a. Please refer to C200 the land use diagram building heights map provided in the 

Concept 2 submission. 
b. Please refer to the attached Obstruction Evaluation and Airspace Analysis related 

to the FAA limitations on the site. 
 

12. Realign N. Fairfax Street to be consistent with the OTNSAP and removed from the RPA. The street 
should be a public through street that connects the site to areas north and south, and the 
development to public open space to the east. 
a. The applicant should consider what pedestrian and bicycle amenities could be located in the 

RPA portion of the open space at the eastern edge of the site. Pervious surfaces (i.e. 
boardwalk, pervious pavement, etc.) are acceptable. 

 
Response:    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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13. Provide adequate and accessible open space that connects to the street network and directly to 
NPS property, waterfront, and the Linear Park. The OTNSAP recommends significant public open 
space on the site in addition to the Linear Park and open spaces located on each development 
block (see page 63 of the SAP). Continue to ensure consistency with this recommendation.  

 
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 
waterfront and approximately 1.5 acres adjacent to the proposed public Linear 
Park.  As a result, a total of approximately 14 acres of usable, ground level open 
space both in and around the site are anticipated to be provided. 

 
14. Provide additional potential locations for an arts anchor and/or other arts uses. uses, per Concept 

Development Principle #6 above.  
a. Explore arts anchor uses that are adjacent to the central plaza/primary open space(s) and 

main activity nodes. 
 

Response:   The Applicant will continue to work with City staff to amend the Alexandria 
Zoning Ordinance to expand the OTN Arts and Cultural District into the property. 
The Applicant envisions Block A as a potential northern anchor of the arts 
corridor. Additional potential arts uses are proposed within the project, 
potentially located at the Central Plaza or at the Waterfront park near the existing 
pumphouse. The location and anticipate use will be further explored as DSUP’s 
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 coordinate with Pepco on 
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 primary open space area. 

Provide more information on the proposed adaptive reuse of the pumphouse and its connection 
to the site and waterfront. Additionally, continue to explore the possibility of water transportation 
and/or marina.   

 
Response:   Acknowledged. The feasibility of the adaptive reuse of the pumphouse is being 

studied.  The Applicant will continue to coordinate with the City and the National 
Park Service on the determination of feasibility and potential future uses of the 
pumphouse. The possibility of water-based transportation in the form of a water 
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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integration and connection of open space on the site with the adjacent NPS land. 
The Applicant does not control the Norfolk Southern land but will design the 
adjacent on-site open space in such a way that is does not preclude a future 
connection to this land.  

 
18. Look more closely at the intersection of Slaters Lane with N. Fairfax Street and how the two will 

connect with NPS land and the adjacent open spaces and plaza/vista at the northeast corner of 
Block F. 

 
Response:   Acknowledged.  The N. Fairfax St. roadway has been removed from the RPA. The 

connection of N. Fairfax to Slaters Lane is consistent with the OTNSAP. The 
Applicant has met with neighboring stakeholders in this area of the project and 
will continue to coordinate with City staff on the design of this connection. 

 
19. Provide more information on what can be placed on top of the powerline easement (i.e. pervious 

or impervious surfaces, plantings, etc.). 
 

Response:   Structures are not permitted to be constructed within the easement area. 
Roadway and open space improvements including streets, sidewalks, bike paths 
and parks are permitted.  

 
20. Confirm there are no settlement agreement restrictions that will impact the buildability of Block 

A and proposed streets.  
 

Response:   The proposals submitted in CDD #1 and #2 are consistent with the 50-foot 
building restriction line that is part of the settlement agreement between the 
United States and PEPCO. 

 
Small Area Plan (OTNSAP) and Urban Design Standards and Guidelines (OTNUDSG) Comments 
 

21. Based on the documentary study and archaeological evaluation, the applicant should provide a 
plan and narrative that establishes a historic interpretation strategy (per the OTNSAP) at a CDD-
wide level which will provide guidance for future DSUP submissions. 
a. Identify themes to interpret on site in consultation with staff and the OTN Historic 

Interpretation Guide. 
b. The publicly accessible open spaces will include areas where the industrial heritage of the site 

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

c. Explore the potential to incorporate environmental interpretation as part of the historic 
interpretation plan for the CDD site. 
 

Response:   The Applicant will develop a historic interpretation strategy at a site wide level with 
a future DSUP.    
a. Acknowledged. 
b. Acknowledged. 
c. Acknowledged. 
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22. Provide street cross-sections. The cross-sections should be consistent with those depicted in the 
OTNUDSG.  
 
Response:   See Sheets C201-203 which include the Street Sections from the OTNUDSG. Final 

width and configuration will be determined as part of the Infrastructure DSUP. 
 

23. Block sizes (excluding any internal alleys or streets) should be consistent with the 
recommendations of the OTNUDSG. 
 
Response:   The block sizes, street network, and mid-block alleys are consistent with the 

OTNUDSG guidelines established in the OTNSAP while also being responsive to 
the unique site constraints and the geometry of the site.   

 
24. Provide a pedestrian and bike circulation plan to ensure consistency with the Master Plan.  

a. There should be seamless connections between Linear Park and the waterfront and 
bicycle/pedestrian facilities. 

b. Improve the bike and pedestrian network on Slaters Lane and E. Abingdon Drive. 
 

Response: Please see Sheet A200. 
a. Acknowledged. 
b. The Applicant will work to coordinate these bike and pedestrian improvements 

with City and NPS staff. 
 

25. Provide a circulation plan that depicts routes for buses, loading and vehicle circulation.   
 

Response:   Please see Sheet A200. 
 
26. Identify the location of retail focus areas on the site in accordance with the principles listed on 

page 24 of the OTNSAP.  
 
Response:  Please see Sheet C200. The Applicant envisions a vibrant, mixed-use district that 

includes ground floor retail consistent with the OTNSAP guidelines, specifically: 
providing appropriate sidewalk access, enabling active uses, creating interesting 
and visually vibrant entryways, locating loading access away from retail corridors, 
and providing enhanced pedestrian amenities. 

 
27. The OTNSAP anticipates the site to serve as an innovation district that supports the area’s 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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28. Pursuant to the Old Town North Small Area Plan Implementation Developer Contributions Policy, 

a contribution is required to the Old Town North Implementation Fund. Based on the policy 
adopted by City Council in 2018, the contribution amount is as follows:   
a. $10.43 (2021$) per net new square foot of development, excluding square footage achieved 

through the application of Section 7-700 of the Zoning Ordinance, for the design and 
implementation of the following:  

i. Linear Park, Segment 2 - Portion between Third Street and E. Abingdon Drive directly 
fronting the former power plant site  

ii. Waterfront Park  
b. In lieu of the monetary contribution, the condition may be fulfilled through an in-kind 

contribution for design and implementation of each element to the satisfaction of the 
Directors of Planning & Zoning and Recreation, Parks & Cultural Activities  

c. Contribution rates are subject to an annual escalation clause equivalent to the CPIU for the 
Washington Metro area. Contribution rates will be recalculated January of each year. The final 
contribution amount shall be calculated and verified by the Neighborhood Planning and 
Community Development Division of the Department of Planning and Zoning at the time of 
Certificate of Occupancy. All contributions shall be made via wire transfer to the City of 
Alexandria. Instructions will be provided by Planning and Zoning staff prior to the time of 
deposit. Wire transfer documentation must include the source name, receiving department 
name (Planning & Zoning), applicable fund reference code and the condition number being 
fulfilled. Payments shall be made prior to the release of the first certificate of occupancy.  

 
Response:  Consistent with the OTNSAP implementation plan, the Applicant intends to meet this 

requirement through an in-kind contribution by dedicating, designing and improving 
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 how scenic 

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.  

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. 

 
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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b. The existing right-of-way lines have been added to sheet C100. The lines were 
taken from the City’s GIS and do not represent a field survey. 

c. Underground parking will be provided and may be combined under multiple 
blocks and under streets to increase efficiency and under a shared parking 
approach. 

d. As discussed with City staff, the heights presented are measured from average 
grade of each block to top of the last full occupiable floor (primary roof level). 
Some portion of penthouse levels, which primarily house mechanical equipment, 
are also envisioned to be dedicated to occupiable rooftop amenity space for use 
by building occupants. The CDD guidelines will need to address this discrepancy. 

 
30. The OTNSAP references a gross floor area (GFA) and not the net floor area identified in the 

submission. The applicant shall recalculate the gross floor area proposed for each block. Requests 
for additional GFA would be facilitated through the use of bonus density as permitted in the 
Zoning Ordinance. 
 
Response:   Acknowledged. The Applicant has worked with City staff to align how square 

footage is defined and measured and those changes are reflected in the CDD #2 
submission. We will continue to work with staff on the use of density and height 
bonuses as permitted in the Zoning Ordinance. 

 
31. The arts and cultural district (Section 6-900 of the Zoning Ordinance) will need to be amended to 

extend into the site. 
a. Provide more explanation on how the arts density bonus as proposed is conceived to work 

for Block A.  
 
Response:   Acknowledged.  The Applicant will continue to work with City staff to amend the 

Alexandria Zoning Ordinance to expand the OTN Arts and Cultural District into the 
property. The Applicant envisions Block A as a potential northern anchor of the 
arts corridor. The use of height or density bonuses are proposed to be spread 
across other blocks in the development to minimize height on Block A. 

 
32. Show the property lines for the existing Norfolk Southern rail corridor on the southern 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 across 
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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Response:   The intent of this pedestrian prioritized street is derived from the Dutch concept 
of a Woonerf or a “living street.” This type of street shares space between 
pedestrians, bicyclists, and vehicles, which have the lowest priority. The woonerf 
at N. Fairfax St. will have lower speed limits and its design will promote traffic 
calming to ensure the priority of pedestrians. There will be times when this street 
could be closed to vehicular traffic entirely for special programs and events.  

 
35. Depict and label the portion of the off-site Norfolk Southern rail line that the applicant is 

responsible for designing and constructing as the Linear Park. Staff acknowledges this is not 
owned by the applicant.  
 
Response:   The Applicant does not control the Norfolk Southern land but will design the 

adjacent on-site open space in such a way that is does not preclude a future 
connection to this land.  

 
36. Staff does not concur with the information notes 2-5 on Sheet C200. The development parameters 

as outlined in these are subject to change based on future CDD plan iterations and discussions 
between staff, the applicant and the community. 
 
Response:   Please see revised charts on Sheet C200. The Applicant believes the square 

footage, proposed use flexibility and other provisions to be consistent with the 
goals of the OTNSAP and coordination to date with city Staff.  

 
37. The openness and usability of the waterfront public open space is not clear given the topography 

in that area and the proposal boundary’s encroachment into the RPA, and the inclusion of the 
pumphouse within OS-2. Please provide more justification that the illustrated public open space 
can be counted toward the required open space.  

 
Response:   Please see Sheet A200. The Applicant will continue to coordinate with City staff 

and the NPS on the usability of the open spaces within and immediately adjacent 
to the site. A mix of passive and active recreational areas are proposed. The 
realignment of N. Fairfax St. outside the RPA adds significant flat open space to 
the east of the roadway.   

 
38. Provide information about what improvements and anticipated activities are proposed within the 

depicted OS-4, OS-5, and OS-6 areas adjacent to the linear park.  
 
Response:   The anticipated activities within these areas will range from active to passive 

open space typologies. The specific program activities that are being considered 
for these spaces align with the approved small area plan concepts for the linear 
park. 

 
39. 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. 

 




