
DOCKET ITEM # 
Master Plan Amendment #2023-00002 
Rezoning #2023-00003 
Development Special Use Permit #2023-10009 
301 North Fairfax Street 
_________________________________________________ 

Application General Data 

Project Name: 
301 North Fairfax Street 

PC Hearing: December 5, 2023 
CC Hearing: January 20, 2024 

DSUP Expiration: January 20, 20271 

Plan Acreage: 0.58 acres (25,151 SF) 

Location: 
301 North Fairfax Street 

Existing Zone: CD / Commercial Downtown 

Proposed Zone: CRMU-H / Commercial Residential 
Mixed Use (High) 

Proposed Use: Multifamily Residential 
Dwelling Units: 48 

Applicant:  
301 N Fairfax Project 

Owner LLC, 
represented by M. 
Catharine Puskar, 
Attorney. 

Gross Floor Area: 97,556 SF 
Net Floor Area: 62,877 SF 
Small Area Plan: Old Town 
Historic District: Old and Historic District 

Green Building: Compliance with 2019 Green Building 
Policy 

Purpose of Application 
Consideration of a request to construct a residential multifamily building with 48 residential 

units. 
Special Use Permits and Modifications Requested: 

1. Master Plan Amendments to amend Map 25 (Old Town Land Use Map) regarding
permitted land use;

2. Rezoning of 301 North Fairfax Street from CD to CRMU-H;
3. Development Special Use Permit and Site Plan with modifications for multifamily

dwellings in the CRMU-H zone;
4. Special Use Permit for an increase in FAR to 2.5 for multifamily in the CRMU-H zone;

and
5. Modification to the crown coverage requirement.

Staff Recommendation: APPROVAL WITH CONDITIONS 

1 The time of validity may be extended per City Council’s actions regarding the COVID-19 emergency. See Condition  2 in the 
Staff Recommendations section. 
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Staff Reviewers:  
Robert M. Kerns, AICP, Chief of Development: robert.kerns@alexandriava.gov  
Catherine Miliaras, AICP, Principal Planner: catherine.miliaras@alexandriava.gov  
Daniel Welles, Urban Planner II: daniel.welles@alexandriava.gov                 

CITY COUNCIL ACTION, JANUARY 20, 2024: City Council approved the Planning 
Commission recommendation including the architectural changes from the memorandum from 
Planning and Zoning Director dated January 17, 2024. 
 
PLANNING COMMISSION ACTION, DECEMBER 5, 2024:  
 
Director Moritz read a statement regarding the requested zoning determination related to the 
request for an SUP for FAR up to 2.5. The question was whether the provisions of the CRMU-
H zone permit density up to 2.5 FAR with an SUP solely for residential projects, to which he 
confirmed that the SUP to increase the FAR of up to 2.5 in the CRMU-H may be requested for 
either mixed use projects or multifamily residential projects. Director Moritz further stated that 
this provision has been applied consistently, including through the approval of five previous 
multifamily developments. Furthermore, he clarified that the decision was to be made by City 
Council and not the Director of Planning and Zoning as part of the review and approval of the 
application. 
 
On a motion by Commissioner Brown, seconded by Commissioner Koenig, the Planning 
Commission voted to recommend denial of Master Plan Amendment #2023-00002. The motion 
failed on a vote of 3 to 4, with Commissioner Macek, Commissioner McMahon, Commissioner 
Manor, and Commissioner Lyle voting against. 
   
On a motion by Commissioner Lyle, seconded by Commissioner McMahon, the Planning 
Commission voted to recommend approval of Master Plan Amendment #2023-00002. The 
motion carried on a vote of 4 to 3, with Commissioner Brown, Commissioner Koenig, and 
Commissioner Ramirez voting against.   
 
On a motion by Commissioner Lyle, seconded by Commissioner McMahon, the Planning 
Commission voted to recommend approval of Rezoning #2023-00003. The motion carried on a 
vote of 4 to 3 Commissioner Brown, Commissioner Koenig, and Commissioner Ramirez voting 
against.   
   
On a motion by Commissioner Lyle, seconded by Commissioner McMahon, the Planning 
Commission voted to recommend approval of Development Special Use Permit #2023-10009. 
The motion carried on a vote of 4 to 3, with Commissioner Brown, Commissioner Koenig, and 
Commissioner Ramirez voting against. 
 
Reason:  
 

mailto:robert.kerns@alexandriava.gov
mailto:catherine.miliaras@alexandriava.gov
mailto:daniel.welles@alexandriava.gov
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The Planning Commission agreed with the staff analysis and found the project consistent with 
the Old Town Small Area Plan and other City policies. Some Commissioners were also 
concerned about approving a Master Plan Amendment without a comprehensive plan for the 
entire block. The same Commissioners thought a more coordinated and comprehensive approach 
to develop the entire site block of three obsolete office buildings should have been considered.  
 
The Planning Commission asked about the Coordinated Development District (CDD) process 
and engaged with Staff about whether a CDD rezoning of the block would have been a more 
appropriate path for the project. Staff’s response informed the Planning Commission that CDD 
rezoning and conceptual plan could only go forward if the current owners of all the buildings on 
the block volunteered to collaborate with each other to request the CDD rezoning.  Further, staff 
explained that a CDD is generally reserved for larger sites that require more coordination related 
to infrastructure, a mix of different uses and public amenities than could be achieved through a 
DSUP application.  Recent examples of CDDs have included the Landmark and Potomac River 
Generating Station (PRGS) sites where the CDD zoning was used.  Two examples of one-block 
CDDs include the ABC/Giant block and the Kingsley/Harris Teeter but those were CDDs 
because they each had a single owner and required more extensive site coordination to provide 
large amounts of retail/grocery. Staff also noted that most blocks in Old Town have historically 
been developed more organically and full-block redevelopment is less common in Old Town. 
 
Discussion: 
 
Commissioner Lyle recalled that the project was never anticipated as part of the Waterfront Plan 
redevelopment and emphasized that Planning Commission’s purview is not building design and 
architecture, stating that the BAR was reviewing and approving the design.  She also noted the 
challenges the project would face if it were reliant on the redevelopment of the other two 
separately-owned existing office buildings on the site block. She noted that private garbage 
pickup and interior garbage collection points are a common theme in condominium buildings 
and tend to be very successful, often managed better than curbside trash collection where bins 
can be on the curb for a full day.  Commissioner Lyle acknowledged the number of benefits the 
project provided and highlighted the five previously-approved multifamily projects that were 
rezoned to a CRMU zone and received the SUP for an FAR of up to 2.5 as a basis for her support. 
 
Commissioner Brown expressed concerns regarding the number of times the Old Town Small 
Area Plan has been amended to allow for the rezoning of sites that the Plan did not anticipate. 
He noted that this practice does not align with the notion that comprehensive planning should be 
a collaborative process with extensive stakeholder involvement that supersedes the elements of 
zoning changes. Furthermore, Commissioner Brown emphasized that he would have liked to see 
this comprehensive approach considered with this project through the consideration of planning 
the entire block. Commissioner Brown concluded that he would not be in favor of the rezoning 
without the entire block being comprehensively considered for redevelopment and planned 
accordingly. Commissioner Brown emphasized that his vote in opposition was only informed by 
the proposed Rezoning and Master Plan Amendment cases and not the project itself. 
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Commissioner Koenig concurred with Commissioner Brown’s concerns and noted that the 
proposed building’s massing was unmodulated and unrelieved and was concerned that the entire 
block could be similarly unmodulated if a full block plan were not developed. He expressed 
further concerns that the two adjacent existing office buildings on the site block could yield 
concerning results such as a lack of pedestrian permeability if they were redeveloped at a similar 
scale as the current building.  He noted that although he did not support the MPA and REZ, he 
appreciated the architect’s efforts and his lack of support was not a commentary on the actual 
building design. 
 
Commissioner Ramirez agreed with Commissioner Brown and Commissioner Koenig and 
voiced concerns regarding the permeability of the block that would result if the other two office 
buildings on the block were to redevelop with a similar density and scale as proposed for the 
current building. 
 
Commissioner Macek emphasized that relying on the future potential development of the other 
two buildings on the block as a basis for support of the proposed project would discount the 
variety of benefits the project would yield. He further emphasized how planning and decision-
making should adjust to changes of the current market and practices, noting that there are 
currently too many commercial buildings right now and not enough housing.  He found the 
proposal consistent with the Old Town Small Area Plan and other City policies and objectives. 
He also referenced other projects such as the Middleton and Cromley Row which yielded 
successful results despite the community’s strong concerns that were expressed when they were 
reviewed for approval.  
 
Commissioner McMahon acknowledged Staff’s response to the Commission’s questions about 
the CDD process. She noted the challenges of requiring different property owners to coordinate 
redevelopment and on this Old Town block may not achieve the desired comprehensive planning 
efforts since Old Town has a more fine, granular scale and collection of buildings, with very few 
full-block developments. 
 
Speakers:  
   
Brian Morris, a resident at 306 North Fairfax Street, opposed the proposal and expressed 
concerns with the mass and scale of the proposed building as well as the addition of a bus bulb-
out introducing traffic congestion on North Fairfax Street. 
 
Allan Krinsman, a resident at 314 North Fairfax Street, opposed the proposal and noted specific 
concerns with the request for an SUP to increase the permitted residential FAR to 2.5 in the 
proposed CRMU-H zone was incompatible with the historic district and surrounding 
townhouses. 
 
Ellen Mosher, Old Town resident, opposed the project and suggested the proposal should 
incorporate the use of a pedestrian alley to connect to the waterfront due to the site’s location in 
the boundary of the Waterfront Plan. 
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Gail Rothrock, a resident at 209 Duke Street, opposed the project on behalf of the Historic 
Alexandria Foundation. Ms. Rothrock expressed similar concerns as previous speakers and 
voiced further issues with the lack of tree coverage. 
 
Kevin Johnson spoke in opposition of the project, voicing concerns about the scale and mass. 
 
Wayne Fisher, a resident of the 200 block of South Royal Street, spoke in opposition of the 
project, stating that the building as currently proposed seemed more appropriate in Old Town 
North. 
 
Will Nance, a resident at 212 North Fairfax Street, noted that while the existing office building 
at the site does not contribute to the fabric of the Historic District, the proposed building design 
would not mitigate these concerns due to being too large and out of scale for the neighborhood. 
 
Peggy Rhoads, a resident of the Muse development, expressed overall concerns about the 
increase of high rises in the City would omit the unique charm of Alexandria that sets it apart 
from other cities full of high rise developments. 
 
Lisa Martin, a resident at 310 North Fairfax Street, opposed the proposed project, voicing 
concerns that the project would lead to the redevelopment of the other two office building on the 
site block at maximum density and noted that the proposal should include an enhanced alleyway 
to connect the site to the waterfront. 
 
Ellie O’Neill opposed the proposed project, suggesting that the developer did not adequately 
address the comments raised by the Board of Architectural Review (BAR) at the three concept 
hearings to scale the building back to fit within the historic fabric of the neighborhood. 
 
Sandy Davis, resident at 407 North Fairfax Street, voiced concerns about the lack of an on-site 
loading space for garbage collection. 
 
Vanessa Vega, a resident at 417 North Fairfax Street, opposed the project, voiced concerns that 
the proposed building’s size and height threatened the viability of the Historic District, citing the 
district’s national recognition. 
 
Raymond Harrison, resident at 230 North Royal Street, opposed the proposed project, voicing 
concerns that the proposed building was too large for the parcel and was setting a precedent for 
the redevelopment of the other two buildings. 
 
Scott Corzine, 300 Queen Street, opposed the project and voiced concerns about the proposed 
height and density of the building relating poorly to the surrounding townhouses. 
 
Anna Bergman, a resident 300 Queen Street, opposed the project and voiced concerns that the 
proposed development would produce negative impacts to the surrounding community. 
 



MPA#2023-00002; REZ#2023-00003;  
DSUP#2023-10009 

301 North Fairfax Street 
 

 6 

Janna McKay, a resident at 315 Queen Street, voiced concerns that approval of the proposed 
project would set a precedent in the Historic District and would yield the development of 
additional large and massive multifamily buildings and result in a loss of tourism due to an 
inability for the city to maintain its historic charm. 
 
Tom Foley, a resident at 315 Queen Street, opposed the project as currently proposed and 
emphasized suggested the site be reevaluated for smart growth redevelopment. 
 
Tom Ludlow, a resident of 314 Queen Street, opposed the project and expressed that the building 
was too large as currently proposed. 
 
Yvonne Callahan, a resident of 735 South Lee Street discussed her involvement with the 
development of the Waterfront Plan, stating that the end result was positive. Ms. Callahan 
opposed the project, voicing concerns that it is not compatible with the Waterfront Plan. 
 
Ann Shack, Tobacco Quay resident, opposed the project, voicing concerns that the project did 
not address comments made by the BAR. 
 
Sophie del Qai, a resident of Wilkes Street, voiced concerns that the project was too large in 
mass and would yield negative traffic impacts. 
 
Terry Maiden, resident of 311 Queen Street, opposed the project, emphasizing that new 
developments in the Historic District should be replicative of existing historic townhouses. 
 
Jack Kingston, a resident of 120 South Lee Street, opposed the project and expressed that it 
appeared to be a more appropriate development outside of the Historic District. 
 
Steve Milone, a resident of Prince Street, opposed the project and expressed that the design 
should be further broken down to reduce the massing and increase setbacks. 
 
M. Catharine Puskar, attorney for the applicant, spoke in support of the project and provided a 
presentation reiterating the benefits it would yield, including the removal of a surface parking 
lot, undergrounding utilities, demonstrating compliance with the green building policy as well 
as exceeding stormwater requirements, and increasing the city’s housing supply. Furthermore, 
Ms. Puskar explained that a CDD was not applicable to this site, explaining that both the ABC 
Giant and Kingsley developments, which were each a CDD for a block but were under single 
ownership and required extensive coordination to provide a grocery store and a large amount of 
retail. Furthermore, Ms. Puskar addressed many of the concerns voiced by the community and 
reassured the Planning Commission that the proposal is in compliance with City policies 
including the requested land use approvals, affordable housing requirements, open space 
requirements, and parking and loading requirements. Ms. Puskar also addressed concerns 
expressed by members of the community about the proposal requesting five variances and 
exemptions, clarifying that a variance was not included among the requested applications.  
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I. SUMMARY

A. Recommendation

Staff recommends approval of the requested Master Plan Amendment, Rezoning, Development Special 
Use Permit (DSUP), and associated requests to construct a multifamily building containing 48 units, 
subject to compliance with staff recommendations. The proposal provides many benefits for the City and 
surrounding community, including: 

• Replacement of an obsolete office building with a multifamily building in a transit-rich location;
• New building with high-quality design and architectural character;
• Two (2) new affordable set-aside units on-site;
• Increasing the overall housing supply with for-sale condominiums;
• Green building and site design, including LEED Silver (or equivalent) building certification;
• Public art contribution (at a minimum value of $29,267);
• A $10,000 contribution to Capital Bikeshare; and
• A contribution to the Urban Forestry Fund ($4,194)

The applicant requests a Special Use Permit (SUP) to increase the allowable FAR to 2.5 for multifamily 
in the CRMU-H zone as well as a site plan modification to reduce the required crown canopy coverage 
requirement to approximately 16.7 percent. The site constraints and urban setting, along with the project 
benefits listed above, help to provide a basis for the staff recommendation of approval for this DSUP and 
associated applications. 

B. General Project Description & Summary of Issues

The applicant, 301 N Fairfax Project Owner LLC, requests approval for a 97,556 square-foot multifamily 
building with 48 units with one level of below-grade parking. The units will likely be for-sale 
condominiums. The site currently consists of a three-story office building constructed in 1977. 
Surrounding the site is the 200 block of Queen Street to the east which is home to office and commercial 
uses, residential townhouses on North Fairfax Street and Queen Street to the west, and office buildings to 
the east and north. The new building is comprised of four stories, with the main entrance fronting Queen 
Street adjacent to the underground parking garage entrance. The North Fairfax Street elevation has 
individual entrances to ground-floor units. No onsite loading space is proposed.  

The applicant is requesting the following approvals with this project: 
• An Amendment to Map 25 (Old Town Land Use) City Master Plan regarding permitted land use;
• A Rezoning of the property from CD / Commercial Downtown to CRMU-H / Commercial

Residential Mixed-Use (High);
• A Development Special Use Permit (DSUP) with Site Plan, including:

8
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o The construction of a multifamily building, including a request for a Special Use Permit
(SUP) to increase the floor area ratio to 2.5 in the CRMU-H zone; and

o Site Plan Modification to the 25% crown coverage requirement in the 2019 Landscape
Guidelines.

II. BACKGROUND

A. Site Context

The existing office building at 301 North Fairfax Street was constructed in 1977. Prior to the construction 
of the existing commercial office building currently located at the site, it was mostly dominated by a series 
of warehouse and other industrial buildings since the 19th-century.  

The site is adjacent to both residential and commercial properties and two blocks from King Street which 
features a range of public and civic uses. The properties to the north and east are commercial office 
buildings, with townhouses located to the west, and a mix of commercial and retail to the south. The site 
topography is mostly flat with a change in grade towards the east. The site is predominantly covered by 
the existing office building and impervious above-grade parking lot, with little green areas. There are two 
curb cuts on Queen Street and one at the corner of Queen Street and North Fairfax Street. Mature existing 
street trees are located on Queen Street and North Fairfax Street. There is an existing DASH bus stop at 
North Fairfax Street and Princess Street which will be relocated to the corner of North Fairfax Street and 
Queen Street, in front of the project site, as part of this proposal. 

B. Detailed Project Description

The proposed project consists of the demolition and redevelopment of the existing office building at 301 
North Fairfax Street. Upon redevelopment, the new multifamily building will have 48 units and a below-
grade parking garage with 67 parking spaces that will be accessed on Queen Street. The 48-unit breakdown 
includes 24 one bedrooms, 14 two bedrooms, and 10 three bedrooms, many of which include separate 
dens. Of these, two (2) units will be affordable set-aside units on-site.  

The project will include approximately 10,061 square feet of private open space, which includes an at-
grade courtyard on the easternmost portion of the parcel, where the current surface parking lot is located. 
Additional open space will be provided for residents of the building with terraces located on the third-
floor and a roof deck for the upper-level residences. 

The new building is comprised of two distinct building typologies, one along Queen Street, where the 
primary entrance is located, and one along North Fairfax Street.  The Queen Street element is conceived 
as a medium-scale mercantile building with defined pilasters. The section along North Fairfax Street has 
a townhouse typology, referencing the non-historic townhouses directly to the west. There will be several 
streetscape improvements including the addition of 11 street trees in the public right-of-way as well as a 
5-foot-wide landscape strip along North Fairfax Street and Queen Street to provide a buffer between the
sidewalk and the ground-floor units. A DASH bus stop with a 5-foot-wide concrete pad will be relocated

9
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closer to the corner of Queen Street and North Fairfax Street. Furthermore, there will be new 5-foot-wide 
curb bump outs and two ADA curb ramps at the corner Queen Street and North Fairfax Street. 

There are two above-grade transformers located adjacent to the entrance to the parking garage. Although 
the applicant was unable to underground these two transformers due to their location immediately above 
the below-grade parking garage, they will work with staff to ensure the transformers be sufficiently 
screened with high-quality materials to avoid impacts. 

Figure 1: Illustrative site plan 

The site is located in the Old and Historic District (OHAD) and thus, the building design and typology 
is reflective of the design standards and principles for developments within the historic district. The 
proposed design utilizes several different colors of brick, cast stone, metal panels, and limited amounts 
of fiber cement in some areas to the rear of the building and in between window glazings. The portion 
of the building along Queen Street consists of four stories with no building setbacks at upper levels. 
This design reflects the context of adjacent properties on Queen Street, which are comprised mostly of 
larger commercial buildings. The ground floor includes the primary building entrance and the parking 
garage entry. The exterior of the ground floor includes cast stone with aluminum windows. The second 
and third stories of the Queen Street portion include a light brick color which blends with the cast stone 
on the ground floor and the fiber cement on the upper level. The upper-level portion includes units that 
are set back by approximately 7 feet to provide private balconies. An additional private terrace is located 
at the roof level and fronts primarily along the Queen Street portion of the building. 

10
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There are two existing transformers at southeast corner of the parcel, located adjacent to the entrance to 
the parking garage which will be screened from the public view. The applicant is working with staff on 
the screening materials. Although other utilities on site will be undergrounded, the location of the 
proposed parking garage is directly below the transformers which prohibits the applicant from being 
able to underground them. Additionally, the applicant will provide a new bus pad will be provided on 
North Fairfax Street. 

Figure 2: Proposed Queen Street elevation 

Figure 3: Proposed North Fairfax Street elevation 

Staff notes that there are historic and non-historic buildings within one block of the project site that are 
three, four and five stories in height. Specifically, to the west across the street are three and four-story 
townhouses, to the east is a five-story office building, in addition to the range of building heights 
found along this area of North Fairfax Street, including the four-story historic building at 201 North 
Fairfax Street.  

11
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Figure 4: Aerial map graphic identifying surrounding compatibility 
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The North Fairfax Street façade has a townhouse scale to reference the context of the townhouses directly 
to the west though there are also large-scale commercial buildings to the north and east. The variable 
context has informed the building design as it creates a transition from south to north and east to west. 
The design of the North Fairfax Street façade is separated into three-bay townhouse-scale elements with 
different color brick. Furthermore, the massing of the North Fairfax Street elevation is broken into distinct 
elements – four-story townhouse scale elements, a three-story townhouse-scale element and a building 
hyphen to connect to the Queen Street building form, reducing the overall massing appearance. Similar 
high-quality building materials will be used along the North Fairfax Street façade, with additional small 
amounts of fiber cement panels placed within window openings.  

III. ZONING

Table 1 – Zoning Tabulations 
Property 

Address: 301 North Fairfax Street 

Total Site Area: 25,151 SF (0.58 acres) 
Existing Zone: CD (Commercial Downtown) 

Proposed Zone: CRMU/H (Commercial Residential Mixed Use/High) 
Current Use: Office building 
Proposed Use: Multifamily 

Permitted/Required Proposed/Provided 
FAR: 1.25; 2.5 with SUP 2.5 

Height: 50 feet (per OTSAP) 50 feet 
Open Space: 10,065 SF (40%) 4,010 SF (ground-level; private) 

6,055 SF (above-grade; private) 
Total: 10,065 SF (40%) 

Crown 
Coverage: 

6,288 SF (25%) 4,191 SF (16.7%)2 

Residential 
Parking: 

62 spaces (minimum) 
72 spaces (maximum) 

67 spaces 

Loading Spaces: 0 spaces 0 spaces3 

IV. STAFF ANALYSIS

A. Master Plan Amendment and Conformance with the Master Plan

Old Town Small Area Plan 

2 The applicant is proposing a modification to reduce the 25% crown coverage requirement. 
3 There will be no loading on site, but there is one existing on-street loading space on Queen Street. 
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The site is located within the boundaries of the Old Town Small Area Plan and Waterfront Plan, though 
it is not identified as a development site in either document. The Old Town Small Area Plan was adopted 
in 1974 and last updated in 1992. The proposal requires an amendment to the Old Town Small Area Plan 
through an update to the Land Use Map to change the identified land use of the site from CD to CRMU-
H. Staff supports this request as the change in use will provide more diverse housing options in this transit-
rich neighborhood. Furthermore, the proposed project supports the goals and objectives of the 1992 Old 
Town Small Area Plan, as well as those of the 1974 Small Area Plan, which were still applicable in the 
1992 Plan. These include: 

• “Separate incompatible land uses;” (1974)
o The need for office space in Old Town has reduced over recent years. Thus, the office

building which currently stands on the project site is obsolete and provides justification to
convert to a residential use adjacent to existing residential and commercial.

• “Provide more flexibility in development;” (1974)
o The site is surrounded by townhouses on Queen Street and North Fairfax Street, as well as

some retail uses along Queen Street. The addition of this multifamily building will provide
more flexibility in development within the boundary of the Old Town Small Area Plan.
Changing needs of the city and changes in the commercial office market over the last
provide further justification for more flexible development in this area.

• “New residential projects should provide open space/recreational opportunities for
residents;” (1974)

o The project will meet the 40% open space requirement pursuant to Section 5-307(A) of the
Zoning Ordinance. Furthermore, the proposed open space meets the criteria defined in
Section 2-180 of the Zoning Ordinance. In addition, a landscape buffer between the
building and sidewalk will be provided.

• “Eliminate above ground utility lines;” (1974)
o The applicant is required to underground utilities and will adequately screen the

transformers located to the east of the garage, which are located directly above the parking
garage and cannot be undergrounded. Furthermore, the applicant will work with staff on
the design and materials of screening elements.

• “Encourage maximum use of transit facilities;” (1974 and 1992)
o The North Fairfax Street corridor in Old Town is a hub for three DASH bus lines – Lines

30, 31, and 34. Furthermore, the project is relocating an existing bus stop to serve the site
at the corner of North Fairfax and Queen Streets, as well as adding a bulb-out to
accommodate the space needed for the bus stop. The addition of this multifamily building
will allow future residents to readily access these transit lines.

• “Blend old and new development;” (1974) and “Encourage the design of new buildings on a
basis that is compatible with existing development;” (1992) and

o The applicant has worked extensively with staff and the BAR to provide a contemporary
and contextual design compatible with the transitional nature of this area of the historic
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district. The applicant team has been receptive to staff and BAR comments regarding 
building design and architecture. The proposed building design is continuing to develop in 
a way that is compatible with the surrounding neighborhood, such as using compatible 
brick material and color on the main building façade. 

• “Visual awareness of the waterfront should be preserved.” (1992)
o The streetscape improvements and entrance on Queen Street will improve the public realm

which leads to a waterfront park.

The Waterfront Plan 

The Waterfront Plan was adopted in 2012 as an overlay plan to the Old Town and Old Town North Small 
Area Plans. It is a blueprint for revitalizing Alexandria’s waterfront into a world class destination through 
incorporation of Alexandria’s historic beginning as an international port; opportunities for expanded and 
enhanced open spaces; improved public access and connectivity along the waterfront; art and cultural 
enhancement; development of the remaining private redevelopment sites specifically identified in the 
plan; and improvements to the City marina and flood mitigation solutions. The Waterfront Plan area 
extends from Wolfe Street in the south to Tidelock Park in the north, between the Potomac River to the 
east and Union and Fairfax streets to the west. It incorporates a number of existing waterfront parks in the 
Old Town North plan area including Oronoco Bay Park, Wythe Street Plaza, Rivergate Park, and Tidelock 
Park. As an overlay plan, the underlying small area plan applies to sites and guides redevelopment, unless 
the site is also identified as one of the three redevelopment sites in the Waterfront Plan. 

The Waterfront Plan generally discourages all residential development in areas adjacent to public open 
space that are anticipated to have a high level of activity in the public realm. The subject site was not 
identified as a redevelopment site in the Waterfront Plan and is not adjacent to public open space or park 
area. Furthermore, the site is located in a transitional area between residential uses and commercial uses 
such as offices, restaurants, and shops. The Waterfront Plan identified redevelopment sites and provided 
site-specific Development Goals and Guidelines. Since the subject site was not identified for 
redevelopment in the Waterfront Plan nor is it adjacent to public open space, these goals and guidelines 
are not applicable to the proposed project. However, the general objective of the Waterfront Plan is to 
promote public access and improve connectivity to the waterfront and its parks. A focus of the plan was 
the ability of the east-west streets to draw people to the waterfront. The proposed project includes elements 
to enhance the streetscape through the removal of a curb cut to provide the primary entrance on Queen 
Street, will enhance the public’s path to Founders Park and the City Marina directly to the east. The 
applicant will provide historic interpretation related to the waterfront on this site in order to further support 
the priorities identified in the Waterfront Plan to connect residents and visitors to Alexandria’s rich 
waterfront history. 

B. Rezoning
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The applicant is requesting a Rezoning (REZ2023-00003) to the CRMU-H (Commercial Residential 
Mixed Use High) zone. The CRMU-H zone permits density up to 2.5 FAR with a SUP for residential uses 
or mixed use buildings. Staff recommends this rezoning for a number of reasons: 

• The proposal is consistent with the goals and objectives of the Old Town Small Area Plan as
outlined in the above section as well as the City’s Regional Housing Goals.

o The increased density associated with the rezoning results in the creation of two affordable
set-aside units and adds to the City’s housing supply, consistent with the Housing Master
Plan and Regional Housing Goals.

• The character of Old Town includes a mix of uses as well as building typologies, particularly in
areas connecting to the waterfront;

o This portion of Old Town reflects this mix of uses and buildings along Queen, North
Fairfax, and Lee streets, where many commercial and retail options exist in close proximity
to residences.

• The CRMU-H zone would result in the same FAR, building height, and massing that is allowed
under the current CD zone. However, the CD zone does not allow the proposed use. The current
CD zone also allows the proposed FAR, building height, and massing for other uses in the zone.

o An all-commercial building, a mixed use building with both residential and nonresidential
uses, and a continuum of care facility are all permitted in the CD zone with an FAR of 2.5
and the same height as what is proposed. These other uses would not produce the same
housing benefits and an occupied office building would generate more daily average
vehicle trips as outlined in Section G of this report.

The subject site is located in close proximity to sites which are zoned CRMU-X in nearby Old Town North 
and allows for the same standards of development such as use, density, and FAR as in the CRMU-H zone. 
The redevelopment of this obsolete office building with a residential use provides an opportunity to 
transition from townhouses to the more active uses in Old Town North, creating a stronger connection 
between the Old and Historic District and the Old Town North neighborhood.  

C. Conformance to City Policies

The proposed development meets several applicable City policies including: 

Affordable Housing Policy 

Consistent with the City’s 2020/2021 Housing Contribution Policy Update, which requires ten percent of 
residential floor area above what is recommended in the underlying small area plan (Old Town, which is 
defined in the Policy as a core submarket) be provided as affordable housing, the applicant will provide 
two affordable units. Since the building is anticipated to be condominium, two affordable homeownership 
opportunities will be created, comprising one one-bedroom plus den and one three-bedroom unit. This 
breakdown is generally proportional to the building’s planned unit mix (Table 1). The affordable units 
will have access to all amenities in the development and will not be concentrated within the building. 
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       Table 2 
Unit Type Units Unit Mix as % 

of Total Units 
Affordable 
Units 

Affordable Unit 
Mix as % of Total 
Affordable Units 

One-bedroom 11 22.9% 0 0% 
One-bedroom + den 13 27.1% 1 50% 
Two-bedroom 4 8.3% 0 0% 
Two-bedroom + den 10 20.8% 0 0% 
Three-bedroom 10 20.8% 1 50% 

48 2 100% 

Below is the methodology used to calculate the required affordable floor area and resulting units. 
Permitted development under existing zoning: 31,439 square feet 

Permitted development under requested zoning: 62,878 square feet 
Total proposed development: 62,877 square feet  
Ten percent bonus density associated with rezoning: 3,144 square feet 
Total number of residential units: 48 
Average square feet per unit: 62,877 / 48 = 1,310 square feet/unit 
Number of affordable units generated through bonus density associated with rezoning: 
3,144 / 1,310 = 2.40 
Proposed affordable units: 2 units   

It is noted that this application is the fourth to fall under the Housing Contribution Policy Update since 
the policy’s adoption in January 2021.  

Based on the City’s affordable sales prices and an estimate of future condominium fees and other housing 
costs, the set-aside units will be affordable to households with incomes generally ranging between 70% 
and 100% of the area median income (AMI) (Table 2). Households with incomes within this range, when 
provided down payment and closing cost assistance and pre-purchase training, are anticipated to have the 
financial means to both qualify for a mortgage and keep up with the costs associated with maintaining a 
home long-term, yet still have difficulty accessing homeownership in the City due to the low stock of 
homes available in their price range. City homeownership assistance will be available to eligible 
households to help with down payment and closing costs to reduce barriers to qualification. The units will 
remain affordable with equity sharing enforced through deeds of covenant restricting their resale to future 
income-qualified purchasers. This proposal presents a rare opportunity to add affordable homeownership 
units in Old Town and helps to replenish some of the city’s "first generation" set-aside homes where 
affordability covenants have expired. 

Table 3 
2023 Affordable For-Sale Set-Aside Program Income Limits 

Household Size 
Percent of Area Median 
Income 1 Person 2 People 3 People 4 People 
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70% $73,850 $84,420 $94,990 $105,490 
100% $105,500 $120,600 $135,700 $152,100 

The starting point for the prices of the affordable for-sale units are the City’s 2023 standard prices, which 
include one parking space: $225,000 for a one-bedroom and $325,000 for a three-bedroom. Units with 
dens are priced $25,000 above the standard price due to the added value created by the additional space 
(Table 3). For the purposes of affordable set-aside units, dens are defined as being enclosed with a door, 
having a minimum of 70 square feet of floor area, being no less than seven feet in any horizontal 
dimension, and not housing any substantial mechanical equipment.  

Consistent with the City’s unbundling parking policy, units will be sold independent of parking spaces 
and will incur a $30,000 price reduction as a result. At the time of initial sale, buyers of affordable units 
will have the opportunity to purchase a parking space for $30,000.  

Table 4 
Proposed Affordable Units Standard Price with 

Parking Space 
Price without 
Parking Space 

One-bedroom w/den $250,000 $220,000 
Three-bedroom $325,000 $295,000 

Consistent with the City’s Procedures Regarding Affordable Housing Contributions, the residential floor 
area permitted under the existing zoning (1.25 FAR) is subject to the 2023 Residential Tier 1 voluntary 
contribution rate of $3.37/square foot. The applicant will provide a voluntary monetary contribution of 
$105,948 to the Housing Trust Fund. Since it is anticipated that the project will develop as a multifamily 
condominium, the monetary contribution may be utilized to enable the City, as needed, to provide down 
payment and closing cost assistance to help qualified buyers. 

While the project is presented and conditioned as a residential condominium, the applicant has expressed 
interest in including affordable rental housing conditions should the project convert to a multifamily rental 
tenure. The number of rental set asides would remain unchanged but would be affordable to households 
with incomes up at 60 percent AMI (equivalent to $63,300-$90,420 in 2023 for a household with one to 
four members, respectively), as well as to eligible households with Housing Choice (Section 8) vouchers 
as required by State law. Units with dens will be rented at the rents associated with the same unit type 
absent a den (e.g. a one-bedroom and den will rent at a one-bedroom rent). The units will remain affordable 
for a 40-year period. The residents of the set-aside units will have the same access to amenities as do 
market-rate residents in the project.   

The applicant presented its Affordable Housing Plan (AHP) dated August 21, 2023, to the Alexandria 
Housing Affordability Advisory Committee (AHAAC) on October 5, 2023. Members discussed the City’s 
affordable housing contribution policy pertaining to set-aside homeownership units and tradeoffs between 
voluntary monetary contributions and on-site units. For this project, members agreed that a combination 
of on-site units and a monetary contribution is the most desirable option since the monetary contribution 
will not be large enough to subsidize an additional unit. The Committee voted to approve the AHP.  
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Green Building Policy 

The project will comply with the City’s 2019 Green Building policy. The project is pursuing LEED 
Multifamily Midrise (MFMR) v4 certification at the Silver level. 

The LEED v4 MFMR rating system is a testing and verification-based rating system designed for 
residential construction. The LEED Green Rater will conduct pre-drywall and final inspections to verify 
that the prerequisites and targeted credits have been implemented on the project. This includes duct 
leakage testing, blower door testing, exhaust airflow testing, and commissioning. 

The project will demonstrate compliance with all the priority performance points in the Green Building 
Policy for LEED projects. The project team will implement an on-going performance optimization process 
through whole-building energy modeling and integrated design discussions, that will work to find an 
effective balance of all building systems with the overall goal of improving energy performance. The 
project is positioned to be an all-electric building including an electric DOAS with heat recovery and 
electric heat pump water heaters. The units will include induction cooktops and all parking spaces will be 
Level 2 EV charger-ready. 

Native and adaptive plantings will be installed in all landscaped areas and will be irrigated by a high-
efficiency system using drip irrigation, moisture meters, and controllers where necessary to ensure 
plantings survive and thrive. Low flow plumbing fixtures and ENERGY STAR appliances will be used to 
reduce potable water use reduction. All tank water closets, lavatory faucets, and showerheads will be 
WaterSense labeled ensuring high-quality fixtures. 

Public Art Policy 

In October 2012, the City Council adopted the Public Art Policy which established a monetary 
contribution requirement from development projects to go towards public art. The contribution can be 
used for public art on the site or a contribution to further the City’s public arts efforts in the neighborhood. 
If the applicant elects for the monetary contribution option the policy requires a monetary contribution of 
$0.30 per gross square foot of development, or approximately $29,267 for this project. This will be 
confirmed during the Final Site Plan process. 

D. Site, Building Design and Board of Architectural Review (BAR)

The addition of a condominium building in Old Town near existing residential townhouses, retail uses, 
and office buildings provides a unique opportunity to knit a new building into the existing neighborhood 
fabric. 

The BAR reviewed the project in concept on three separate occasions, May 17, July 19, and September 
6, 2023 (BAR Case #2023-00278). At concept review, the BAR provided extensive feedback in 
accordance with the Concept Review Policy, which outlines the optional, informal review whereby the 
BAR provides the applicant, staff, and the Planning Commission and City Council with comments 
relating to the overall appropriateness of a project’s height, scale, mass and general architectural 
character.  Concept reviews also include an opportunity for public comment.  As design is an iterative 
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process, applicants often attend multiple reviews, presenting an evolution of the design at each hearing 
based on the BAR’s comments. When reviewing designs for new construction the Design Guidelines 
state that “As a general rule, the Board favors contextual background buildings which allow historic 
structures to maintain the primary visual importance. Singular buildings in the latest architectural 
vocabulary are generally discouraged.  It is not the intention of the Board to dilute design creativity in 
residential buildings.  Rather the Board seeks to promote compatible development that is, at once, both 
responsive to the (current) needs and tastes while being compatible with the historic character of the 
districts.  This balancing act will clearly be different in different sections of the historic districts.” 

When the applicant first approached BAR and City staff the design of the building included a four-story 
massing broken down into several components. The BAR provided feedback on the overall height and 
massing of the building and encouraged the applicant to scale the design back. The revised design 
includes a three-story massing with the fourth-story setback further from the property line. This 
resembled a townhouse-style massing which presented more compatibility with the surrounding 
developments. The design was revised per the BAR’s suggestions for the second concept review and 
the majority of the BAR members supported the architectural character, although some members felt 
the building’s scale and mass could have been reduced more. 

Staff finds that the refined building presented during the iterative concept review process demonstrates 
compatibility with the surrounding developments and is the appropriate mass and scale for the 
neighborhood, while avoiding historicist replicative architectural design. Specifically, the townhouse 
scale on North Fairfax Street and the prominent entrance on Queen Street allow the building to fit in to 
the mixed-use context of the surrounding area. 

Following approval of the DSUP by City Council, the applicant will return to the BAR for approval of 
a Certificate of Appropriateness for the multifamily building.    

E. Open Space, Pedestrian and Streetscape Improvements

Open Space 

Table 5 – Open Space 
OPEN SPACE AMOUNT 
Required per CRMU-H Zone 10,061 SF (40% of site area) 
Total Provided 10,065 SF (Approx. 40% of site area) 
At-grade rear courtyard and entry 

stoops 
   4,010 SF (Approx. 40% of provided) 

Above-grade 4th floor terrace    2,750 SF (Approx. 27% of provided) 
Above-grade unit balconies and 

terraces 
   2,800 SF (Approx. 28% of provided) 

Staff supports the proposed open space, which meets the 40 percent requirement in the CRMU-H zone 
and includes a variety of different types as noted in Table 2 above. Some owners will have their own 
private open space in the form of rooftop terraces or balconies and all owners will have access to the 

20



MPA#2023-00002; REZ#2023-00003; 
DSUP#2023-10009 

301 North Fairfax Street 

rear courtyard and 4th floor terrace. At the Final Site Plan stage, the applicant will provide details about 
the communal rooftop amenities, including shade structures, grills, and seating.   

Pedestrian and Streetscape Improvements 

The existing office building and surface parking lot which currently exist on the parcel make for an 
unattractive streetscape and pedestrian experience and the proposed streetscape improvements, which 
include new sidewalks and street trees, undergrounded utilities and fewer curb cuts, will help to knit this 
site more seamlessly into the urban fabric. A 5-foot-wide landscape strip will be located along North 
Fairfax Street and Queen Street to provide a buffer between the ground-floor units and the sidewalk. 
The existing sidewalk along North Fairfax Street will be replaced with a 6-foot-wide concrete sidewalk. 

The applicant will add bump outs and two ADA curb ramps at the corner of Queen Street and North 
Fairfax Street to help slow traffic and protect pedestrians. A total of eleven new street trees will be 
installed around the site. Following the completion of the proposed project this block will see  a safer, 
more attractive streetscape to provide direct access to the waterfront.     

F. Stormwater Management

The proposed project will significantly exceed the required water quality runoff component of the 
stormwater requirements of Chapter XIII of the Zoning Ordinance. The proposal includes a combination 
of proposed bio-retention planters, green roof, and a hydrodynamic treatment device integrated into the 
project. The proposed green stormwater infrastructure with this development plan improves water 
quality treatment from the pre-development condition by over 20% and brings a great benefit to mitigate 
the impacts of this development. 

G. Parking and Transportation

The parking garage will be accessed from Queen Street through the construction of a new driveway and 
be private to residents of the building. The applicant is proposing to remove one curb cut on Queen 
Street. The garage will be one level, located below-grade, and include a total of 67 parking spaces. Of 
the 67 proposed parking spaces, 19 will be standard and 48 will be compact. There will be a total of 
three ADA spaces and an additional four tandem parking spaces. 

Although there is no loading space requirement due to the project being entirely residential, there is one 
on-street loading space located on Queen Street where all loading and unloading activities at this site 
will take place. The applicant’s private trash collection will take place inside the building at the ground-
level and be accessed from the parking ramp along Queen Street. 

Traffic Impacts 

The applicant completed transportation, traffic and parking studies, including: 

• Walkability Index Report;
• Trip Generation Report; and
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• On-Street Parking Occupancy study.

These studies were used to determine the required amount of on-site parking spaces and identify how 
much on-street parking is available in the neighborhood.  As a result, the project does not qualify to 
allow Residential Parking Permits (RPPs) to be issued for the residents of the building, as specified in 
Condition 131a. 

The proposal does not trigger a traffic study based on the City’s guidelines for the trip generation for a 
proposed development. The proposed project being a residential use will actually generate fewer trips 
than would occur at an occupied office building. 

According to the trip generation analysis submitted by the applicant, the proposed development is 
expected to generate approximately 30 fewer trips (3 fewer inbound, 1 more outbound) in the morning 
peak hour, and 26 fewer trips (1 more inbound, 27 fewer outbound) in the evening peak hour than the 
existing office development.  

Transit and Bicycle Facilities 

The site is well-served by a robust variety of transit options, including a DASH bus stop for the 30, 31, 
and 34 lines that will be relocated from the adjacent corner of North Fairfax Street and Princess Street 
to Queen Street to better serve the residents of the proposed project. DASH lines 30 and 31 serve both 
the King Street/Old Town and Braddock Metro stations, while DASH line 34 serves the new Potomac 
Yard Metro Station. Additionally, Metrobus lines 10A and 10B are within a quarter-mile radius of the 
site. The site is near several Capital Bikeshare stations, with the closest located outside of Alexandria 
City Hall on the corner of King Street and North Royal Street. Furthermore, staff has conditioned the 
applicant to provide a $10,000 contribution to the City’s Capital Bikeshare fund. 

Transportation Management Plan 

The applicant is required to contribute to the City-wide Transportation Management Plan in accordance 
with Section 11-700 of the Zoning Ordinance and Conditions 38 through 40. 

H. Special Use Permit Requests

Section 11-500 of the Zoning Ordinance gives authority to the City Council to approve Special Use 
Permits (SUPs), one of which is included with this application. The Zoning Ordinance requires that the 
approval of the SUPs associated with the development application: 

1. Will not adversely affect the health or safety of persons residing or working in the neighborhood
of the proposed use;

2. Will not be detrimental to the public welfare or injurious to property or improvements in the
neighborhood; and

3. Will substantially conform to the master plan of the City.
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A summary of the SUP requested with this application along with a rationale for approval is provided 
below. 

Increase in Residential FAR to 2.5 in the CRMU-H Zone 

The applicant has requested an increase in FAR (floor area ratio) up to 2.5 in the CRMU-H zone to 
allow for a multifamily development on a small urban site in accordance with Section 5-305(C) of the 
Zoning Ordinance. The provisions of Section 5-305(C) allow the applicant to request a Special Use 
Permit (SUP) for an FAR of up to 2.5 for a project that is either mixed-use or entirely residential. 

Staff supports the request for increased density, as it allows the applicant to provide a multifamily 
building with two affordable set-aside units with a height and massing that is compatible with this area 
of the Old and Historic Alexandria District and is consistent with the principles of the Old Town Small 
Area Plan in this transit rich area of the city. Furthermore, staff acknowledges that although the density 
will be increasing from what is currently constructed at the subject parcel, the current zoning would 
allow the proposed FAR, building height. and massing for other uses; specifically, the CD zone permits 
an FAR of up to 2.5 for non-residential uses. 

Based on the three criteria City Council considers in its approval of SUPs, staff supports this approval 
due to the following: 

1. The increased density allows for viable multifamily development on a site with an obsolete office
building and will not have an adverse effect on area residents and workers, as the building massing,
height and scale is compatible with the mix of historic buildings ranging from 2 to 4 stories and
contemporary buildings in this section of Old Town as well as the Old and Historic District;

2. The proposed change in use will not have any impacts because the FAR and height are already
allowed in the current zoning for the property;

3. The project will mitigate potential impacts by providing sufficient open space, below-grade
parking, and streetscape improvements, such as the removal of two curb cuts and a new building
entrance on Queen Street to serve as a gateway to the Waterfront; and

4. This project contributes to meeting the goals and objectives highlighted in the 1974 and 1992
Master Plan as discussed in Section F of this report and supports other City-wide goals such as
the Regional Housing Goals.

I. Site Plan Modifications

As part of this DSUP, the applicant is requesting a modification to the Zoning Ordinance relating to the 
required 25-percent canopy coverage. Pursuant to Section 11-416 of the Zoning Ordinance, the Planning 
Commission may approve these modifications if they determine that such modifications: 

1. Are necessary or desirable to good site development.
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2. That specific and identified features of the site design compensate for the impacts otherwise
protected by the regulations for which the modification is sought.

3. That such modification will not be detrimental to neighboring property or to the public health,
safety and welfare.

The applicant is not able to provide the required 25-percent crown coverage requirement (6,288 square 
feet) due to the site and building layout but is providing 4,191 square feet (16.7 percent) of crown 
coverage. The development does not have many areas for tree planting due to it being an urban building 
with minimal property line setbacks. Additionally, nearly the entire site is to be located above an 
underground parking garage, further limiting successful tree growth. There are several locations where 
plantings/greenery can be provided, such as in the rear courtyard and with the integrated bio-retention 
planters. Though they cannot be counted toward the crown coverage requirement, the applicant will be 
providing 11 off-site street trees which will contribute to the nearby crown coverage in the public realm. 

To mitigate the impacts of the reduced on-site crown coverage, the applicant is providing a contribution 
of approximately $4,194 to the Urban Forestry Fund for tree plantings in the neighborhood. 

Based on the criteria listed above that Planning Commission uses to approve modifications, staff supports 
this modification for the following reasons: 

1. The modification is necessary to allow for the proposed development at the site. The proposed
building footprint is consistent with traditional development patterns found in Old Town.
Furthermore, the site layout implements the goals in the Old Town Small Area Plan.

2. The proposal will be providing areas of open space for residents in a variety of different layouts,
with opportunities for plantings that do not technically meet crown coverage requirements. The
overall tree canopy will greatly increase with the addition of eleven street trees in the right-of-way
along each site frontage. They will be increasing the overall tree canopy with the addition of 11
street trees, even though they cannot be counted towards the site’s required canopy coverage.

3. The reduced crown coverage will not have an adverse impact on neighboring properties, since the
site is not losing any overall tree canopy coverage and the increased street tree canopy coverage
and contribution to the Urban Forestry Fund for tree plantings in the vicinity will positively impact
neighboring properties.

J. School Impacts

The applicant proposes to construct 48 multifamily units and the student generation rate for new market-
rate mid-rise multifamily units is 0.04 students per unit. Staff estimates the proposed development will 
generate approximately four (4) new students. This project is located within the Jefferson-Houston 
Elementary and Middle School and George Washington Middle School attendance areas, as well the 
Alexandria City High School attendance area. Staff will integrate the proposed development project in 
forthcoming school enrollment forecasts. 
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V. COMMUNITY

The project has been presented three times to the BAR and the applicant held two virtual community
meetings. The community outreach process gave the applicant opportunities to provide project updates
and solicit direct feedback from neighborhood residents and business owners, while the BAR concept
review process worked to refine the building design aspects of the development proposal through a public
review process.

The community expressed concerns about the proposed height, scale, massing, and overall architectural
character of the building. The applicant responded by incorporating a recessed hyphen to separate the
Queen Street and North Fairfax Street building portions and adding a chamfer at the edge of the roof at
the south end of the building to reduce the overall massing. Additionally, the applicant incorporated a
pedestrian opening to the courtyard with a decorative metal grate and railing. The design of the North
Fairfax Street elevation was revised to relate to the nearby townhouses. Some members of the community
also expressed concern about the amount of parking. It is noted that this project is providing more parking
than is required, and residents of the building will not be eligible for Residential Parking Permits (RPPs).

Table 6 – Community and City Meetings
DATE MEETING 
Community Meetings 
April 24, 2023 Community Meeting 
June 24, 2023 Community Meeting 

City Meetings 
May 17, 2023 Board of Architectural Review (BAR) 
July 19, 2023 Board of Architectural Review (BAR) 
September 6, 2023 Board of Architectural Review (BAR) 
December 5, 2023 Planning Commission 
January 20, 2024 City Council 

VI. CONCLUSION

Staff recommends approval of the Master Plan Amendment, Rezoning, Development Special Use Permit
with Site Plan, modifications, and the associated Special Use Permit subject to compliance with all
applicable codes and the following staff recommendations.

Staff:  Robert M. Kerns, AICP, Chief, Development Division
Catherine Miliaras, AICP, Principal Planner, Development Division 
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Daniel Welles, Urban Planner, Development Division 

VII. GRAPHICS
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Proposed site plan 

Proposed east (courtyard) elevation 
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Proposed north elevation 

VIII. STAFF RECOMMENDATIONS

1. The Final Site Plan shall conform substantially with the preliminary plan dated August
22, 2023 and comply with the following conditions of approval.

A. SITE PLAN

2. Per § 11-418 of the Zoning Ordinance, the Development Special Use Permit shall expire
and become null and void, unless the applicant commences substantial construction of the
project within 36 months after initial approval and the applicant thereafter pursues such
construction with due diligence. The applicant shall provide a written status report to Staff
18 months after initial approval to update the City Council on the project status if they
have not yet commenced substantial construction. The applicant may petition to extend
the validity period after adequate notice and a public hearing. (P&Z)
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3. Show site utilities compatibly with other site conditions on the site plan to the satisfaction
of the Directors of P&Z and T&ES prior to Final Site Plan release, specifically: (P&Z)
(T&ES) (BAR) *

a. Locating above grade service openings and required clearances for items such as
transformers, telephone, HVAC units, and cable boxes.

b. Minimizing conflicts with plantings, pedestrian areas, and major view sheds.
c. Excluding above grade utilities from dedicated open space areas and tree wells.
d. Screening all utilities from the public right-of-way.

4. Provide a lighting plan with the Final Site Plan, unless otherwise identified below, to
verify that lighting meets City standards. The plan shall be to the satisfaction of the
Directors of P&Z and T&ES in consultation with the Chief of Police and Code
administration shall include: (P&Z) (T&ES) (Code) *

a. The location of all existing and proposed streetlights and site lights, shading back
less relevant information.

b. A lighting schedule that identifies each type and number of all fixtures, mounting
height, and strength of fixture in Lumens or Watts.

c. A photometric plan with lighting calculations encompassing all existing and
proposed streetlights and site light fixtures, including any existing streetlights
located on the opposite side(s) of all adjacent streets. Photometric calculations must
extend from proposed building face(s) to property line and from property line to
the opposite side(s) of all adjacent streets and/or 20 feet beyond the property line
on all adjacent properties and rights-of-way.

d. Manufacturer's specifications and details for all proposed fixtures including site,
landscape, pedestrian, sign(s), and security lighting.

e. The numeric summary for various areas (i.e., roadway, walkway/sidewalk, alley,
and parking lot, etc.) in the proposed development.

f. Full cut-off lighting as applicable to prevent light spill onto adjacent properties.
Provide a plan distinguishing between the site with all streetlights and other
pertinent off-site lighting and the site without streetlights and off-site lighting to
demonstrate how the plan complies with light spill regulations.

g. Additional lighting to achieve City standards if existing lighting within the City
right-of-way adjacent to the site does not meet the minimum standards.

h. Basic approved Dominion Energy Suburban Colonial 3000k street light fixture in
the City right-of-way. All site lights designed to meet City of Alexandria
photometric standards shall have photovoltaic switches.

i. The location of conduit routing between site lighting fixtures to avoid conflicts with
street trees.

j. Details indicating proposed light pole and footings relative to the adjacent grade
and pavement. All light pole foundations shall be concealed from view or light
poles shall be direct bury.

k. Light-colored concrete (painted or dyed) for walls and ceilings in all garages to
increase reflectivity and improve night lighting levels. **
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l. A minimum of 5.0-foot candle-maintained lighting for underground/ structured
parking garages. When unoccupied the lighting levels may be no less than 1.5-foot
candles. **

m. Light fixtures for the open canopies and underground/structured parking garages
shall be recessed into the ceiling for any areas visible from the public right-of-way.
**

5. Provide a unit numbering plan for each floor of a multi-unit building with the first Final
Site Plan. The unit numbers shall comply with a scheme of 100 level numbers on the first
floor, 200 level numbers on the second floor, and continue in this scheme for the remaining
floors. Indicate the use of each unit (i.e., residential, retail, office). (GIS) *

6. Provide a georeferenced CAD file in AutoCAD 2018.dwg format that adheres to the
National CAD Standards prior to Final Site Plan release. The file shall have the dimension
plan including existing conditions, proposed conditions, and grading elements. (P&Z)
(DPI) (GIS) *

7. Sheeting and shoring, support of excavation shall not extend onto private property beyond
the property line, except when the applicant has obtained a written release or
encroachment from adjacent property owners which has been reviewed prior to Final Site
Plan release and recorded in the Land Records. (P&Z) (Code) *

A. BUILDING

8. Provide a building code analysis with these building code data prior to Final Site Plan
release: (1) use group, (2) number of stories, (3) type of construction, (4) total floor area
per floor, (5) height of structure, (6) non-separated or separated mixed use, and (7) fire
protection system requirements. (P&Z) (Code) *

9. The building design, including the appearance, color, and quality of materials; final
detailing; three-dimensional expression; and depth of all plane changes, shall be consistent
with the elevations dated August 22, 2023 and the following conditions. Provide this
information regarding materials and design to the satisfaction of the Director of P&Z prior
to Final Site Plan release: (P&Z) (Code) *

a. Samples of actual window glazing, frame, and sash components proposed for each
area of the building in the color and material that will be provided (may reduce
sample sizes for ease in handling).

i. Window sizes and types.
ii. Window mullion dimensions and projection in front of face of glass.

iii. Window frame, sash, and mullion materials.
iv. All windows must comply with the BAR Alexandria New and

Replacement Window Performance Specifications.
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b. Where fiber cement façade panels are permitted, they shall not use a wrap-around
trim for mounting to the substructure but may use either a batten system to conceal
the joints or a rainscreen type installation. If exposed fasteners are proposed, they
shall be finished to match the adjacent panels and their location integrated into the
overall design.

c. The underside of all balconies shall be finished and present a visually cohesive
appearance.

d. Coordinate the design, color, and materials of all penthouses, rooftop mechanical
areas, and rooftop screening with the overall architecture of the building, as regards
massing, materials, and detailing/expression.

e. The recessed or projecting depth of brick rustication must be a minimum of 3/4
inches.

f. Where plane changes in facades are proposed, they shall generally not be less than
two feet.

g. Where dissimilar materials meet, they must typically meet at an interior corner;
where that is not possible, such transitions shall occur at a significant plane change
or reveal.

10. Provide detailed drawings in realistic colors to permit evaluation of key building elements
such as the building base, entrances, entry canopy, stoops, windows, balconies, railings,
cornices, and other ornamental elements, and material details including the final detailing,
finish, and color of these elements prior to Final Site Plan release. (P&Z) *

a. The drawings shall be enlarged and coordinated plan-section-elevation studies,
typically at ¼” =1’-0” scale, with shadows cast at 45 degrees from both left and
above to show true depth of recesses and projections.

b. Separate design drawings shall be submitted for each primary building typology,
different wall, or bay type.

c. When warranted by the three-dimensional complexity of the design, the applicant
shall provide isometric vignettes of special conditions or building areas to the
satisfaction of the Director of P&Z.

d. All structures must remain within the property (e.g., balconies, railings, and
canopies), unless permitted under the City of Alexandria Code or an encroachment
has been obtained.

11. Provide the items listed below to allow Staff to review the materials, finishes, and
architectural details. These materials shall conform substantially to the preliminary plan
and the current Guidelines for Preparation of Mock-Up Panels, Memo to Industry
effective at application submission.

a. Prior to ordering final building materials, provide a materials board that includes
all proposed materials and finishes at first Final Site Plan or BAR Certificate of
Appropriateness. The materials board shall remain with P&Z until the issuance of
the final Certificate of Occupancy, when Staff will return all samples to the
applicant. (P&Z) *, ***
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b. Staff may request more detailed/extensive materials relating to the proposed
fenestration, such as samples of the glazing, frame, and sash components, and
including whether the windows will be double-or-triple glazed and have simulated
divided lights. *

c. Drawings of mock-up panel(s) that depict all proposed materials, finishes, and
relationships as part of the first Final Site Plan. *

d. A  mock-up panel using the approved materials, finishes, and relationships shall be
constructed on-site or at an agreed upon location in the vicinity for Staff review
and approval. Per VCC108.2 concrete or masonry mock-up panels exceeding 6-ft.
require a building permit. The panel(s) shall be constructed and approved prior to
vertical (above-grade) construction and before ordering building materials. Locate
the panel so that it receives sunlight from the same predominant direction as will
the finished structure. **

e. The mock-up panel shall remain in the same location, and visible from the right-of-
way without entering the site throughout construction until the issuance of the first
Certificate of Occupancy. To the extent that the mock up panel is located on site
and needs to be relocated during construction due to site constraints, the Applicant
shall obtain approval for any new location from P&Z and Code prior to relocation.
(P&Z) (Code) ***

12. Building materials, finishes, and architectural details shall be subject to review and
approval by the Board of Architectural Review or Appropriate Design Review Board (as
applicable). A materials board shall be submitted as part of the Certificate of
Appropriateness approval. (BAR)

B. OPEN SPACE/LANDSCAPING

13. Provide these modifications to the landscape plan and supporting drawings with the Final
Site Plan: (P&Z) *

a. Adjust the location of the street tree and light pole to accommodate a 13’ by 6’ bus
shelter to be installed by others within the bus-bulb area.

b. Ensure that any trees planted in the immediate vicinity of the bus stop  do not
protrude into the bus stop area.

14. Develop a palette of site furnishings for review and approval by Staff prior to Final Site
Plan release. *

a. Provide location, specifications, and details for site furnishings that depict the
installation, scale, massing, and character of site furnishings to the satisfaction of
the Directors of P&Z and T&ES.

b. Site furnishings may include benches, bicycle racks, trash bins, recycling
receptacles, and other associated features City standard materials are mandatory in
all public right-of-way. (P&Z) (T&ES)****

32



MPA#2023-00002; REZ#2023-00003; 
DSUP#2023-10009 

301 North Fairfax Street 

C. TREE PROTECTION AND PRESERVATION

15. Provide a Tree and Vegetation Protection Plan per the City of Alexandria’s Landscape
Guidelines for approval prior to Final Site Plan release and implement the plan for the
duration of construction. (P&Z) (RP&CA) *

D. ARCHAEOLOGY

16. Call Alexandria Archaeology (703/746-4399) two (2) weeks before the starting date of
any ground disturbance so that City archaeologists can arrange for a time to inspect the
property.  The language noted above shall be included on all Final Site Plan sheets
involving any ground disturbing activities. (Archaeology)

17. Call Alexandria Archaeology immediately (703-746-4399) if any buried structural
remains (wall foundations, wells, privies, cisterns, etc.) or concentrations of artifacts are
discovered during development.  Work must cease in the area of the discovery until a City
archaeologist comes to the site and records the finds.  The language noted above shall be
included on all final site plan sheets involving any ground disturbing activities.
(Archaeology)

18. The applicant shall not allow any metal detection and/or artifact collection to be conducted
the property, or allow independent parties to collect or excavate artifacts, unless
authorized by Alexandria Archaeology.  Failure to comply shall result in project delays.
The language noted above shall be included on all final site plan sheets involving any
ground disturbing activities. (Archaeology)

E. PEDESTRIAN/STREETSCAPE

19. Provide the pedestrian improvements listed below to the satisfaction of the Directors of
P&Z and T&ES. Complete all pedestrian improvements prior to the issuance of the final
Certificate of Occupancy. (P&Z) (T&ES) ***

a. Install ADA accessible pedestrian improvements serving the site.
b. Construct all concrete and hybrid concrete-brick sidewalks to City standards. The

minimum unobstructed width of newly constructed sidewalks shall be six feet along
the entirety of the site’s frontages with North Fairfax Street and Queen Street.

c. Sidewalks shall be flush across all driveway crossings.
d. All newly constructed curb ramps shall be concrete with detectable warning and

shall conform to current VDOT standards.
e. Provide separate curb ramps for each direction of crossing (i.e., two ramps per

corner). Curb ramps shall be perpendicular to the street.
f. Provide thermoplastic pedestrian crosswalks at all crossings at the proposed

development.
g. All crosswalks shall be standard, 6 inches wide, white thermoplastic parallel lines

with reflective material, with 10 feet in width between interior lines. High-visibility
crosswalks [white, thermoplastic ladder crosswalks as shown in the Manual on
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Uniform Traffic Control Devices (MUTCD)] may be required as directed by staff 
at Final Site Plan. Alternative crosswalk treatments must be approved by the 
Director of T&ES. 

h. All below grade utilities placed within a City sidewalk shall be integrated with the
adjacent paving materials and to minimize any visible impacts.

i. Provide the City’s Complete Street Tabulation Table on the cover sheet of the plan
set with the first final site plans submission. (T&ES)*

F. PARKING

20. All residential parking shall be unbundled (i.e., the cost to purchase or rent a parking space
is separate from the cost to purchase or rent the residential unit). (T&ES)

21. Provide controlled access into the underground garage for vehicles and pedestrians. The
controlled access to the garage shall allow convenient access to the underground parking
for residents. (P&Z)

22. Show all existing and proposed on-street parking controls and restrictions on the Final
Site Plan. The Traffic and Parking Board must approve any on-street parking changes
desired after the Signature Set approval. (P&Z) (T&ES) *

23. Provide bicycle parking per current Bicycle Parking Standards. Bicycle parking standards,
acceptable rack types for short- and long-term parking, and details for allowable locations
are available at: www.alexandriava.gov/bicycleparking.

24. Provide details on the locations and types of bicycle parking on the Final Site Plan. Install
bicycle parking prior to the issuance of the first Certificate of Occupancy. (T&ES) *, ***

25. Provide Level 2 electric vehicle chargers for at least two percent of the required parking
spaces, rounded up to the next whole number parking space. (Office of Climate Action)

26. At least 75 percent of the required parking spaces shall be electric vehicle charger ready
per these requirements: (Office of Climate Action)

a. Size and install the conduit correctly based on the number and location of future
Level 2 chargers.

b. Label parking space location junction box for the future electric vehicle charger.

c. Provide available physical space within the utility closet for future cabinetry
required to add vehicle chargers to the electrical panel.

d. Additional conduit does not need to account for transformer sizing.

e. EV chargers may encroach in the required parking space dimension.
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27. Update parking counts on the cover sheet to indicate the number of electric vehicle charger
and electric vehicle charger ready parking spaces and show the location of these spaces
prior to Final Site Plan release. (T&ES) *

G. SUSTAINABILITY

28. The applicant may propose additional strategies to the sustainability conditions outlined
below and these additional sustainability strategies may be incorporated administratively
to the satisfaction of the Directors of P&Z and the Office of Climate Action (Office of
Climate Action).

29. The project shall comply with the requirements of the current City of Alexandria Green
Building Policy at the time of DSUP approval. Diligent pursuit and achievement of this
certification shall be monitored through these requirements unless exempted by the
certification rating systems and the Green Building Policy:

a. Provide evidence of the project’s registration with LEED, Green Globes, or
Earthcraft (or equivalent) with the submission of the first Final Site Plan and
provide a draft checklist from the P&Z website showing how the project plans to
achieve the certification and clearly indicate that requirements for the priority
performance points are being met as defined by the City of Alexandria’s Green
Building Policy. *

b. Provide an updated copy of the draft certification scorecard/checklist prior building
permit release for above-grade construction to show compliance with the Green
Building Policy. **

c. Provide updated building energy performance analysis and building energy use
intensity (EUI) (energy use per sq. ft.) prior to release of the building permits for
above-grade construction. **

d. Provide a draft commissioning plan and verification, if required by the Green
Building Rating System and the building code, from a certified third-party reviewer
that includes items “i” through “v” below, prior to receiving building permits for
above-grade construction. **

i. A narrative describing the activities that will be accomplished during each
phase of commissioning, including the personnel intended to accomplish
each of the activities.

ii. A listing of the specific equipment, appliances, or systems to be tested and
a description of the tests to be performed.

iii. Functions to be tested including, but not limited to, calibrations and
economizer controls.

iv. Conditions under which the test will be performed. Testing shall affirm
winter and summer design conditions and full outside air conditions.

v. Measurable criteria for performance.
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e. Provide updated water efficiency documentation for the priority performance
points as defined by the City of Alexandria’s Green Building Policy prior to
building permit release for above-grade construction. **

f. Provide updated documentation for the indoor environmental quality priority
performance points as defined by the City of Alexandria’s Green Building Policy
prior to the release of building permits for above-grade construction. **

g. Provide evidence that design phase credits (for the certifying party) have been
submitted by the first Certificate of Occupancy. ***

h. Provide evidence showing that the requirements for priority performance points for
Energy Use Reduction, Water Efficiency and Indoor Environmental Quality are
being met as defined by the City of Alexandria’s Green Building Policy for Design
Phase credits to the U.S. Green Building Council, Green Globes, or Earthcraft (or
equivalent) prior to issuance of a Certificate of Occupancy. ***

i. Provide documentation of applicable green building certification prior to release of
the performance bond clearly indicating that the priority performance points
requirement for Energy Use Reduction, Water Efficiency, and Indoor
Environmental Quality have been achieved as defined by the City of Alexandria’s
Green Building Policy. ****

j. Failure to achieve the certification level, as required by the City of Alexandria’s
Green Building Policy, will be evaluated by City Staff to determine whether a good
faith, reasonable, and documented effort was made to achieve the certification level
to the satisfaction of the Director of P&Z and the Climate Action Officer. (Office
of Climate Action)

30. The building shall use electricity except for limited accessory elements of the building
such as retail use, food and beverage uses, emergency generators, and common areas
systems/amenities. For these limited accessory elements, the buildings shall support low
cost and easy conversion from fossil fuel to electricity in the future. (Office of Climate
Action)

31. Demonstrate that the roof(s) are solar ready, with the necessary conduit and available
electrical panel area to enable future solar panel installation, on the Final Site Plan. (Office
of Climate Action) *

B. TRANSPORTATION

A. STREETS/TRAFFIC

32. Repair any of the City’s existing public infrastructure that is damaged during construction
per the most recent version of the T&ES Design and Construction Standards, or to the
satisfaction of Director of T&ES, prior to Performance Bond release. (T&ES) ****

33. Conduct a pre-construction walk/survey of the site prior to any land disturbing activities
with T&ES Construction & Inspection Staff and Code Administration Staff to document
existing conditions prior to Final Site Plan release. (T&ES) (Code) *
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34. Slopes on parking ramps to garage entrances and exits shall not exceed 15 percent. For
slopes 10 percent and greater, provide trench drains connected to a storm sewer to
eliminate or diminish the possibility of ice forming. The slope on a ramp with parking or
used for egress shall not exceed 6.5 percent. For non-parking ramps with slopes of 10
percent and greater, a minimum of 10 feet in length transition slopes at the top and bottom
of the ramp shall be required, and the transition slope shall be half the difference in slope
between two adjacent sections. Final design shall be to the satisfaction of the Director of
T&ES prior to Final Site Plan release. (T&ES) *

35. Any wall and/or floor mounted obstructions, excluding electric vehicle chargers, shall be
limited to no more than 24 inches extended from the wall and at least 48 inches from the
garage floor. Areas with obstructions that exceed this requirement will not count as
parking spaces. The location and dimensions of the parking space and obstruction    shall
be shown on the Final Site Plan to the satisfaction of the Director of T&ES to ensure the
intended vehicle can still park in the spaces without overhang in the drive aisle. (T&ES)
****

36. Furnish and install two 4-inch Schedule 80 PVC conduits with pull wires, and junction
boxes located at a maximum interval of 300 feet under the sidewalks around the perimeter
of the site. These conduits shall terminate in an underground junction box at each of the
four street corners of the site. The junction box cover shall have the word “TRAFFIC”
engraved in it. (T&ES) ****

37. Provide full curb to curb restoration for any asphalt patches larger than 20 percent of the
total asphalt surface, measured along the length of the road adjacent to the property
frontage and/or extending to the centerline of the street prior to Performance Bond release.
(T&ES) ****

TRANSPORTATION MANAGEMENT PLAN 

38. Contribute to the Citywide Transportation Management Plan (TMP) at the rate specified
by the current TMP policy. Unless the upfront payment or partial upfront payment option
is chosen as described below, payments are due once per year no later than September 30
for 30 years with rates adjusted annually for inflation based on the April-to-March
Consumer Price Index change reported by the Bureau of Labor Statistics. (T&ES)

a. Projects that obtain their first Certificate of Occupancy prior to July 1, will
have their first year of assessment in the current calendar year. Projects that obtain
their first Certificate of Occupancy on July 1 or later will have their first year of
assessment in the next calendar year.
b. A development may receive a 35% discount for paying the entire 30-year
amount (unadjusted for inflation) prior to receipt of the first Certificate of
Occupancy. Under this option, no further TMP payments are required. ***
c. A development may receive a 25% discount for paying one quarter of the
entire 30-year amount (unadjusted for inflation) before receipt of the final
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Certificate of Occupancy and five standard subsequent payments over the next 
five years. The five annual payments will be made no later than September 30 
each year. After these payments are made, no further TMP payments are required. 
***  

39. The applicant/owner may request permission to manage its own TMP fund subject to the
approval of the Director of T&ES. The property must have achieved specific single
occupancy vehicle targets for at least three years in a row, as specified in the current TMP
policy, and have provided the City with detailed information about how the
applicant/owner will manage the TMP for the development. Development would retain
the annual TMP contributions and must spend it exclusively on transportation related
activities approved by the Director of T&ES or designee. (T&ES)

40. Designate an on-site TMP Coordinator prior to the issuance of the first Certificate of
Occupancy. Provide the name, address, email, and telephone number of the coordinator
to the City’s Mobility Services Division, updating this information annually or as needed.
This person will be the City’s point of contact for the development and will be responsible
for paying invoices, coordinating with staff on TMP-related activities as needed. (T&ES)
***

B. BUS STOPS AND BUS SHELTERS

41. Show all existing bus stops, bus shelters, and bus stop benches in the vicinity of the site
on the Final Site Plan. (T&ES) *

42. Show all proposed bus stops on the Final Site Plan. All facilities shall be ADA compliant
and meet City standards. (T&ES) (Code) *

43. Within the bus-bulb on North Fairfax Street, provide a 13’ x 6’ reservation for a bus shelter
(to be installed by others in the future) immediately adjacent to the 5’ wide sidewalk
parallel to the curb. The reservation shall be shown on the first final site plan. (T&ES)*

44. Plant and maintain street trees in proximity to bus stop approaches or directly adjacent to
travel lanes pursuant to the Landscape Guidelines and to avoid conflict with vehicles,
specifically:

a. Exclude trees from a 40-foot zone, which represents the length of the bus as it is
serving the stop.

b. Locate trees within both the 10-foot departure zone and the 20-foot approach zone
(on either side of the 40-foot zone) to minimize conflict with vehicles and to allow
direct line of sight for approaching buses. (P&Z) (T&ES) *

C. PUBLIC WORKS

45. All utilities on private property that are not located within public easement or at the ROW
without any easement shall be privately owned and maintained including the fire hydrants,
stormwater BMPs and Storm sewers and shall be marked in the plans as Privately
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Maintained. City shall have the right but not obligation to perform storm sewer 
maintenance on all storm sewer systems that are ‘downstream’ of those in the public 
ROW, especially in emergency situations, and to ensure proper operation and function of 
public storm sewer/drainage. 

A. WASTEWATER/SANITARY SEWERS

46. Pay the sewer connection fee prior to Final Site Plan release. (T&ES) *

47. Comply with the Combined Sewer System Management Policy set forth in the Memo to
Industry 07-14, City of Alexandria’s Water Quality Volume Default, and state stormwater
quality and quantity requirements. The applicant is proposing to meet the Option A
requirement of Memo to Industry 07-14 by discharging both stormwater runoff and
sanitary flow to fully separated sewer systems. (T&ES)

48. If applicable, sump pump discharge of groundwater shall be connected to a fully separated
storm sewer. (T&ES)

B. UTILITIES

49. If a franchise agreement has not been entered into with the City, locate all private utilities
outside of the public right-of-way and public utility easements. (T&ES)

50. Underground all overhead power and communication lines fronting the development prior
to the Performance Bond release. (T&ES) ****

51. Do not locate transformers and switch gears in the public right-of-way. (T&ES)

52. All new fire hydrants on public streets shall be City owned and maintained. All hydrants
on private streets shall be owned, inspected, tested, and maintained by the property owner
or their representative. Hydrants must be installed and functional prior to issuance of the
Certificate of Occupancy. (T&ES) ***

B. INFORMATION TECHNOLOGY

53. To the satisfaction of the Director of Planning & Zoning, construct a conduit grid per the
specifications listed below that minimizes the need for post-development excavation
and/or right-of-way impacts when installing fiber/cables for high-speed internet access.
(ITS) (P&Z)

54. Construct all conduits using schedule 80 PVC or HDPE and install them to a depth of 3-
feet. Install a pull line and tracer within each conduit. (ITS)
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55. All conduit on private property will be owned and maintained by the property owner.
Unless otherwise specified, conduit on public right-of-way will be owned and maintained
by the City. (ITS) (T&ES)

56. Provide a minimum of two diverse entrance conduits for each building (East/West or
North/South) with a minimum of two 4-inch conduits for each entrance drop. Terminate
each conduit drop to a 36-inch by 48-inch installed hand hole within the public right-of-
way or at a nearby accessible location. Include two, four-inch open access conduit risers
for each floor. (ITS)

a. Enable telecommunications providers to install cables in the conduit. Designating
exclusive access to a single provider is not allowed.

b. Provide a fiber optic installation plan that provides the required specifications prior
to the Final Site Plan release. (ITS) *

c. Submit a digital as built in CAD or GIS that details the fiber conduit installation
prior to the issuance of the Certificate of Occupancy. (ITS) ***

C. SOLID WASTE

57. The point of collection shall be as agreed upon between the owner and the private
collector duly licensed, provided that such point shall not be in a public right-of-way and
shall not hinder or interfere with parking, traffic, or pedestrians. All trash collectors for
the project site are required to take their collected trash to the Alexandria/Arlington waste-
to-energy facility (T&ES)

58. Purchase and install one public space trash receptacle and one public space recycling
receptacle to the satisfaction of the Director of T&ES prior to Performance Bond. (T&ES)
****
a. The trash receptacles shall be Victor Stanley Ironsites Series model SD-42 black

receptacle with Dome Lid.

b. The recycling receptacles shall be Victor Stanley Ironsites Series Model SD-42 blue
receptacle with Dome Lid, approved dome decals, and approved band dedicated to
recycling collection.

59. Place the receptacle(s) in the right-of-way along the property frontage at strategic
locations as approved by the Director of T&ES and as shown on the Final Site Plan.

a. To the extent that that the receptacles cannot be located where accessible for public
collection, the applicant may agree to placing approved containers on private
property and contract for private collection, disposal, and maintenance.

60. The applicant may reuse existing receptacles, if any, along the site frontage if they are in
good shape and acceptable to T&ES Resource Recovery.
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A. STORMWATER MANAGEMENT

61. The City of Alexandria’s stormwater management regulations regarding water quality are
two-fold: (1) state phosphorus removal requirement and (2) Alexandria Water Quality
Volume Default. Complying with the state phosphorus reduction requirement does not
relieve the applicant from the Alexandria Water Quality Default requirement. The
Alexandria Water Quality Volume Default, as determined by the site’s post-development
impervious area shall be treated in a Best Management Practice (BMP) facility. (T&ES)
*

62. Provide a BMP narrative and complete pre- and post-development drainage maps that
include areas outside that contribute surface runoff from beyond project boundaries to
include adequate topographic information, locations of existing and proposed storm
drainage systems affected by the development, all proposed BMPs and a completed
Virginia Runoff Reduction Method (VRMM) worksheet showing project compliance
prior to Final Site Plan release. The project must use hydrologic soil group “D” in the
spreadsheet unless a soils report from a soil scientist or geotechnical engineer delineates
onsite soils otherwise. (T&ES) *

63. Design all stormwater Best Management Practices (BMPs) to comply with the most recent
standards and specifications published in the Virginia Stormwater BMP Clearinghouse.
Provide complete design details for all BMPs, including site specific plan views, cross
sections, planting plans, and complete design calculations for each BMP prior to Final
Site Plan release. (T&ES) *

64. Provide a BMP table with a separate listing for each individual BMP that includes the
name of the practice, total area treated (acres), pervious area treated (acres), impervious
area treated (acres), phosphorous removal efficiency (percentage), phosphorous removal
efficiency (percentage), phosphorous removed by the practice (lbs.), and latitude and
longitude in decimal degrees, prior to Final Site Plan release. (T&ES) *

65. Complete construction inspection checklists and associated photographic documentation
for each stormwater BMP and detention facility. Submit all documents required by The
City of Alexandria As-Built Stormwater Requirements including as-built plans, CAD
data, BMP certifications, and completed construction inspection checklists prior to
Performance Bond release. (T&ES) ****

66. Construct and install the stormwater BMPs required for this project under the direct
supervision of the design professional or their designated representative. Submit a written
certification from the design professional to the Director of T&ES prior to Performance
Bond release certifying that the BMPs are:

a. Constructed and installed as designed and in accordance with the released Final
Site Plan.
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b. Clean and free of debris, soil, and litter by either having been installed or brought
into service after the site was stabilized. (T&ES) ****

67. Install one descriptive sign for surface-installed stormwater BMPs (e.g., Bio-Retention
Filters, Vegetated Swales) prior to the submission of As-Built Plans to the satisfaction of
the Director of T&ES. (T&ES) ****

68. Submit two originals of the stormwater quality BMP and Stormwater Detention Facilities
Maintenance Agreement to include the BMP Schedule and Guidelines Addendum with
the Final Site Plan #2. Execute and record the agreement with the Land Records Division
of Alexandria Circuit Court prior to Final Site Plan release. (T&ES) *

69. The Applicant shall be responsible for maintaining stormwater Best Management
Practices (BMPs) until activation of the homeowner’s association (HOA), and/or master
association, if applicable, or until sale to a private owner. Prior to transferring maintenance
responsibility for the BMPs to the HOA, master association, and/or owner, the applicant
shall:

a. Execute a maintenance service contract with a qualified private contractor for a
minimum of three years, and transfer the contract to the HOA, master association,
and/or owner.

b. Include a copy of the contract in the BMP Operation and Maintenance Manual.
c. Submit a copy of the maintenance contract to T&ES prior to Performance Bond

release. (T&ES) ****

70. Provide the Homeowner’s Association (HOA), and/or master association, with an
Owner’s Operation and Maintenance Manual for all on site BMPs. The manual shall
include at a minimum:

a. An explanation of the functions and operations of the BMP(s),
b. Drawings and diagrams of the BMP(s) and any supporting utilities,
c. Catalog cuts on maintenance requirements including any mechanical or electrical

equipment,
d. Manufacturer contact names and phone numbers,
e. A copy of the executed maintenance service contract, and
f. A copy of the maintenance agreement with the City.

71. Provide each home purchaser with a brochure describing the stormwater BMP(s) installed
on the site, outlining the responsibilities of the homeowners and the Homeowners
Association (HOA), and/or master association, with respect to maintenance requirements.
Upon activation of the HOA, the applicant shall furnish five copies of the brochure per
unit to the HOA for distribution to subsequent homeowners. (T&ES)

72. Provide an Owner’s Operation and Maintenance Manual for all BMPs to the owner.  The
manual shall include at a minimum:
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a. An explanation of the functions and operations of the BMP(s),
b. Drawings and diagrams of the BMP(s) and any supporting utilities,
c. Catalog cuts on maintenance requirements including mechanical or electrical

equipment,
d. Manufacturer contact names and phone numbers,
e. A copy of the executed maintenance service contract, and
f. A copy of the maintenance agreement with the City. (T&ES)

73. Submit a copy of the Operation and Maintenance Manual to the T&ES Stormwater
Management Division prior to Performance Bond release. (T&ES) ****

74. Submit a certification by a qualified professional that any existing stormwater
management facilities adjacent to the project and associated conveyance systems were not
adversely affected by construction operations prior Performance Bond release to the
satisfaction of the Director of T&ES. If maintenance of the facilities or systems were
required to make this certification, provide a description of the maintenance measures
performed. (T&ES) ****

B. WATERSHED, WETLANDS, & RPAs

75. Use standard city markers to mark all on-site stormwater curb inlets and public curb inlets
within 50 feet of the property line to the satisfaction of the Director of T&ES. (T&ES)

76. For sites that contain marine clays, account for marine clay or highly erodible soils in the
construction methodology and erosion and sediment control measures. (T&ES)

77. Provide Environmental Site Assessment Notes that delineate, map, describe, and/or
explain these environmental features (if located on site):

a. Individual components of the RPA as well as the total geographic extent of the
RPA, to include the appropriate buffer, intermittent streams, and associated buffers,

b. Highly erodible and highly permeable soils,
c. Steep slopes greater than 15 percent in grade,
d. Known areas of contamination; springs, seeps, or related features, and
e. A listing of all wetlands permits required by law. (T&ES)

78. Provide documentation on the source of onsite wetland delineation and detail actions to
minimize and/or mitigate the effect of the development on existing wetlands as required
by Article XIII of the City of Alexandria Zoning Ordinance. (T&ES)

C. CONTAMINATED LAND

79. Indicate on the plan whether any soil and groundwater contamination are present Submit
supporting reports for associated environmental investigations or assessments performed
to substantiate this determination. (T&ES) *
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80. If environmental site assessments or investigations discover the presence of contamination
on site, the Final Site Plan shall not be released, and no construction activity shall occur
until these items have been submitted and approved by the Director of T&ES: (T&ES) *

a. A Site Characterization Report/Extent of Contamination Study detailing the
location, applicable contaminants, and the estimated quantity of any contaminated
soils and/or groundwater at or in the immediate vicinity of the site.

b. A Risk Assessment indicating any risks associated with the contamination.
c. A Remediation Plan detailing any contaminated soils and/or groundwater,

including plans to remediate utility corridors. Utility corridors in contaminated soil
shall be over excavated by two feet and backfilled with “clean” soil. Include
description of environmentally sound methods of off-site transport and disposal of
contaminated soils and debris (including, but not limited to types of vehicles
appropriate for handling specific materials and ensuring vehicle loads are covered).

d. A Health and Safety Plan with measures to take during remediation and/or
construction activities to minimize the potential risks to workers, the neighborhood,
and the environment. Initial Air Monitoring may be required during site activities
to demonstrate acceptable levels of volatiles and/or airborne particles. Justify the
air monitoring determination in the Health and Safety Plan submitted for review.

e. Screen for PCBs as part of the site characterization if any of the past uses are within
the identified high risk category sites for potential sources of residual PCBs, which
includes these SICs: 26&27 (Paper and Allied Products), 30 (Rubber and Misc.
Plastics), 33 (Primary Metal Industries), 34 (Fabricated Metal Products), 37
(Transportation Equipment), 49 (Electrical, Gas, and Sanitary Services), 5093
(Scrap Metal Recycling), and 1221 and 1222 (Bituminous Coal).

81. Should any unanticipated contamination, underground storage tanks, drums or containers
be encountered at the site during construction, the applicant must notify T&ES, Office of
Environmental Quality immediately. Should unanticipated conditions warrant, stop
construction within the affected area until the appropriate environmental reports identified
in “a” through “e” above are submitted and approved at the discretion of the Director of
T&ES. This shall be included as a note on the Final Site Plan. (T&ES) (Code) *

82. If warranted by a Site Characterization report, design and install a vapor barrier and
ventilation system for buildings and parking areas to prevent the migration or
accumulation of methane or other gases or conduct a study and provide a report signed by
a professional engineer showing that such measures are not required to the satisfaction of
Directors of T&ES and Code Administration. The vapor barrier and ventilation system
must include a passive ventilation system that can be converted to an active ventilation
system if warranted. (T&ES) (Code)

D. NOISE

83. Submit a noise study identifying the noise levels that residents will be exposed to initially
and 10 years into the future per the Noise Guidance Book used by the Department of
Housing and Urban Development prior to the Final Site Plan release. (T&ES) *

44



MPA#2023-00002; REZ#2023-00003; 
DSUP#2023-10009 

301 North Fairfax Street 

84. If the noise study identified noise impacted areas, conduct a building shell analysis
identifying ways to minimize noise and vibration exposure to future residents. Submit the
building shell analysis and the noise commitment letter for review and approval prior to
Final Site Plan release. (P&Z) (T&ES) *

85. No trucks or other vehicles, including construction equipment, associated with this project
shall be permitted to idle for more than 5 minutes when parked, including vehicles in the
loading dock. Post at least two no idling for greater than 5 minutes signs in the loading
dock area in plain view prior to the issuance of the Certificate of Occupancy. (T&ES) ***

E. AIR POLLUTION

86. Control odors and any other air pollution sources resulting from operations at the site and
prevent them from leaving the property or becoming a nuisance to neighboring properties,
as determined by the Director of T&ES. (T&ES)

D. CONSTRUCTION MANAGEMENT

87. Submit a separate construction management plan to the Directors of P&Z, T&ES, and
Code Administration prior to Final Site Plan release. The plan shall satisfy these
requirements: (P&Z) (T&ES) (Code)

a. No streetlights shall be removed without authorization from the City of Alexandria,
b. If streetlights are to be removed from the public right-of-way, then temporary lights

shall be provided until the installation and commissioning of new lights, *
c. Include an analysis as to whether temporary street or site lighting is needed for

safety during the construction on the site and how it is to be installed, *
d. Provide a detailed sequence of demolition and construction of improvements in the

public right of way along with an overall proposed schedule for demolition and
construction, *

e. Include an overall proposed schedule for construction, *
f. Include a plan for temporary pedestrian circulation, *
g. Include the location and size of proposed construction trailers, if any, *
h. Include a preliminary Maintenance of Traffic Plan as part of the construction

management plan for informational purposes only, to include proposed controls for
traffic movement, lane closures, construction entrances and storage of materials,
and *

i. Post copies of the plan in the construction trailer and give to each subcontractor
before they start work. ***

88. Provide off-street parking for all construction workers without charge and ensure that all
workers use this parking. For workers who use Metro, DASH, or another form of mass
transit, subsidize a minimum of 50 percent of the fees. Complying with this condition shall
be a component of the construction management plan, which shall be submitted prior to
Final Site Plan release and approved by the Departments of P&Z and T&ES prior to
commencing any construction activities. This plan shall:
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a. Establish and provide verifiable details and/or agreements on the location of the
parking to be provided at various stages of construction, how many spaces will be
provided, how many construction workers will be assigned to the work site, and
mechanisms which will be used to encourage the use of mass transit, *

b. Post information on transit schedules and routes, *
c. The community liaison must manage parking actively for all construction workers

and ensure compliance with the off-street parking requirement, and
d. If the off-street construction workers parking plan is found to be violated during

construction, a correction notice will be issued to the applicant. If the violation is
not corrected within five days, a "stop work order" will be issued, with construction
halted until the violation has been corrected. (P&Z) (T&ES) *

89. Include a chapter on maintaining pedestrian access within the Construction Management
Plan. Sidewalks adjacent to the site shall remain open during construction. If sidewalks
must be closed, pedestrian access shall be maintained adjacent to the site per Memo to
Industry #04-18 throughout the construction of the project. (T&ES) **

90. Include a chapter on the waste control program in the Construction Management Plan.
This program shall control wastes such as discarded building materials, concrete truck
washout, chemicals, litter or trash, trash generated by construction workers or mobile food
vendor businesses serving them, and all sanitary waste at the construction site and prevent
offsite migration that may cause adverse impacts to neighboring properties or to the
environment to the satisfaction of Directors of T&ES and Code Administration. Dispose
of all wastes offsite per all applicable federal, state, and local laws. If program is
implemented in coordination with green building certification, include documentation as
appropriate per the City’s Green Building Policy and conditions therein. (T&ES) (Code)

91. Discuss construction staging activities with T&ES prior to the release of any permits for
ground disturbing activities. No major construction staging shall be allowed within the
public right-of-way. (T&ES) **

92. Obtain additional City approvals for any structural elements that extend into the public
right-of-way, including but not limited to footings, foundations, and tiebacks, from the
Director of T&ES as a part of the Sheeting and Shoring permit. (T&ES) **

93. Identify a Certified Land Disturber (CLD) in a letter to the Division Chief of Infrastructure
Right of Way prior to any land disturbing activities and include the name on the Phase I
Erosion and Sediment Control sheets prior to Final Site Plan release. If the CLD changes
during the project, that change must be noted in a letter to the Division Chief. (T&ES) *

94. Conduct an in-person or virtual meeting to review the location of construction worker
parking, plan for temporary pedestrian and vehicular circulation, and hours and overall
schedule for construction prior to commencing demolition, clearing, and grading of the
site. Notice all adjoining property owners, civic associations, and the Departments of P&Z
and T&ES at least 14 calendar days before the meeting. Hold the meeting before any
permits are issued. (P&Z) (T&ES) **
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95. Hold an in-person or virtual pre-installation/construction meeting to review the scope of
landscaping installation procedures and processes with the P&Z project planner prior to
starting work. (P&Z) (Code)

96. Identify a community liaison throughout the duration of construction. Provide their name
and telephone number, including an emergency contact number, to residents, property
managers, and business owners whose property abuts the site, to the satisfaction of the
Directors of P&Z and T&ES. Install a temporary informational sign prior to Final Site
Plan release with the community liaison’s name and contact information. Display the sign
until construction finishes. (P&Z) (T&ES) *, ***

97. Temporary construction and/or on-site sales trailer(s) are permitted and subject to the
approval of the Directors of P&Z and Code Administration. Remove the trailer(s) prior to
the issuance of the final Certificate of Occupancy. (P&Z) (Code) ***

98. Submit a stamped electronic copy of a wall check survey completed by a licensed, certified
public land surveyor or professional engineer when below-grade construction reaches
proposed finished grade. Ensure the wall check shows: (P&Z) **

a. Key dimensions of the building as shown on the approved Final Site Plan,
b. Key dimensions from future face of finished wall above to the property line and

any adjacent structures on the property,
c. Extent of any below-grade structures,
d. Foundation wall in place, and
e. Future face of finished wall above.

99. Submit an as-built development site plan survey, pursuant to the requirements outlined in
the initial as-built submission for occupancy portion of the as-built development site plan
survey checklist to the T&ES Site Plan Coordinator prior to applying for a Certificate of
Occupancy permit. The as-built development site plan survey shall be prepared and sealed
by a registered architect, engineer, or surveyor. Include a note stating that the height was
calculated based on all applicable provisions of the Zoning Ordinance. (P&Z) (T&ES)
***

100. If outstanding performance, completion, or other bonds for the benefit of the City are in
effect for the property at such time as it may be conveyed or sold to a party other than the
applicant, a substitute bond and associated documents must be provided by that party or,
in the alternative, an assignment or other documentation from the bonding company
indicating that the existing bond remains in effect despite the change in ownership may
be provided. The bond(s) shall be maintained until such time that all requirements are met,
and the bond(s) released by the City. (T&ES) ****

E. CONTRIBUTIONS

101. Contribute $105,948 to the City’s Housing Trust Fund. Make all payments payable to the
City of Alexandria and submit them to the Office of Housing with a cover letter to include
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the project name, case number, and explanation of the contribution amount, if phased. 
(Housing) *** 

102. Provide a monetary contribution of $2 per square foot of missing canopy coverage to the
Urban Forestry Fund in lieu of meeting the canopy cover requirement. The contribution
shall be for the amounts specified within the Landscape Guidelines, to the City of
Alexandria’s Urban Forestry Fund. Contribution will be provided during the Final Site
Plan. Payment shall be payable to the City of Alexandria, with a transmittal letter citing
the project name and case number, contribution amount, and the condition being fulfilled.
(P&Z) (RP&CA)

103. Contribute $10,000 to the City prior to Final Site Plan release for procurement of a Capital
Bikeshare station, bicycles and/or system operations. (T&ES) *

F. HOUSING

[SET ASIDE CONDITIONS – FOR SALE]

104. Provide two (2) affordable set-aside for-sale units within the development, comprising
one (1) one-bedroom plus den to be sold for $250,000, and one (1) three-bedroom unit to
be sold for $325,000 to households with incomes as designated by the City, or a mix of
units as determined at the time of Final Site Plan to the satisfaction of the Director of
Housing. These prices include the cost of one parking space per unit. Set-aside units sold
without a parking space shall be subject to a $30,000 price deduction. For the purposes of
the affordable for-sale set-aside units, dens are defined as being enclosed with a door,
having a minimum of 70 square feet of floor area, being no less than seven feet in any
horizontal dimension, and not housing any substantial mechanical equipment. (Housing)

105. Set-aside units shall have comparable finishes as similar units in the development,
excluding optional upgrades. Clustering of set-aside units shall be avoided. The allocation
of ANSI and Type A units to the set-aside units shall be based on proportionality unless
otherwise approved by the Director of Housing at the time of Final Site Plan.  (Housing)

106. Offer the same purchase incentives to potential market-rate and set-aside homebuyers,
excluding sales price reductions or credits. Incentives may be non-monetary, such as
complimentary move-in services. (Housing)

107. Provide residents of the set-aside units with access to all amenities offered in the
development. (Housing)

108. Set-aside units shall be subject to deed restrictions recorded as covenants at the time of
sale of each unit, per the City’s resale restricted housing policy. The City shall provide
covenant language before the final sale of any set-aside unit. (Housing)
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109. Advise the Office of Housing in writing of the delivery schedule for the set-aside units no
less than 180 days prior to anticipated delivery. The City and the applicant shall market
the set-aside units jointly. The City reserves the right to select qualified buyers randomly
through a lottery system. (Housing)

110. Disclose to the Office of Housing the market rate pricing of similar units prior to the sale
of each set-aside unit. (Housing)

111. Pay real estate commissions (if any) up to a maximum of $2,500 per unit on the set-aside
units. (Housing)

112. Offer Virginia Housing mortgage financing to set-aside buyers through the City’s
preferred lender(s). If the preferred lenders are unable to offer a Virginia Housing loan,
the selected lender shall offer a loan with interest rates and terms comparable to those
provided by Virginia Housing. (Housing)

[SET ASIDE CONDITIONS –RENTAL] 

Should the project develop as or to convert to a rental tenure, the following conditions shall apply: 

113. Provide two (2) set-aside rental units within the development, comprising one (1) one-
bedroom plus den and one (1) three-bedroom unit, or a mix of units to the satisfaction of
the Director of Housing. For the purposes of the affordable for-sale set-aside units, dens
are defined as being enclosed with a door, having a minimum of 70 square feet of floor
area, being no less than seven feet in any horizontal dimension, and not housing any
substantial mechanical equipment. (Housing)

114. Rents for set-aside units shall not exceed the maximum amounts allowed under the
Federal Low Income Housing Tax Credit (LIHTC) program for households with
incomes at 60 percent of the Washington D.C. Metropolitan Area Median Family
Income (including utility allowances and any parking charges) for a 40-year period from
the date of initial occupancy of each affordable unit. Recertify the incomes of resident
households annually. (Housing)

115. If at the time of lease up or lease renewal, the differential between the market rent and
set-aside rent (as adjusted for utility allowances) for a comparable unit is less than 15
percent of the market rent, then the set-aside rent shall be reduced to maintain a
differential of 15 percent for the term of the new lease or lease renewal. (Housing)

116. Total non-refundable fees, excluding application and pet fees, shall not exceed 15
percent of gross affordable rent. (Housing)
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117. Residents of the set-aside units may be charged a monthly parking fee of up to $50 (in
2023 dollars) or the standard fee whichever is lower for their first parking space. Any
additional parking spaces shall be subject to standard fees. (Housing)

118. Once an income-eligible household moves into a set-aside unit, that unit shall count as an
affordable unit until the household’s income increases to more than 140 percent of the
then-current income limit. Provide one additional one-year lease term at the affordable
rent but notify the household that at the end of one year the household shall not be eligible
to continue at the affordable rent.

119. Do not deny households receiving Housing Choice Voucher assistance admission based
on receiving such assistance. A household is income qualified if the amount of rent it can
pay based on income, together with the voucher payment, is sufficient to cover the
applicable rent. (Housing)

120. Provide residents of set-aside units with access to all amenities offered within the
development. (Housing)

121. Set-aside units shall be comparable in size and floor plan and have comparable finishes as
similar units in the development. Clustering of set-aside units shall be avoided. The
allocation of ANSI and Type A units to the set-aside units shall be based on
proportionality unless otherwise approved by the Director of Housing at the time of Final
Site Plan.  (Housing)

122. Notify the Landlord-Tenant Relations Division Chief at the Office of Housing in writing
no less than 90 days prior to leasing. Provide the City with marketing information no less
than 45 days prior to leasing, which shall include the affordable rents, fees, property
amenities, and contact information for applications. The City shall notify interested parties
of the availability of set-aside units. The applicant shall not accept applications for set-
aside units until 45 days after providing written notification to the Office of Housing or
until the Office of Housing advises the applicant that the information has been distributed
and posted, whichever occurs first.

123. List all set-aside units at Virginia Housing’s website: www.VirginiaHousingSearch.com
or an alternative website as identified by the Landlord-Tenant Relations Division Chief
at the time of lease up. (Housing) 

124. Provide the City with the records and information necessary for annual compliance
monitoring with the Housing conditions for the 40-year affordability period. (Housing)

G. PUBLIC ART

125. Work with City staff to incorporate on-site public art elements or provide an equivalent
monetary contribution for public art within the Small Area Plan per the City’s Public Art
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Policy, adopted December 13, 2014, to the satisfaction of the Directors of P&Z and 
RP&CA. (P&Z) (RP&CA)  

126. Identify the location, type, and goals for public art in the Final Site Plan. Select the artist,
finalize locations and medium, and provide a schedule for the art installation prior to Final
Site Plan release. (P&Z) (RP&CA) *

127. Install the art prior to issuance of the first Certificate of Occupancy, to the satisfaction of
the Directors of P&Z and/or RP&CA. (P&Z) (RP&CA) ***

128. The in-lieu contribution shall be $0.30 per gross square foot, with a maximum contribution
of $75,000 per building prior to issuance of the first Certificate of Occupancy. On-site
public art shall be of an equivalent value to the contribution. (P&Z) (RP&CA) ***

H. USES AND SIGNS

A. SIGNAGE

129. Incorporate and interpret elements of themes related to the Waterfront, such as a sign or
marker, into the design of the public realm with a qualified historian, in consultation with
Staff. Provide text, graphics, and materials for the interpretive elements prior to Final Site
Plan release subject to approval by the Office of Historic Alexandria/Alexandria
Archaeology and the Director of P&Z. Install the interpretative elements prior to issuance
of the Certificate of Occupancy. (P&Z) (Arch) *, ***

a. Any interpretive elements implemented in the public right-of-way will require a
Maintenance Agreement for Non-standard Improvements in the Public Right-of-
way with the City, to the satisfaction of the Directors of P&Z and T&ES.
(P&Z)(T&ES)(Arch)*

b. Alternatively, the applicant may opt to have the Office of Historic Alexandria write,
design, fabricate, and install the interpretive signage for a fixed fee of $7,500 per
sign. If a consultant does the work, they must provide text and graphics for the
interpretive signage to the Office of Historic Alexandria/Alexandria Archaeology
for review prior to the issuance of the initial Building Permit for the project.

I. DISCLOSURE REQUIREMENTS

130. Submit all condominium association covenants for review and approval by the Director
of P&Z and the City Attorney prior to applying for the first Certificate of Occupancy.
Include the conditions listed below in a dedicated section of the association covenants.
The language shall establish and state that these conditions cannot be changed except by
an amendment to this DSUP approved by City Council. (P&Z) (T&ES) (City Attorney)
***
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a. The principal use of the underground garage and parking spaces shall be for
passenger vehicle parking only; storage which interferes with the use of a parking
space for a motor vehicle is not permitted.

b. All landscaping and open space areas within the development shall be maintained
by the Condominium/Homeowner’s Association.

c. Obtain approval for any exterior building improvements or changes from the City
Council, as determined by the Director of P&Z.

d. Develop a noise control by-law to control noise levels in the development and
resolve noise issues between neighboring occupants and disclose this by-law to all
involved at the time of sale or lease agreement.

e. Inspect and maintain stormwater facility BMPs to ensure proper functioning.

131. Disclose to potential buyers the items listed below to the satisfaction of the Director of
P&Z and the City Attorney:

a. That the residents of the site are ineligible for Residential Parking Permits pursuant
to the City’s adopted policy in place at the time of approval. Provide Staff with a
copy of the proposed Disclosure language prior to the release of the final site plan.
(T&ES)*

CITY DEPARTMENT CODE COMMENTS 

Legend:   C - Code Requirement   R - Recommendation   S - Suggestion   F - Finding 

A. Planning and Zoning (P&Z)

F - 1. Demonstrate continued compliance with open space, floor area ratio, and setback requirements if 
a property owner requests future approval to construct a deck on their property. 

C - 1 Submit as-built documents for all landscape and irrigation installations with the as-built plan and 
request for Performance Bond release. Refer to City of Alexandria Landscape Guidelines. (P&Z) 
(T&ES) ****  

C - 2 Identify all trees to remove and protect/preserve in the tree conservation and protection plans prior 
to Final Site Plan release. Detail construction methods to reduce disturbance within driplines. 
Schedule an on-site inspection of existing conditions with the City Arborist and Natural Resources 
Division Staff prior to preparing the Tree Conservation and Protection Plan. * 

C - 3 The landscape elements of this development are subject to Performance and Maintenance bonds, 
based on criteria established by the City and available through T&ES. Performance and 
Maintenance Bond release are subject to inspections by City Staff per City Code requirements. A 
final inspection for landscaping must occur three years after completion. (P&Z) (T&ES) **** 

C - 4 No permits shall be issued prior to the receiving the Certificate of Appropriateness and the 
demolition permit from the Board of Architectural Review. (BAR) ** 
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C - 5 Any parking requirement may be adjusted within five percent of the requirement if the Director of 
P&Z determines that physical requirements of the building prevent complying with the specific 
number of required parking spaces per § 8-200(A)(2)(c)(i) of the Zoning Ordinance. (P&Z) 
(T&ES)  

B. Code Administration (Building Code)

F - 1. The review by Code Administration is a preliminary review only. Once the applicant has filed for 
a building permit, code requirements will be based upon the building permit plans. A 
preconstruction conference is recommended for large projects. Contact the Code Administration 
Office, Plan Review Supervisor at (703) 746-4200 with any questions. 

C - 1 New construction or alterations to existing structures must comply with the current Uniform 
Statewide Building Code (USBC) in effect when applying for building permit(s). 

C - 2 Facilities shall be accessible for persons with disabilities per the current Virginia Uniform 
Statewide Building Code in effect when applying for building permit(s). 

C - 3 Submit a soils report with the building permit application for all new and existing building 
structures. ** 

C - 4 Submit an abatement plan from a licensed Pest Control Company to prevent rodents from 
spreading from the construction site to the surrounding community and sewers to the Department 
of Code Administration prior to receiving a demolition or land disturbance permit. Code 
Administration Staff will conduct a pre-demolition site survey to verify that the abatement plan is 
consistent with the field installation. ** 

C - 5 Submit a wall location plat prepared by a land surveyor to the Department of Code Administration 
prior to any building framing inspection. ** 

C. Federal Environmental Reviews:

F - 1. Any project that is defined as a federal undertaking, in accordance with the National Historic 
Preservation Act of 1966 requires a § 106 review or other National Environmental Policy Act 
(NEPA) review. Projects that require federal review, approval or permitting, or projects that 
include federal funding are generally considered a federal undertaking. Coordinate with the 
Virginia Department of Historic Resources or the appropriate federal or state agency to determine 
the requirements and process and consult with City Staff. 

a. Information on the § 106 process is at www.achp.gov or www.dhr.virginia.gov/
environmental-review/

b. Information on the NEPA process is at www.epa.gov

D. Archaeology

C - 1 All archaeological preservation measures shall comply with § 11-411 of the Zoning Ordinance. 
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E. Transportation & Environmental Services (T&ES)

F - 1. Prepare the Final Site Plan per the Memorandum to Industry 02-09 dated December 3, 2009, 
Design Guidelines for Site Plan Preparation, which is available at: http://alexandriava.
gov/uploadedFiles/tes/info/Memo%20to%20Industry%20No.%2002-09%20Decem
ber%203,%202009.pdf (T&ES) * 

F - 2. Show and label the sanitary and storm sewer and water line in plan and profile in the first Final 
Site Plan, cross referencing sheets if plan and profile cannot be on the same sheet. Provide existing 
and proposed grade elevations plus the rim and invert elevations of all the existing and proposed 
sanitary and storm sewer at manholes, and water line piping at gate wells on the respective profiles. 
Use distinctive stationing for various sanitary and storm sewers (if applicable or required by the 
plan), and water line in plan and use the corresponding stationing in respective profiles. (T&ES) * 

F - 3. Provide a dimension plan with all proposed features, the final property lines, and associated 
property line annotation. When possible, show all annotation pertaining to the final property line 
configuration on the site layout sheet (also referred to as the site plan sheet). (T&ES) * 

F - 4. Construct all storm sewers to the City of Alexandria standards and specifications. The minimum 
diameter for storm sewers is 18-inches in the public right-of-way and the minimum size storm 
sewer catch basin lead is 15-inches Acceptable pipe materials are Reinforced Concrete Pipe (RCP) 
ASTM C-76 Class IV. Alternatively, the Director of T&ES may approve AWWA C-151 (ANSI 
A21.51) Class 52. For roof drainage system, Polyvinyl Chloride (PVC) ASTM D-3034-77 SDR 
26 and ASTM 1785-76 Schedule 40 pipes are acceptable. The minimum and maximum velocities 
are 2.0 fps and 15 fps, respectively. The storm sewers immediately upstream of the first manhole 
in the public right-of-way shall be owned and maintained privately (i.e., all storm drains not shown 
within an easement or in a public right-of-way shall be owned and maintained privately). (T&ES) 
*, ****  

F - 5. Construct all sanitary sewers to the City of Alexandria standards and specifications. The minimum 
diameter of sanitary sewers is 10-inches in the public right-of-way and sanitary lateral 6-inches for 
all commercial and institutional developments; however, a 4-inch sanitary lateral is acceptable for 
single family residences. Acceptable pipe materials are Polyvinyl Chloride (PVC) ASTM D-3034-
77 SDR 26, ASTM 1785-76 Schedule 40, Ductile Iron Pipe (DIP) AWWA C-151 (ANSI A21.51) 
Class 52, or reinforced concrete pipe ASTM C-76 Class IV (For 12-inches or larger diameters); 
Class III may be acceptable on private properties. Minimum and maximum velocities are 2.5 fps 
and 10 fps, respectively. Laterals shall be connected to the sanitary sewer through a manufactured 
“Y” or “T” or approved sewer saddle. Where the laterals are being connected to existing Terracotta 
pipes, replace the section of main and provide manufactured “Y” or “T”, or else install a manhole. 
(T&ES) *, ****  

F - 6. Provide a horizontal separation of 10-feet (edge to edge) between a storm or sanitary sewer and a 
water line. However, if this horizontal separation cannot be achieved, then install the sewer and 
water main in separate trenches and set the bottom of the water main at least 18-inches above of 
the top of the sewer. If both the horizontal and vertical separations cannot be achieved, then use 
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Ductile Iron Pipe (DIP) AWWA C-151 (ANSI A21.51) Class 52 for the sewer pipe material and 
pressure test it in place without leakage prior to install. (T&ES) *, **** 

F - 7. Provide at least 18-inches of vertical separation for sanitary sewer and 12-inches for storm sewer 
when a water main over crosses or under crosses a sanitary/storm sewer. However, if this cannot 
be achieved, then construct both the water main and the sanitary/storm sewer using Ductile Iron 
Pipe (DIP) AWWA C-151 (ANSI A21.51) Class 52 with joints that are equivalent to water main 
standards for a distance of 10-feet on each side of the point of crossing. Center a section of water 
main pipe at the point of crossing and pressure test the pipes in place without leakage prior to 
installation. Provide adequate structural support for sewers crossing over the water main (i.e., 
concrete pier support and/or concrete encasement) to prevent damage to the water main. Encase in 
concrete sanitary sewers under creeks and storm sewer pipe crossings with less than 6-inch 
clearance. (T&ES) *, **** 

F - 8. No water main pipe shall pass through or touch any part of sanitary/storm sewer manhole. Place 
manholes at least 10-feet horizontally from the water main whenever possible. When local 
conditions prohibit this horizontal separation, ensure that the manhole is watertight and tested in 
place. (T&ES) *, **** 

F - 9. Maintain at least 12-inches of separation or clearance from water main, sanitary, or storm sewers 
when crossing underground telephone, cable TV, gas, and electrical duct banks. If this separation 
cannot be achieved, then use Ductile Iron Pipe (DIP) AWWA C-151 (ANSI A21.51) Class 52 
material for the sewer pipe for a distance of 10-feet on each side of the point of crossing and 
pressure test it in place without leakage prior to installation. Provide adequate structural support 
for sanitary/storm sewers and water main crossing over the utilities (i.e., pier support and/or 
concrete encasement) to prevent damage to the utilities. (T&ES) *, **** 

F - 10. Design any rip rap per the requirements of Virginia Erosion and Sediment Control Handbook, 
Latest Edition. (T&ES) *, **** 

F - 11. Provide the dimensions of parking spaces, aisle widths, etc. within the parking garage on the Final 
Site Plan. Exclude column widths from the dimensions. (T&ES) *, **** 

F - 12. Show the drainage divide areas on the grading plan or on a sheet that includes topography and 
structures where each sub-area drains. (T&ES) * 

F - 13. Provide proposed elevations (contours and spot shots) in sufficient details on grading plan to 
clearly show the drainage patterns. (T&ES) * Show all existing and proposed public and private 
utilities and easements on the Final Site Plan with a narrative. (T&ES) * 

F - 14. Provide a Maintenance of Traffic Plan with the Construction Management Plan prior to Final Site 
Plan release that replicates the existing vehicular, pedestrian, and bicycle routes as closely as 
practical. Maintain pedestrian and bike access adjacent to the site per Memo to Industry #04-18. 
(T&ES) * 

F - 15. Include these notes on all Maintenance of Traffic Plan Sheets (MOT): (T&ES) 
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b. Include the statement: “FOR INFORMATION ONLY” on all MOT Sheets. *
c. No sidewalks can remain closed for the duration of the project. Temporary sidewalk closures

are subject to separate approval from T&ES at the time of permit application.
d. Contractor shall apply for all necessary permits for uses of the City right-of-way and shall

submit MOT Plans with the T&ES Application for final approval at that time.

F - 16. Add complete streets tabulation to the cover sheet with the Final Site Plan submission. (T&ES) * 

F - 17. Parking for the residential and commercial uses shall match the Zoning Ordinance requirements 
in effect at approval by the City Council and/or Planning Commission. (P&Z) (T&ES) * 

F - 18. Maintain a separation of 150 feet between the beginning of street corner radius and any driveway 
apron radius on arterial and collector roadways, with a minimum of 100 feet permitted, subject to 
the approval of the Director of T&ES. (T&ES) * 

F - 19. Maintain a minimum separation of 30 feet on residential streets between the beginning of the street 
corner radius and any driveway apron radius. (T&ES) * 

C - 1 Complete a drainage study and adequate outfall analysis for the total drainage area to the receiving 
sewer that serves the site, per Article XI of the Zoning Ordinance. If the existing storm system is 
inadequate, design and build on-site or off-site improvements to discharge to an adequate outfall, 
even if post development stormwater flow from the site is less than pre-development flow. 
Demonstrate that a non-erosive stormwater outfall is present to the satisfaction of the Director of 
T&ES. (T&ES) * 

C - 2 Comply with the stormwater quality requirements and provide channel and flood protection per 
the Article XIII of the Zoning Ordinance. Meet the peak flow requirements of the Zoning 
Ordinance if the development proposes combined uncontrolled and controlled stormwater outfall. 
If the project site is within the Braddock-West watershed or a known flooding area, provide an 
additional 10 percent storage of the pre-development flows in the watershed to meet detention 
requirements. (T&ES) * 

C - 3 Design stormwater facilities that require analysis of pressure hydraulic systems, including but not 
limited to the design of flow control structures and stormwater flow conveyance systems according 
to Article XIII of the Zoning Ordinance, § 13-114(F), as signed and sealed by a professional 
engineer registered in Virginia. Include the adequate outfall, inlet, and hydraulic grade line 
analyses to the satisfaction of the Director of T&ES. Provide the references and/or sources used to 
complete these analyses. (T&ES) *  

C - 4 Provide additional improvements to adjust lighting levels if the site does not comply with § 13-1-
3 of the City Code, to the satisfaction of the Director of T&ES to comply with the Code. (T&ES) 
* 

C - 5 The location of customer utility services and installing transmission, distribution, and main lines 
in the public rights-of-way by any public service company shall be governed by franchise 
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agreement with the City per Title 5, Ch. 3, § 5-3-2 and § 5-3-3, respectively. The transformers, 
switch gears, and boxes shall be outside of the public right-of-way. (T&ES)  

e. All new customer utility services, extensions of existing customer utility services, and existing
overhead customer utility services supplied by any existing overhead facilities must be
installed underground below the surface of the ground unless exempted by City Code § 5-3-2,
to the satisfaction of the Director of T&ES. *, ****

f. Install all new installation or relocation of poles, towers, wires, lines, cables, conduits, pipes,
mains, and appurtenances used or intended to transmit or distribute any service (electric
current, telephone, telegraph, cable television, traffic control, fire alarm, police
communication, gas, water, steam, or petroleum)  whether or not on streets, alleys, or other
public places of the City must be installed underground or below the surface of bridges and
elevated highways unless exempted by City Code § 5-3-3,  to the satisfaction of the Director
of T&ES. *, ****

C - 6 Discharge flow from downspouts, foundation drains, and sump pumps to the storm sewer per the 
requirements of Memorandum to Industry 05-14. Pipe discharges from downspouts and sump 
pump to the storm sewer outfall, where applicable after treating for water quality per Article XIII 
of the Zoning Ordinance. (T&ES) *, **** 

C - 7 Place refuse/recycling receptables in the City right-of-way for condominium townhomes for solid 
waste collection services provided by the City of Alexandria per Title 5: T&ES, § 5-1-41 of the 
City Charter and Code. (T&ES) * Provide a total turning radius of 25-feet and show turning 
movements of standard vehicles in the parking lot per the latest AASHTO vehicular guidance per 
the requirements of Title 4, Ch. 2, Article B, § 4-2-21, Appendix A, § A 106(6), Figure A 106.1 
Minimum Standards for Emergency Vehicle Access to the satisfaction of the Directors of T&ES, 
Office of Building, and Fire Code Administration. (T&ES) * 

C - 8 Provide storage space for both trash and recycling materials containers as outlined in the City's 
“Solid Waste and Recyclable Materials Storage Space Guidelines” to the satisfaction of the 
Director of Transportation & Environmental Services. Show the turning movements of the 
collection trucks, minimizing the need to reverse to perform trash or recycling collection. The 
City's storage space guidelines are at: https://www.alexandriava.gov/ResourceRecovery or by 
contacting the City's Resource Recovery Division at (703) 746-4410 or 
commercialrecycling@alexandriava.gov. (T&ES) * 

C - 9 Include a note on the Final Site Plan that mandates delivering all solid waste, as defined by the 
City Charter and Code of the City of Alexandria, to the Covanta Energy Waste Facility located at 
5301 Eisenhower Avenue. Stipulate in any future lease or property sales agreement that all tenants 
and/or property owners shall also comply with this requirement. (T&ES) *  

C - 10 Submit a Recycling Implementation Plan to the Solid Waste Division, as outlined in Article H of 
Title 5 prior to Final Site Plan release. The form is available at: https://www.alexan
driava.gov/ResourceRecovery or contact the Resource Recovery Division at (703) 746-4410 or 
CommercialRecycling@alexandriava.gov. (T&ES) * 
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C - 11 Satisfy the City’s Minimum Standards for Private Streets and Alleys prior to Final Site Plan 
Release. (T&ES) * 

C - 12 Post the bond for the public improvements before Final Site Plan release. (T&ES) * 

C - 13 Provide plans and profiles of utilities and roads in public easements and/or public right-of-way for 
review and approval prior to Final Site Plan release. (T&ES) * 

C - 14 Provide a phased erosion and sediment control plan consistent with the grading and construction 
plan prior to Final Site Plan release. (T&ES) * 

C - 15 Provide as-built sewer data with the final as-built process per the Memorandum to Industry, dated 
July 20, 2005 prior to release of the Performance Bond. Prepare initial site survey work and plans 
using Virginia State Plane (North Zone) coordinates based on NAD 83 and NAVD 88. Reference 
the control points/benchmarks used to establish these coordinates. (T&ES) **** 

C - 16 Design the thickness of sub-base, base, and wearing course using “California Method” as set forth 
on page 3-76 of the second edition of a book entitled, “Data Book for Civil Engineers, Volume 
One, Design” written by Elwyn E. Seelye. Determine the values of California Bearing Ratios used 
in the design by field and/or laboratory tests. Using an alternate pavement section for Emergency 
Vehicle Easements to support H-20 loading designed using California Bearing Ratio determined 
through geotechnical investigation and using VDOT method (Vaswani Method) and standard 
material specifications is acceptable to the satisfaction of the Director of T&ES. (T&ES) *, **** 

C - 17 Provide all pedestrian, traffic, and wayfinding signage per the Manual of Uniform Traffic Control 
Devices, latest edition to the satisfaction of the Director of T&ES. (T&ES) * 

C - 18 No overhangs (decks, bays, columns, post, or other obstructions) shall protrude into public rights-
of-ways, public easements, and the pedestrian or vehicular travel ways unless otherwise permitted 
by the City Code or additional City approvals are obtained. (T&ES) * 

C - 19 The owner shall obtain and maintain an encroachment permit and policy of general liability 
insurance in compliance with the permit requirements in Sec. 5-2-29(a)(3). See 
https://www.alexandriava.gov/permits/right-of-way-administrative-encroachment-permit for 
details. (T&ES) 

C - 20 Design all driveway entrances, curbing, etc. in or abutting public right-of-way per City standards. 
(T&ES) * 

C - 21 All sanitary laterals and/or sewers not shown in the easements shall be owned and maintained 
privately. (T&ES) 

C - 22 Comply with the City of Alexandria’s Noise Control Code, Title 11, Ch. 5, which sets the 
maximum permissible noise level as measured at the property line, which includes: (T&ES) 
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a. Ensuring the location of all mechanical equipment, including HVAC equipment, is
considered to mitigate potential noise concerns and comply with the residential standard
of 55dB(A) at the property line.

b. Ensuring trash collected occurs during allowable hours. Section 5-1-42 (c)) states
no collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00
a.m. from May 1, through September 30).

C - 23 Comply with the Alexandria Noise Control Code Title 11, Ch. 5, § 11-5-4(b)(15), which permits 
construction activities to occur during these hours: (T&ES) 

i. Monday Through Friday from 7 AM to 6 PM
ii. Saturdays from 9 AM to 6 PM

iii. No construction activities allowed on Sundays and holidays

a. § 11-5-4(b)(19) further restricts pile driving to these hours:

iv. Monday through Friday from 9 AM to 6 PM
v. Saturdays from 10 AM to 4 PM

vi. No pile driving is allowed Sundays and holidays

b. § 11-5-109 restricts excavating work in the right-of-way to:

vii. Monday through Saturday 7 AM to 5 PM
viii. No excavation in the right-of-way allowed on Sundays, New Year’s Day,

Independence Day, Thanksgiving, and Christmas.

C - 24 Comply with the stormwater pollutant load reduction, treatment of the Alexandria Water Quality 
Volume Default, and stormwater quantity management per Article XIII of the Zoning Ordinance. 
(T&ES) * 

C - 25 Comply with the City of Alexandria, Erosion, and Sediment Control Code, Title 5, Ch. 4. (T&ES) 
* 

C - 26 Obtain all necessary permits from Virginia Department of Environmental Quality, Environmental 
Protection Agency, Army Corps of Engineers, and/or Virginia Marine Resources for all project 
construction and mitigation work prior to Final Site Plan release. This condition includes the state 
requirement for a state General VPDES Permit for Discharges of Stormwater from Construction 
Activities (general permit) and associated Stormwater Pollution Prevention Plan for land 
disturbing activities equal to or greater than one acre. Refer to the Memo to Industry 08-14: 
http://alexandriava.gov/tes/info/default.aspx?id=3522. (T&ES) * 

F. Information Technology

Coordinate with the GIS Division for address assignments at tenant fit out for all first-floor bays with a 
street-facing door as their primary access. These uses may not use the primary building address 
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for their address. Contact the Addressing Coordinator in the GIS Division (703) 746-3823 for each 
new tenant to receive the address based on the primary entrance door. (GIS)  

Development cases should not use any addresses in their case name as existing site addresses may change 
during development. (GIS) 

G. Fire Department

C - 1 Show the location of Fire Department Connections (FDC) prior to Final Site Plan release. (P&Z) 
(Code) * 

R - 1.   Consider letting the Alexandria Fire Department use buildings that will be razed for training 
exercises. The Fire Department will formulate conditions of use between the parties and provide 
a hold harmless agreement to the owner or their representative. 

H. Police Department

[Parking Garage Recommendations] 

Gate off the section of the underground garage dedicated to residents from the retail section. Control 
access by electronic means. This design helps prevent tampering with resident’s vehicles and other 
crimes. 

Provide controlled access for doors in the garage (garage levels only) that lead to the stairwell. Controlled 
access must not interfere with the emergency push-bar release located on the inside of the stairwell. 

[Landscape Recommendations] 

Plant shrubbery that achieves a natural growth height of no more than 2.5 to 3 feet with a maximum height 
of 3 feet when it matures to avoid obstructing the view of patrolling law enforcement officers. 

[Open Space] 

Choose benches middle armrests to deter unwanted sleeping and skateboarding. 

[Miscellaneous] 

Use addresses numbers with contrasting colors to the background, at least 3 inches high, reflective, and 
visible from the street, and placed on the front and back of each home Avoid using brass or gold 
numbers. This design aids emergency responders. 

Equip all ground floor windows with a device or hardware that enables securing them in a partially open 
position. This design prevents breaking and entering when the windows are open for air. 

Install “door-viewers” (commonly known as a peepholes) in all doors on the ground level that lead directly 
into an apartment to increase security for the occupant. 
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Asterisks denote: 

* Condition must be fulfilled prior to release of the Final Site Plan
** Condition must be fulfilled prior to release of the building permit
*** Condition must be fulfilled prior to issuance of the Certificate of Occupancy
**** Condition must be fulfilled prior to release of the bond
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ATTACHMENT 2: Master Plan Amendment Resolution 

RESOLUTION NO. MPA 2023-00002 

WHEREAS, under the Provisions of Section 9.05 of the City Charter, the Planning 
Commission may adopt amendments to the Master Plan of the City of Alexandria and submit to 
the City Council such revisions in said plans as changing conditions may make necessary; and 

WHEREAS, the proposed amendment will amend the Old Town Small Area Plan 
chapter of the 1992 Master Plan; 

WHEREAS, the Department of Planning and Zoning has analyzed the proposed revisions 
and presented its recommendations to the Planning Commission; and 

WHEREAS, a duly advertised public hearing on the proposed amendment was held on 
December 5, 2023 with all public testimony and written comment considered; and 

WHEREAS, the Planning Commission finds that: 

1. The proposed amendment is necessary and desirable to guide and accomplish the
coordinated, adjusted and harmonious development of the Old Town Small Area
Plan section of the City; and

2. The proposed amendment is generally consistent with the overall goals and objectives
of the 1992 Master Plan and with the specific goals and objectives set forth in the Old
Town Small Area Plan section of the 1992 Master Plan; and

3. The proposed amendment shows the Planning Commission’s long-range
recommendations for the general development of the Old Town Small Area Plan;
and

4. Based on the foregoing findings and all other facts and circumstances of which the
Planning Commission may properly take notice in making and adopting a master plan
for the City of Alexandria, adoption of the amendment to the Old Town Small Area
Plan chapter of 1992 Master Plan will, in accordance with present and probably
future needs and resources, best promote the health, safety, morals, order,
convenience, prosperity and general welfare of the residents of the City;

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Alexandria that: 
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1. The attached amendments to the Old Town Small Area Plan are hereby adopted in
their entirety amending the Old Town North Small Area Plan chapter of the 1992
Master Plan of the City of Alexandria, Virginia in accordance with Section 9.05 of the
Charter of the City of Alexandria, Virginia, to the:

• Amend Map 25: Old Town Land Use; to amend the land use map for the subject
property from CD (Commercial Downtown) to RH (Residential High).

2. This resolution shall be signed by the Chairman of the Planning Commission and

attested by its secretary, and a true copy of this resolution forwarded and certified to

the City Council.

ADOPTED the 5th of December, 2023. 

Chair, Alexandria Planning Commission 

ATTEST: 
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Attachments 

Map 25: Old Town Land Use, Existing 
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Map 25: Old Town Land Use, Proposed 
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APPLICATION

DEVELOPMENT SPECIAL USE PERMIT with SITE PLAN

DSUP # Project Name: 

PROPERTY LOCATION: 

TAX MAP REFERENCE: ZONE:

APPLICANT:

Name: 

Address: 

PROPERTY OWNER:

Name: 

Address: 

SUMMARY OF PROPOSAL 

MODIFICATIONS REQUESTED 

SUP’s REQUESTED 

THE UNDERSIGNED hereby applies for Development Site Plan with Special Use Permit approval in accordance 
with the provisions of Section 11-400 of the Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission to the City of 
Alexandria to post placard notice on the property for which this application is requested, pursuant to Article XI, Section 11-301
(B) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED also attests that all of the information herein provided and specifically including all surveys, 
drawings, etc., required of the applicant are true, correct and accurate to the best of his/her knowledge and belief.

Print Name of Applicant or Agent Signature

Mailing/Street Address Telephone # Fax #

City and State Zip Code Email address

Date

DO NOT WRITE IN THIS SPACE - OFFICE USE ONLY

Application Received: 
Fee Paid and Date:

Received Plans for Completeness: 
Received Plans for Preliminary:

ACTION - PLANNING COMMISSION:

ACTION - CITY COUNCIL:   

2023-10009 301 N. Fairfax Street

301 N. Fairfax Street

065.03-03-03 CD

301N Fairfax Project Owner LLC

760 Maine Avenue SW, Washington, D.C. 20024

301 N Fairfax LLC c/o REACS, Inc.

2122 Gallows Road, Suite C2, Vienna Virginia 22182

DSUP to redevelop 301 N. Fairfax Street with a 48-unit multifamily building
at a 2.5 FAR

to reduce the crown coverage requirement

M. Catharine Puskar, Attorney/Agent

Walsh, Colucci, Lubeley & Walsh, P.C., 2200 Clarendon Blvd, Ste 1300 703-528-4700 703-525-3197

Arlington, VA 22302 cpuskar@thelandlawyers.com

August 21, 2023

✔

✔

✔

66



Development SUP # 

ALL APPLICANTS MUST COMPLETE THIS FORM.

Supplemental forms are required for child care facilities, restaurants, automobile oriented uses and
freestanding signs requiring special use permit approval.

1. The applicant is: (check one)
he Owner Contract Purchaser Lessee or Other: of 

the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the 
applicant, unless the entity is a corporation or partnership in which case identify each owner of more
than t percent.

If property owner or applicant is being represented by an authorized agent, such as an attorney, realtor,
or other person for which there is some form of compensation, does this agent or the business in which 
the agent is employed have a business license to operate in the City of Alexandria, Virginia?

Yes. Provide proof of current City business license. 
No. The agent shall obtain a business license prior to filing application, if required by the City

Code.

2023-10009

See attached.
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OWNERSHIP AND DISCLOSURE STATEMENT 
Use additional sheets if necessary 

.L Applicant. State the name, address and percent of ownership of any person or entity owning 
an interest in the applicant, unless the entity is a corporation or partnership, in which 
case identify each owner of more than three percent. The term ownership interest shall 
include any legal or equitable interest held at the time of the application in the real property 
which is the subject of the application. 

Name Address Percent of Ownership 
1
- 301 N Fairfax Project Owner LLC See attached See attached 

2. 

3. 

2. Property. State the name, address and percent of ownership of any person or entity owning
an interest in the property located at301 N. Fairfax street (address), unless the
entity is a corporation or partnership, in which case identify each owner of more than three
percent. The term ownership interest shall include any legal or equitable interest held at the
time of the application in the real property which is the subject of the application.

Name Address Percent of Ownership 
1 

• 301 N Fairfax LLC See attached See attached 
2. 

3. 

� Business or Financial Relationships. Each person or entity listed above (1 and 2), with an 
ownership interest in the applicant or in the subject property is required to disclose any 
business or financial relationship, as defined by Section 11-350 of the Zoning Ordinance, 
existing at the time of this application, or within thei 2-month period prior to the submission of 
this application with any member of the Alexandria City Council, Planning Commission, Board of 
Zoninq Appeals or either Boards of Architectural Review. 

Name of person or entity Relationship as defined by Member of the Approving 
Section 11-350 of the Body (i.e. City Council, 

Zonina Ordinance Planning Commission, etc.) 
1 

• 301 N Fairfax Project Owner LLC See attached See attached 
2

• 301 N Fairfax LLC See attached See attached 
3. 

NOTE: Business or financial relationships of the type described in Sec. 11-350 that arise 
after the filing of this application and before each public hearing must be disclosed prior 
to the public hearings. 

As the applicant or the applicant's authorized agent, I hereby attest to the best of my ability that 
the information provided above is true and correct. 

/l
�

•-

0111212023 Mt-3. i--\ lL\ ....-.-\uMP"� -�e----¥-'O�r;,<-><--',._,,.,,�-\-"---H--�-
Date Printed Name Si natur 

68



{A1134967.DOCX / 1 Disclosure Attachment 011885 000003}

DISCLOSURE ATTACHMENT 

301 N. Fairfax Drive (Tax Map No. 065.03-03-0) 

301 N Fairfax LLC (Title Owner) 
2122 Gallows Road, Suite C2 
Vienna, Virginia 22182 

William Thomas Gordon III  60% 
6267 W. Fallsgrove Ln. 
Port Orange, FL. 32128-6827 

Relationship as defined by Section 11-350 of the Zoning Ordinance: None 

William Thomas Gordon IV 40% 
Flat 148, Elm Park Mansions 
Park Walk 
London SW10 0AS 
United Kingdom 

Relationship as defined by Section 11-350 of the Zoning Ordinance: None 

301N Fairfax Project Owner LLC (Applicant) 
760 Maine Avenue SW 
Washington, DC 20024 

LH 1-Manager LLC  100% 
760 Maine Avenue SW 
Washington, DC 20024 

Relationship as defined by Section 11-350 of the Zoning Ordinance: None 

Mony Lamont Hoffman 100% 
760 Maine Avenue SW 
Washington, DC 20024 

Relationship as defined by Section 11-350 of the Zoning Ordinance: None 
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Development SUP #

2. Narrative description. The applicant shall describe below the nature of the request in
detail so that the Planning Commission and City Council can understand the nature of the
operation and the use, including such items as the nature of the activity, the number and type of
patrons, the number of employees, the hours, how parking is to be provided for employees and
patrons, and whether the use will generate any noise. If not appropriate to the request, delete
pages 6-9. (Attach additional sheets if necessary.)

2023-10009

See attached.
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Narrative Description 
301 N. Fairfax Street; Tax Map No. 065.03-03-03 

301N Fairfax Project Owner LLC 

301N Fairfax Project Owner LLC (the “Applicant”) is the contract purchaser of property located 
301 N. Fairfax Drive (the “Property”). The Property is currently developed with a three-story 
office building with surface parking on the ground level and was constructed in 1977. The 
Property is also located within the boundaries of the Old Town Small Area Plan and the Old and 
Historic Alexandria District (the “OHAD”). As the existing building was constructed in the late 
1970s with modern techniques and without a unique design, it is not considered historically 
significant.  The Board of Architectural Review approved demolition of the existing building on 
May 17, 2023. 

The Applicant proposes to demolish the existing obsolete office building and redevelop the 
Property with a four-story multifamily condominium building with a below grade parking 
garage. The proposed building will contain 48 residential units and 67 parking spaces. Open 
space for the residents will be provided in a courtyard and terraces at the ground level. 
Additional open space for the building will be provided in outdoor terraces on the third floor and 
roof decks for the upper-level units.  

In order to achieve the proposed development, the Applicant requests approval of the following: 
1) A Master Plan Amendment to the Old Town Small Area Plan Land Use Map to recommend
the Residential High designation for the Property, 2) A Rezoning of the Property from the
Commercial Downtown (“CD”) district to the Commercial Residential Mixed Use (High)
(“CRMU-H”) district, 3) a Development Special Use Permit with preliminary site plan for a 48-
unit residential building and a Floor Area Ratio (“FAR”) of 2.5, and a modification to reduce the
crown coverage requirement from 25% to 16.7%.

Master Plan Amendment and Rezoning 

While the Property’s CD designation in the Old Town Small Area Plan (“SAP”) and its current 
CD zoning recommend density up to a 2.5 FAR and up to 50 feet in height, the current 
designation and zoning reflect the existing commercial use of the Property. As the CD zone only 
permits up to a 1.25 FAR for multifamily residential density, the Applicant requests an 
amendment to the SAP Land Use Map to change the Property’s designation to Residential High 
and a Rezoning to the CRMU-H district to allow a residential use on the Property at the same 
height and density currently permitted for commercial uses. This proposal is consistent with the 
intent of the SAP to allow commercial and/or residential development on the Property and to 
allow density at up to a 2.5 FAR and 50 feet in height. The proposed residential use and building 
are consistent with other recently approved projects within the Old Town SAP and the Old Town 
North Small Area Plan and are also be compatible with the surrounding mix of residential and 
commercial buildings in the neighborhood. 

The Property is also adequately served by public facilities such as streets, police and fire 
protection, drainage and sewer facilities, refuse disposal, and schools. In addition, these requests 
are consistent with the City’s Housing Master Plan (“HMP”), which recommends construction of 
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new committed affordable rental and homeownership units, including those resulting from the 
conversion of obsolete commercial buildings into residential developments. Consistent with the 
City's Affordable Housing Contributions Policy and Procedures, two of the proposed 48 
condominium units will be provided as committed affordable units. 

Consistent with the CRMU-H regulations, the Applicant requests to increase the residential FAR 
to a 2.5 in order to provide the proposed 48 units and amenity areas. The proposed building will 
be within the 50-foot height limit, consistent with the Zoning Ordinance requirements and the 
Master Plan recommendations. The Applicant also requests a modification of the crown 
coverage requirement from 25% to 16.7% due to small size of the site, the below grade garage, 
the existing and proposed underground utilities within the streetscape, as well as the required 
transformers and switch associated with the undergrounding of the utilities along the frontage of 
the Property. 

The Property’s surrounding context consists primarily of commercial structures, surface parking, 
and residential townhomes. The block, within which the Property is located, contains four to 
five-story brick commercial structures with a combination of surface parking, ground floor and 
above grade structured parking.  Across from the Property, the south side of Queen Street is lined 
with commercial structures with views of the waterfront towards the east, while residential 
townhouses front along the west side of N. Fairfax Street. 

The proposed building is set up as two massings – each facing the street and separated by a 
hyphen. Both volumes are set back from the property line to provide a landscape buffer strip 
between the sidewalk and the building face. The mass facing Queen Street is three stories with a 
fourth-floor setback that wraps around a portion of N. Fairfax Street and to the East. The mass 
facing N. Fairfax Street is composed of three stories with a fourth-floor setback or four stories , 
reflecting the three and four story townhomes across N. Fairfax Street.  

The proposed architectural character facing Queen Street is of a larger scale that is appropriate to 
the surrounding commercial context along that block. The façade is articulated with vertical 
brick piers, with a recessed vertical accent, that extends above and provides breaks for the 
railings above, in addition to the horizontal bands at each of the floor levels and railings. The 
architectural character facing N. Fairfax Street is of a smaller scaler contextual to the townhouse 
rhythm across the street. The building length is broken down by vertical channels and through 
color variations. Furthermore, the stoops along the northern portion of N. Fairfax Street will 
provide direct access to the ground floor residential units which will activate the sidewalk, 
similar to the townhouses across the street. 

In summary, the proposed development will replace an aging office building and surface parking 
with a new urban residential building with updated streetscapes that will enhance the pedestrian 
experience at the corner of Queen Street and N. Fairfax Street and provide development 
compatible with the surrounding area. 
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Development SUP #

3. How many patrons, clients, pupils and other such users do you expect?
Specify time period (i.e., day, hour, or shift).

4. How many employees, staff and other personnel do you expect?
Specify time period (i.e. day, hour, or shift).

5. Describe the proposed hours and days of operation of the proposed use:
Day Hours Day Hours

6. Describe any potential noise emanating from the proposed use:

A. Describe the noise levels anticipated from all mechanical equipment and patrons.

B. How will the noise from patrons be controlled?

7. Describe any potential odors emanating from the proposed use and plans to
control them:

2023-10009

7 days / week 24

N/A

N/A

No odors are anticipated. Trash will be located internal to the building.

N/A

Noise levels will be in compliance with the City Code.
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Development SUP #

8. Provide information regarding trash and litter generated by the use:

A. What type of trash and garbage will be generated by the use?

B. How much trash and garbage will be generated by the use?

C. How often will trash be collected?

D. How will you prevent littering on the property, streets and nearby properties?

9. Will any hazardous materials, as defined by the state or federal government,
be handled, stored, or generated on the property?

Yes. No.

If yes, provide the name, monthly quantity, and specific disposal method below:

10. Will any organic compounds (for example: paint, ink, lacquer thinner, or
cleaning or degreasing solvent) be handled, stored, or generated on the
property?

Yes. No.

If yes, provide the name, monthly quantity, and specific disposal method below:

2023-10009

✔

✔

Typical for the proposed uses.

Typical for the proposed uses.

Trash will be collected as often as necessary.

N/A

N/A

Typical household cleaning products.
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Development SUP #

11. What methods are proposed to ensure the safety of residents, employees
and patrons?

ALCOHOL SALES

12. Will the proposed use include the sale of beer, wine or mixed drinks?

Yes. No.

If yes, describe alcohol sales below, including if the ABC license will include on-premises and/
or off-premises sales. Existing uses must describe their existing alcohol sales and/or service
and identify any proposed changes in that aspect of the operation.

PARKING AND ACCESS REQUIREMENTS

13. Provide information regarding the availability of off-street parking:

A. How many parking spaces are required for the proposed use pursuant to section
8-200 (A) of the zoning ordinance?

B. How many parking spaces of each type are provided for the proposed use:
Standard spaces
Compact spaces
Handicapped accessible spaces
Other

*tandem spaces not counted toward required parking

2023-10009

62 spaces minimum; 72 spaces maximum

16
48
3
4*

✔

Access to the property will be secure and new lighting will be installed along the
frontage.

N/A

77



Development SUP #

C. Where is required parking located? (check one) on-site off-site

If the required parking will be located off-site, where will it be located?

Pursuant to section 8-200 (C) of the zoning ordinance, commercial and industrial uses 
may provide off-site parking within 500 feet of the proposed use, provided that the off-site 
parking is located on land zoned for commercial or industrial uses. All other uses must 
provide parking on-site, except that off-street parking may be provided within 300 feet of 
the use with a special use permit.

D. If a reduction in the required parking is requested, pursuant to section 8-100 (A) (4) or (5)
of the zoning ordinance, complete the Parking Reduction Supplemental
Application.

14. Provide information regarding loading and unloading facilities for the use:

How many loading spaces are required for the use, per section 8-200 (B) of the

zoning

B.

C. Where are off-street loading facilities located?

D. During what hours of the day do you expect loading/unloading operations to occur?

E. How frequently are loading/unloading operations expected to occur, per day or per week,
as appropriate?

15. Is street access to the subject property adequate or are any street
improvements, such as a new turning lane, necessary to minimize impacts on
traffic flow?

space on Queen Street

2023-10009

N/A

✔

On-street loading will occur from a designated

0

0

Between 7:00 a.m. and 11:00 p.m.

As often as necessary.

Street access is adequate.
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August 22, 2023 
Mr. Daniel Welles 
Urban Planner, Development 
City of Alexandria 
Planning and Zoning 
301 King Street, Suite 2100 
Alexandria, VA 22314 

Re:  301 North Fairfax Street – DSUP#2023-10009; Completeness Review Comments 

Dear Mr. Welles,  

Below is a summary of our responses to review comments received from Staff on the DSUP 
Completeness submission issued on August 2, 2023. Updates to the plans have been made in 
response to the comments and in accordance with the City’s Development Preliminary Site Plan 
checklist requirements. 

PLANNING AND ZONING 

General Findings 

Comment 1:   Please note the following applications or requests will be required for this project as 
currently proposed: 

a. A Rezoning of the subject site from CD (Commercial Downtown) to CRMU-H
(Commercial Residential Mixed Use – High);

b. A Development Special Use Permit (DSUP) for a four-story multifamily
residential development with a below-grade parking garage;

c. A Special Use Permit (SUP) to increase the allowable Floor Area ratio (FAR) to
2.5 in the CRMU-H zone; and

d. A Modification request to reduce the crown coverage requirement from 25% to
6%.

Response: Acknowledged.  Please note that the crown coverage request is now from 25% to 
16.7%.  In addition, the Applicant will be retaining the Master Plan Amendment 
request in an abundance of caution. 

Comment 2: It is noted on the Cover Sheet that the applicant is requesting a Master Plan 
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Amendment to amend Map 25 (Old Town Land Use Map). Staff is supportive of the 
proposed change in permitted land use, the proposed land use is consistent with the 
building volume envisioned by the Master Plan. Furthermore, staff has confirmed 
that this requested Master Plan Amendment is not required with this DSUP 
application. Please update the Cover Sheet of the next submission as well as the 
DSUP application to remove the Master Plan Amendment as a requested approval 
with this project. 

a. Since a Master Plan Amendment Application was submitted as part of this
package, the applicant should coordinate with BCU staff for reimbursement of
any fees that were associated with the application.

Response: As discussed with the City, the Master Plan Amendment request will remain in an 
abundance of caution.  

Comment 3:  The subject property is located within the Old Town Small Area Plan (Old Town 
SAP). 

Response: Acknowledged. 

Comment 4:   The subject property is located within the Old and Historic Alexandria District which 
is regulated by the Board of Architectural Review (BAR) as outlined in Chapter 10 of 
the Zoning Ordinance. 

Response: Acknowledged. 

Comment 5:   City tax records indicate that this building was constructed in 1977 for the National 
Office Products Association. Historically, this block housed warehouses and other 
manufacturing and commercial buildings. 

Response: Acknowledged. 

General Comments 

Comment 6:   Please cloud all changes on the plans with the next submission. 
Response: Clouding is not provided as it is not required for preliminary site plans. 

Comment 7:  The DSUP application shows that there are 45 compact parking spaces proposed. 
However, the plans indicate that 48 compact spaces are proposed. Please revise the 
submission materials to reflect the number of compact spaces consistently. 

Response: The DSUP application form has been revised to be consistent with the preliminary 
plans. 
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Comment 8:   Add the Development SUP # “2023-10009” to the box at the top of each page in the 
DSUP application form. Additionally, please replace the former CDSP # with the 
updated DSUP number in the City approval block on all plan sheets. 

Response: The DSUP number has been updated and provided on the application form and 
plan set.  

Site Plan Comments 

Comment 9:   Add the property line to the master legend as well as the Preliminary Plan sheets. 
Response: The Property line has been added to the master legend on sheet P-0201 and on the 

various preliminary plan sheets. 

Comment 10:  Cover Sheet (P-0101): 

a. Under the Development Team information, please provide either a phone number or
e-mail address for each member listed.

b. Update the list of all special approvals or modifications being requested for this
project to remove the Master Plan Amendment request.

c. As the plans are digitally reviewed, please update the Sheet Index with either the
page number or link the sheet with the index item listed.

d. Provide the FAR for the existing site.
Response: a) Phone numbers are now provided in the development team section of sheet P-

0101. 
b) The Master Plan Amendment request remains as noted in comment #2 above.
c) PDF bookmarks for sheet names have been added.
d) Existing site FAR is provided in the zoning tabulations table on sheet P-0101.

Comment 11:  Existing Conditions Plan (P-0302): 

a. Show the width of the existing sidewalk, as well as the distances between existing
street trees.

b. Indicate the heights of the existing buildings.
Response: a) The existing sidewalk width is now provided on sheet P-0302. As discussed with 

City Staff, the distances between the existing street trees to be removed is not 
required. 
b) The approximate heights of the existing buildings are now provided on sheet P-
0302.
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Comment 12:  Preliminary Site Plan (P-0401 – P-0403): 

a. Show the distances between proposed street trees.
b. Call out the storage space for solid waste and recyclable material containers with

trash truck turning movements and pick up locations.
c. Provide dimensions of the width of the proposed landscape strip adjacent to building

that has been added along North Fairfax Street.
d. Clearly call out the location of all existing and proposed building lights, including

lighting of the rear courtyard.  If a separate lighting plan is needed, please provide.
e. Indicate on each site plan the location of the relocated bus stop in front of the

property and any bus stop amenities.
f. Show the dimensions (both length and width) of the proposed building entry canopy

to ensure it remains under 18 feet wide and 4 feet deep. If the canopy exceeds these
dimensions, an encroachment application will be required:

Response: a) The distances between the proposed street trees are provided on the landscape 
plans sheet L1. A note referencing this is provided on sheet P-0401. 
b) A note referencing the anticipated trash pickup is provided on sheet P-0401 and
also noted on sheet P-1102.
c) Dimensions for the landscape strips around the proposed building were provided
with the previous submission on sheet P-0403.
d) Preliminary locations of proposed building mounted lighting are shown on
plans and the final design will be provided at time of Final Site Plan.
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e) The proposed bus stop location is provided on sheet P-0401 and an additional
call-out is provided on sheet P-0403.
f) Dimensions for the front entrance canopy were provided with the previous
submission on sheet P-0403.

Comment 13: Please provide a sign plan to show the approximate locations and height of 
proposed signs and provide information needed to assess compliance with the sign 
ordinance and applicable guidelines. 

Response: See Queen Street Elevation 1/A-201 for the building signage at the entry canopy. 

Comment 14: Open Space Plan (P-0404): Provide a correct delineation of the proposed square 
footages of open space individually at the courtyard as well as the three separate 
areas of private rooftop open space. 

Response: Delineation of open space at grade and above grade is provided on sheet P-0404.  

Comment 15: Existing Tree Survey & Inventory (P-1201):  

a. Indicate the distance between the street trees.
b. Please explain what is referred to regarding the note that mentions a boundary line

agreement:

Response: a) As discussed with City Staff, the distances between the existing street trees to be 
removed is not required. 
b) The existing Boundary Line Agreement is recorded at Deed Book 864 Page 415
and is associated with the location of the existing building’s retaining wall relative
to the adjacent property.  This item was discussed with staff prior to the Concept
filing.

Comment 16: Landscape Plan (L1): Confirm if there is room at the corner of the courtyard 
clouded in red below to add a small bump out to incorporate a planter and add one 
additional tree: 
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Response: The courtyard has been redesigned and the proposed tree canopy coverage has 
been increased by replacing 5 evergreen trees with 3 deciduous shade trees in the 
courtyard. See sheet L1. 

2019 Landscape Guidelines 

Comment 17: Provide all of the submission requirements identified on pages 48 and 49 of the 
Landscape Guidelines with the next submission, including: 

a. Retaining wall(s) in areas with significant grade change as well as the materials the
retaining wall(s) are comprised of;

b. A Soil Survey that includes a soil test report which documents the existing soil pH;
and

c. Diagram of areas to be irrigated and the intended method of irrigation (hand-
watering, automatic drip, spray, etc.) on the Landscape Plan sheet(s).

Response: a) Retaining walls at the courtyard at the bioretention planters will be poured-in-
place concrete construction with painted cementitious coating at the exposed sides. 
See sheet L4. 
b) As discussed with City Staff, given the existing imperviousness of the site, the
Applicant will conduct the soil survey prior to release of the Final Site Plan,
consistent with the timing permitted on other applications.
c) A preliminary irrigation plan is provided with the landscape plan, see sheet L4.

Comment 18: Architectural Drawings: 
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a. Sheet A-100: Provide the open space information from Sheet P-0404 on the FAR
Plans, calling out the areas of designated open space on each level and calling out the
square footage for each open space area. Also, call out any green roof areas on Sheet
A-100 as well as Sheet A-103. Include any plantings/planters on the roof plan.

b. Indicate what the material will be for the mechanical screening proposed for the
above-grade transformers adjacent to the garage entry.

c. Provide a north arrow on the Architectural Elevation sheets.
Response: a) Sheet A-100 shows areas contributing towards open space at grade and above 

grade in green. The Preliminary Open Space Plan with areas is shown on sheet P-
0404. 
b) Proposed mechanical screening to be painted wood enclosure and gates. See
Queen Street Elevation 1/A-201.
c) A north arrow is provided on the key plan.

Comment 19: The design and architectural comments below were sent to the applicant by Staff on 
July 26, 2023 and should be addressed with the next submission: 

a. The gray exterior of the upper floor of both the North Fairfax and Queen Street
elevations is shaped in a way that causes it to read as a ‘helmet’ and introduces a
bulky appearance due to a lack of architectural features and details. It would be
helpful for the exterior here to be all brick, perhaps matching the same brick
material the gray runs into vertically, use a darker colored brick, or modify the size
of the bays to either be twice as big, or half as big:

b. The section of the building along Queen Street feels a bit uninviting; especially as
the main entrance location. The glass bays could be colored slightly blue to give the
building a slightly more inviting feature.
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c. The architecture along the South end of North Fairfax Street should wrap the corner
to Queen Street to read as two separate building sections, particularly the first two
bays, stopping at the brick section:

d. Explore further methods to break down the building to reduce the ‘massive’
appearance along North Fairfax Street. The building almost appears to be too
‘structured’ at this point. Perhaps the North end could have a slightly different
language/architectural features than the south end, without reverting to the previous
elevation at Concept II which had too many different faces.

e. The area clouded in red below at the courtyard elevation shows where the garage
ramp runs, and likely needs a decorative fence or guard rail that runs along the
property line:

Response: a) The 4th floor setback elevations on both Queen and N. Fairfax Streets
have been revised to tie in with the verticals on the lower floors. See sheet A-201. 
b) The color of the rendered glazing has been updated, including the following
(see sheet A-201):

i. Incorporation of decorative element at the entry canopy edge.
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ii. Addition of glazing at the parking garage doors.
c) The N. Fairfax Street elevations have been revised to show the first two bays
from Queen Street being the same color brick as the N. Fairfax Street brick,
including the wrapping of the railing detail at the 4th floor level. Examples of
similar approaches in corner/facades detailing were shown to the Staff and the
BAR, as this is common approach in Old Town.
d) N. Fairfax Street elevation has been updated with the infill panels (above and
below the windows) and the horizontal elements to match the brick color of each
bay. The color revisions reinforce each ‘townhouse’ rhythm, and further breaks
down the mass. To further distinguish the 4 story from the 3 story bays, windows
on the 4 story bays have been revised to extend to the floor level at the 3rd & 4th

floors.
e) Railings have been added to the east property line. See sheet A-202.

Board of Architectural Review 

Comment 20: The applicant has applied for a Permit to Demolish and for a Concept Review from 
the BAR.  The Permit to Demolish was approved at the May 17, 2023 BAR hearing. 
The BAR has held two concept review meetings to provide feedback on the proposed 
design.  Comments from the Board include the following: 

a. Concern was expressed regarding the scale of the southern end of the proposed
building relative to the buildings on the other street corners.

b. Some members of the Board requested greater variation in the architectural style of
the building.

c. Explore ways in which the building can appear less massive.
d. The revised west elevation is an improvement, but additional variation could help

to break down the overall massing.
e. The Board expressed concern about the chamfered top to the recessed fourth floor

at the southern end of the building.
f. Some Board members noted that additional setbacks could have a wedding cake

effect on the building and encouraged the architect to find other ways to address the
concerns regarding the size of the building relative to the neighboring residential
structures.

g. Some Board members supported the staff recommendation regarding the extension
of the roof treatment at the south end around to the east and west sides.

Response: The Applicant has submitted a BAR Concept III plan on August 7, 2023 
responding to feedback from the BAR and staff. 
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a) The following has been revised to address the scale:
i. 4th floor setback has been increased to 12’ from the building edge at the
N. Fairfax Street side of the corner.
ii. A sunshade feature has been added to the 4th floor elevation.
iii. The cornice projection at Queen Street has been increased, and a
cornice has been added to the N. Fairfax Street side of the corner.
iv. New massing views have been added to illustrate these revisions.

b) The N. Fairfax Street elevation has been updated with the infill panels (above
and below the windows) and the horizontal elements to match the brick color of
each bay. The color revisions reinforce each ‘townhouse’ rhythm, and further
breaks down the mass. To further distinguish the 4 story from the 3 story bays,
windows on the 4 story bays have been revised to extend to the floor level at the 3rd

and 4th floors.
c) See response to “a” & “b”.
d) See response to “b”.
e) A sunshade feature has been added to the 4th floor elevation at the south
massing.
f) See response to “a”.

Comment 21: The applicant should return to the BAR for another Concept Review after 
addressing comments from Staff and the Board. 

Response: The Applicant is scheduled to review its Concept III plans at the September 
6th, 2023 BAR hearing. 

Future Conditions 

Comment 22: Crown Coverage: The portion of the required canopy cover for which a 
modification is approved shall be required to pay a fee in lieu to be dedicated for 
off-site planting facilitated by the City. A fee in the mount of two dollars ($2) per 
square foot of crown coverage deficient of meeting the site’s canopy cover 
requirements shall be provided to the City’s RPCA Urban Forestry Fund. 

Response:  The amount of crown coverage provided has increased since the previous 
submission of the plans. See sheet L1. The Applicant acknowledges the fee in lieu 
amount will be required for the amount of deficient crown coverage on the site. 

Comment 23: Public Art: The amount of voluntary contribution, in lieu of onsite Public Art, will be 
calculated at the rate of $.30 per gross square foot up to a maximum amount of 
$75,000 for each building. For expansion or renovation of existing commercial or 
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industrial buildings that require a DSUP, calculations are based on the amount of 
additional floor area. Developers who provide public art on-site that is equivalent to 
the voluntary monetary contribution will be exempt from the contribution. 

Response: Acknowledged. 

Comment 24: Provide a unit numbering plan for each floor of a multi-unit building with the first 
Final Site Plan. The unit numbers shall comply with a scheme of 100 level numbers 
on the first floor, 200 level numbers on the second floor, and continue in this scheme 
for the remaining floors. 

Response: Acknowledged. 

Comment 25: Provide a georeferenced CAD file in AutoCAD 2018.dwg format that adheres to the 
National CAD Standards prior to Final Site Plan release. The file shall have the 
dimension plan including existing conditions, proposed conditions, and grading 
elements. 

Response: Acknowledged. 

OFFICE OF CLIMATE ACTION 

Green Building Comments 

Comment 1: The Green Building Narrative states the project will earn the Energy Use Reduction 
required by the Green Building Policy, but it does not specifically address the 
following energy load reduction strategies in the context of this project. Provide a 
detailed energy modeling report addressing each of these load reduction strategies: 

a. Massing and orientation;
b. Basic envelope attributes;
c. Lighting; and
d. Plug and process loads.

Response: The project team will implement an on-going performance optimization process 
through whole-building energy modeling and integrated design discussions, that 
will work to find an effective balance of all building systems with the overall goal 
of improving energy performance. 
a) Typical mid- to high-rise multifamily facilities are not heavily sensitive to
massing and/or orientation but opportunities will be evaluated as part of the
overall building-level performance optimization efforts. The orientation is largely
fixed with the team having limited opportunities for repositioning. Thermal mass
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implications will be considered but the enclosure will likely use standard light-
weight assemblies in order to effectively balance the high cooling and heating 
loads within this mixed climate. 
b) The building enclosure plays a small role in the overall load profile of a mid- to
high-rise multifamily building but the energy modeling analysis will be used to
perform a sensitivity exercise to determine the inflection point and the most
effective enclosure strategy that balances performance, budget, and
constructability. This effort will include the evaluation of insulation levels, thermal
bridging mitigation, and thermal mass.
c) Interior lighting will play an integral role in the performance of this facility. To
that end, the team will position for the use of high-efficacy LED fixtures (>60
lm/W) throughout with an additional focus on minimizing decorative lighting and
avoiding the use of linear-strip LED fixtures which often inflate overall lighting
power. Lighting controls will be implemented in accordance with the local energy
code but the energy model will be used to evaluate opportunities to exceed code
requirements.
d) Plug and process loads are largely unregulated under the provisions of the local
energy code and LEED program, so a large portion of these systems present very
little opportunity for optimization. That aside, the team will work to incorporate
EnergyStar appliances, high-efficacy LED lighting in the dwelling units, a high
efficiency elevator system, and premium efficiency motors where applicable.

Comment 2: The Green Building Narrative provided does not adequately address Indoor Air 
Quality during construction. Provide the project’s Construction Indoor Air Quality 
Management Plan with the next submission. 

Response: See Construction Indoor IAQ Management Plan draft for the project. Note that 
this credit is not captured within the LEED v4 MFMR program but the plan will be 
provided to the GC. LEED v4 MFMR requires site visits from pre-drywall through 
final inspections from the LEED Green Rater, to verify that the prerequisites and 
targeted credits have been implemented on the project. This includes duct leakage 
testing, blower door testing, exhaust airflow testing, and commissioning. The 
LEED Green Rater takes photo documentation at every site visit during 
construction to ensure SMACNA requirements are being followed. 

Comment 3: Confirm the project will meet the following priority points as well as the required 
performance thresholds for a LEED project per the Green Building Policy: 

a. Optimize Energy Performance;
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b. Renewable Energy Production;
c. Advanced Energy Metering;
d. Indoor Water Use Reduction;
e. Outdoor Water Use Reduction;
f. Low Emitting Materials;
g. Construction Indoor Air Quality Management Plan; and
h. Thermal Comfort.

Response: a) The project will achieve the minimum 14% energy cost savings (equivalent to 5 
points under LEED v4 NC) as required by the Green Building Policy. 
b) The project will meet the minimum 2-point threshold for this LEED credit
through Green-e certified off-site renewable energy. The credit requirements are
the same under LEED v4 MFMR
c) This project is exempt from meeting this credit under LEED NC because it is
residential (see footnote 2 on pg. 2 of the Green Building Policy)
d) Low flow plumbing fixtures and ENERGY STAR appliances will be used to
reduce potable water use reduction. All tank water closets, lavatory faucets, and
showerheads will be WaterSense labeled ensuring high-quality fixtures. The credit
requirements are the same under LEED v4 MFMR. The following low flow
plumbing fixtures will be installed to achieve a 40% water use reduction (4 points)
per the Green Building Policy:

• WC: 0.8/1.28 gpf (dual flush)
• Lav Faucet: 1.0 gpm
• Showerhead: 1.75 gpm
• Kitchen faucet: 1.5 gpm

e) The project will reduce potable water use by a minimum of 50% by using
efficient irrigation systems and native plantings, in order to meet the minimum 1-
point threshold for this LEED credit per the Green Building Policy. The credit
requirements are the same under LEED v4 MFMR.
f) The project will target low-emitting flooring, paints and coatings, insulation, and
ceiling systems which exceeds the Green Building Policy’s 1-point minimum
requirement for this credit. The credit requirements are the same under LEED v4
MFMR.
g) See plan provided. Note that this credit is not captured within the LEED v4
MFMR program but will be provided to the GC.
h) Note that this credit is not captured within the LEED v4 MFMR program. All
residential units will be equipped with accessible thermal comfort controls as
required by the LEED v4 NC Thermal Comfort credit. If included, all
multioccupant amenity spaces and/or individual occupant spaces will demonstrate

91



compliance with the thermal comfort control requirements as outlined in the 
LEED v4 NC credit, as requested by the Green Building Policy. 

 
Comment 4: Provide additional details for the Innovation Credits anticipated for the project’s 

LEED certification. 
Response: a) Exemplary Performance – Community Resources 
 b) Exemplary Performance – Access to Transit 
 c) Innovation – Green Vehicles 
 d) Innovation – EPDs (20 products) 
 
TRANSPORTATION AND ENVIRONMENTAL SERVICES 
 
Findings: 
 
Comment 1: Sanitary, Survey and SWM deem this plan COMPLETE. 
Response: Acknowledged. 
 
Comment 2: DROW, Transportation Engineering, and Transportation Planning deem this plan 

INCOMPLETE. 
Response: Acknowledged. 
 
Comment 3: AlexRenew and Resource Recovery provided no comments. 
Response: Acknowledged. 
 
Comment 4: Staff appreciates the bus bulb on North Fairfax Street. (Transportation Planning) 
Response: Acknowledged.  
 
Comment 5: The site is INELIGIBLE for RPP pursuant to the Applicant’s Trip Generation and 

Parking Justification Memo. (Transportation Planning) 
Response: Acknowledged. 
 
Completeness Comments: 
 
Comment 6: The property line information is missing from some of the plan sheets. Label the 

property lines with their course and distance on each plan sheet. (DROW) 
Response: Property line bearing and distance labels are provided on sheets P-0302 and P-

0403. For legibility purposes, some plan sheets will only include the line without 
the labels. In those cases, the property line has been added to the legend and a note 
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referencing the location of bearing and distance labels is now provided. 

Comment 7: In the Area Tabulations on the cover sheet, the existing and proposed impervious 
areas are listed as a larger area than the area of the entire site property. Update the 
table to list the existing and proposed impervious areas on the tax parcel only. 
(DROW) 

Response: Existing and proposed impervious area amounts for the full limits of disturbance 
and the site area only are now both provided on sheet P-0101. 

Comment 8: In the Parking Tabulations on the cover sheet, list the number of handicap (HC) 
parking spaces that are required and the number of HC parking spaces that are 
proposed. Of the three HC spaces that are proposed, per the note in parking 
tabulation on the cover sheet, list how many of these three spaces will be regular HC 
spaces and how many will be van HC spaces. (DROW) 

Response: The required and proposed HC spaces, along with the number of standard and van 
HC spaces is now provided on sheet P-0101. 

Comment 9: On the Existing Conditions Plan, label the existing signs on North Fairfax Street and 
Queens Street along the frontage of the property. (DROW) 

Response: An existing sign legend is now provided on sheet P-0302. 

Comment 10: On the Existing Conditions Plan, label the existing parking spaces with the number of 
spaces in each bay and total count. Label/show the existing parking space type 
(standard, compact or accessible) for each existing parking space. (DROW) 

Response: Existing striped surface parking spaces on site are shown on sheet P-0302 and 
labeled based on the type of space. See note #10 for a total count. All existing 
parking on site will be removed. 

Comment 11: Add the boundaries of the zoning districts to the Existing Conditions Plan and 
Preliminary Layout Plan. Specifically, the CD and RM boundaries on the Existing 
Conditions Plan and the CD, RM and proposed CRMU-H boundaries on the 
Preliminary Layout Plan. (DROW) 

Response: Zoning labels have been added to the plans. See sheet P-0302 for existing and P-
0401 & P-0403 for proposed. 

Comment 12: Add parking space dimensions and slope of garage entrance on sheet A102. 
(DROW) 

Response: Parking space dimensions and parking ramp slope have been added to sheet A-102. 
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Comment 13: There is no storage space for solid waste or recyclable material containers shown on 
the plan. Additionally, trash truck turning movements have not been provided. 
Provide this information in the next plan submission. Clarify the specific plan for 
trash placement/removal and trash pickup on-site. (DROW) 

Response: Trash and recycling will be stored within the building as noted on the architectural 
floor plans and then picked up curbside on Queen Street for collection. A note 
referencing this has been added to sheet P-0401. Additionally on the previous 
submission, sheet P-1102 of the set included a truck turning movement in/out of 
the on-street loading space on Queen Street, intended to demonstrate the vehicle 
movement for both a trash truck and a loading truck. See note #2 on sheet P-1102. 

Comment 14: Label the proposed height of the building on the Preliminary Geometric Plan. 
(DROW) 

Response: The height of the proposed building has been added to sheet P-0403. 

Comment 15: Provide slope for the transitional area (top and bottom of the ramp), provide 
dimension of the transitional area. (Transportation Engineering) 

Response: The parking ramp slope and transitional area slopes have been added to sheet A-
102. 

Comment 16: Provide dimension of the drive aisle in the garage. (Transportation Engineering) 
Response: Drive aisle dimensions have been added to sheet A-102. 

Comment 17: Provide turning movement getting out of the red marked spaces. (Transportation 
Engineering) 
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Response: The requested turning movement is now provided on sheet P-1101. 

Comment 18: Provide turning movement getting in of the red marked spaces while there is car 

parked on both side of the space. (Transportation Engineering) 
Response: The requested turning movement is now provided on sheet P-1101. 

Comment 19: Please use the correct slope unit (FT/FT) in the Sanitary Sewer Flow Computation 
Table on sheet P-0901. (Sanitary) 

Response: The slope unit has been corrected. See sheet P-0901. 

Comment 20: Please label proposed lateral from the development with information like pipe size, 
pipe material etc. on sheet P-0402. (Sanitary) 

Response: A label is now provided on sheet P-0401. 

Non-Completeness Comments: 

Comment 21: Provide a BMP drainage area map depicting the drainage area to each SWM 
bioretention planter and to the Hydrodynamic Separator. (DROW) 

Response: The BMP drainage map on sheet P-0702 shows the overall drainage area to each 
type of BMP. Planter-specific drainage divides will be provided at time of Final 
Site Plan, once the final roof and plumbing design is performed. 

Comment 22: In the Project Description Narrative on the Cover Sheet mention that the existing 
two-story building will be demolished. (DROW) 

Response: Demolition of the existing office building on the site is now noted on sheet P-0101. 

Comment 23: Need to show how the existing storm sewer in the sidewalk is going to be maintained 
and replaced in the future. Either the designer needs to design the basement wall for a 
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mini-excavator, and roller of backfill compactions or the City accepts to do it by 
hand. Also, mini excavators need overhead room and turning, which will make it 
tricky.  It would be prudent to relocate it, if possible.  (PWS) 

Response: The building’s garage level and footers will extend below the existing storm sewer 
pipe and avoid loading on the sewer. The structural design of the adjacent garage 
walls will account for additional loading and vibrations attributed to construction 
activities for potential maintenance and replacement of the sewer. There is 
approximately 5’ from the edge of the sewer to the building face, similar to what 
would exist with a 10’ wide utility easement centered on the pipe. Additional design 
considerations will be made at time of Final Site Plan and building permit. 

Comment 24: Should show how the power is brought to the transformer.  It will become important 
if it will be a high voltage line. (PWS) 

Response: Preliminary underground electric routing is shown on sheets P-0401 and P-0402. 

Comment 25: DASH requests that the bus stop bulb out area should be paved and clear of all 
landscaping to allow passengers to board and alight without being impeded by the 
grass.  (Transportation Planning/DASH) 

Response: A minimum 25’ long and 5’ wide concrete loading area is provided within the bus 
stop bulb-out in response to the previous comments and as coordinated with City 
Staff. See sheet P-0403. 

Comment 26: DASH also requests the inclusion of a bus shelter that is consistent with the newest 
bus shelter design and standard conditions requirement. (Transportation 
Planning/DASH) 

Response: As discussed with City Staff, the Applicant will construct the bulb-out and concrete 
pad as shown on the preliminary plans.  Given that the City has already planned 
for the new bus stop and shelter, and given that this project is not generating the 
demand for the new bus stop and shelter, the Applicant will not be providing the 
shelter as previously agreed by staff.   

Comment 27: See markup below for the following comments: 

a. Consider relocating the inverted U bicycle rack closer to the edge of the extended
curb and mounting it perpendicularly. Refer to the City of Alexandria’s Bicycle
Parking Standards (page 12/16) for guidance on relocating rack. (Transportation
Planning) 

b. Provide striping for the no parking areas adjacent to the on-street loading zone;
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and the area north of the bus bulb. (Transportation Planning) 
c. The landscaping buffer adjacent to the curb-ramps appear to be drawn

incorrectly. Pull the landscaping back so that it does not encroach into the slope
of the ramp and relocate the light pole if necessary. (Transportation Planning)

d. The proposed sidewalk tie on North Fairfax Street appears to be drawn
incorrectly. (Transportation Planning)

Response: a) The location of the proposed bike rack has been shifted slightly to the end of the 
curb bump-out and rotated 90 degrees. See sheets P-0401 & P-0403. 
b) The proposed no-parking signs are shown at these locations, see sheet P-0403.
Any required striping will be coordinated with City Staff and shown at time of
Final Site Plan.
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c) The sidewalk surrounding the curb ramps at the intersection have been adjusted
to reflect this comment. See sheet P-0403.
d) As discussed with City Staff, this sidewalk connection as shown on the plans is
acceptable. The sidewalk will need to transition from 6’ wide down to about 4’ wide
at the flush entrance connection and avoid the existing sign.

Future Conditions 

Comment 28: OEQ will submit a condition in a future stage of approval to ensure buildings are 
designed and constructed to prevent the fitness center and party room from becoming 
a nuisance to neighboring units or properties. (TES/OEQ) 

Response: Acknowledged. See the updated label for the 1st floor corner space on sheet A-102. 

VAWC would like to call out what will need to be added at Final Site Plan stage, see below: 

Comment 29: On water line plan sheet, add a note call out developer and contractor shall contact 
VAW before construction and/or order any water & sewer materials, also refer to this 
link: https://www.amwater.com/vaaw/About-Us/Doing-Business-With-
Us/Developers. 

Response: Acknowledged. To be provided at time of FSP. 

Comment 30: On water line plan sheet, add note to call out "refer to water facility construction 
specs and details" link here: https://www.amwater.com/vaaw/About-Us/Doing-
Business-With-Us/Developers/Developer-Documents. 

Response: Acknowledged. To be provided at time of FSP. 

Comment 31: Add the following pages to drawing sheets: (document links could be find here: 
https://www.amwater.com/vaaw/About-Us/Doing-Business-With-
Us/Developers/Developer-Documents) 

a. Add VAW on the material bulletin page;
b. Add VAW standard specs on the first 3 pages;
c. Add VAW specs detail, title 1st page and detail pages: SD #3, #4, #6, #15, #30, #32,

#48 (3 pages), #52, #53, #55, #59; and
d. Add and calculate fixture count calculation sheet for domestic water service line and

meter size. Please note that the current water main operation pressure is about 50-psi
at this site location.

Response: Acknowledged. To be provided at time of FSP. 
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OFFICE OF HOUSING 

Office of Housing Comments 

Comment 1: It is noted that the applicant has provided an Affordable Housing Plan (AHP). 
Following staff review, the applicant will present the final draft AHP to the 
Alexandria Housing Affordability Advisory Committee (AHAAC) prior to the 
application’s consideration by Planning Commission.  

a. It is anticipated that the final draft AHP should be presented to AHAAC sometime in
the fall of 2023.

Response: Acknowledged. 

Comment 2: The project has the same number of two-bedroom + den and three-bedroom units. 
The proposed affordable set-aside unit mix, consisting of one 1-bedroom + den and 
one 2-bedroom + den units, provides approximately 2,594 square feet of affordable 
housing (based on the applicant provided average floor area/unit), 550 square feet 
less than the 3,144 square feet that result from the application of the 2020 Housing 
Policy Update; in comparison, an alternative mix consisting of one 1-bedroom + den 
and one three bedroom provides 2,948 square feet of affordable housing (based on 
the applicant provided information) only 196 square feet less than the 3,144 square 
feet that results from the application of the 2020 Housing Policy Update: 
Committed affordable floor area resulting from 10% Housing Policy = 3,144 

Average floor area for a 1 bd + den and 2bd + den = 2,594 [-550] 
Average floor area for a 1 bd + den and 3 bd = 2,948 [-196] 

Unit Mix Overall 
Average Floor 
Area/Unit 

Proportion 
of total 

1 Bedroom 11 847.47 22.9% 
1 Bedroom +
Den 13 1,036.84 27.1% 

2 Bedroom 4 1,347.92 8.3% 
2 Bedroom + 10 20.8% 
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Den 1,557.32 

3 Bedroom 10 1,911.12 20.8% 

Total 48 1,309.94 100% 

Prior to the next submission, the applicant should meet with the Office of Housing to 
finalize the unit mix. 

Response: As discussed with City Staff, the Applicant has revised the proposed unit mix to 
provide a 1 Bedroom + Den and a 3 Bedroom unit in satisfaction of the affordable 
housing required by the 2020 Housing Policy Update 

Comment 3: For the purposes of the set-aside units and in order to justify the price premium 
related to dens, dens are defined as being enclosed with a door, having a minimum of 
70 square feet of floor area, being no less than seven feet in any horizontal 
dimension, and not housing any substantial mechanical equipment. 

Response: Acknowledged.  

Comment 4: Pursuant to the City’s standard conditions, set-aside units shall be comparable in size 
and floor plan and have the comparable finishes as similar units in the development. 
Should the project include units designed to have bedrooms without windows, the 
allocation of such unit types should be allocated to the set-aside units on a 
proportional basis and identified no later than at the time of Final Site Plan. 

Response: Acknowledged. 

Comment 5: Unless otherwise agreed to by the Director of Housing, Type A/ANSI design will be 
allocated to the set-aside units on a proportional basis and identified no later than at 
the time of Final Site Plan. 

Response: Acknowledged. 

RECREATION, PARKS, AND CULTURAL ACTIVITIES (RPCA) 

Findings 

Comment 1: RPCA deems this plan INCOMPLETE. 
Response: Acknowledged. 
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Completeness Comments 

Comment 2: Provide an open space diagram, depicting exact accurate square footages of 
delineated open space, and label the site’s public, private, and private open space 
with public easement as applicable. 

Response: A Preliminary Open Space Plan delineating the proposed at grade and above grade 
open spaces are now provided on sheet P-0404. All open space will be private. 

Comment 3: Tree Preservation Plans must be stamped by a Certified Arborist, as opposed to a 
Landscape Architect. Revise the plans to reflect this requirement. 

Response: A certified arborist does not have a professional seal to sign the plans. The 
arborist’s ISA certification number was included on the previous submission at the 
top of the tree inventory table. See sheet P-1201. 

Non-Completeness Comments 

Comment 4: It is anticipated that residents of this building will own dogs. At a minimum, provide 
one dog waste station. 

Response: As confirmed by staff, the Applicant does not need to provide a dog waste station. 

Comment 5: With the next submission, include the design and programming of the above-grade 
open space, including seating and shading. Rooftop open space must be designed to 
be usable. 

Response: The programming of the above-grade open space cannot be shown as it will be 
allocated amongst the unit owners, who will design and program their own space. 
All designated rooftop open space will be usable.  

ARCHAEOLOGY 

Archaeology Conditions 

Comment 1: Call Alexandria Archaeology (703/746-4399) two (2) weeks before the starting date 
of any ground disturbance so that City archaeologists can arrange for a time to 
inspect the property.  The language noted above shall be included on all Final Site 
Plan sheets involving any ground disturbing activities. (Archaeology) 

Response: Acknowledged. Notes to be provided on Final Site Plan. 

Comment 2: Call Alexandria Archaeology immediately (703-746-4399) if any buried structural 

101



remains (wall foundations, wells, privies, cisterns, etc.) or concentrations of artifacts 
are discovered during development.  Work must cease in the area of the discovery 
until a City archaeologist comes to the site and records the finds.  The language noted 
above shall be included on all final site plan sheets involving any ground disturbing 
activities. (Archaeology) 

Response: Acknowledged. Notes to be provided on Final Site Plan. 

Comment 3: The applicant shall not allow any metal detection and/or artifact collection to be 
conducted the property, or allow independent parties to collect or excavate artifacts, 
unless authorized by Alexandria Archaeology.  Failure to comply shall result in 
project delays. The language noted above shall be included on all final site plan 
sheets involving any ground disturbing activities. (Archaeology) 

Response: Acknowledged. Notes to be provided on Final Site Plan. 

Archaeology Findings 

Comment 1: Historic maps, deeds, and tax documents indicate that the corner lot at N. Fairfax and 
Queen St. was vacant in 1810, owned by William Sanford who was a sailmaker by 
trade.  By 1830 the lot was owned by the A. Garvey estate, valued at $1,500 and was 
being used as a brickyard.  The adjacent property was owned by Garvey as well and 
occupied by Henry Hantzman and James Arnold, presumably working at the 
brickyard.  By 1850 the property was owned by the estate of Hugh Carlin, valued at 
$500, and contained no buildings, although John Evilith and a free Black man named 
John Epps apparently lived there, or on the adjacent property.  

During the Civil War the Union Army housed a variety of shops on the property, 
including a carpenter shop and quarters (105 ft. by 19 ft.), a wheelwright shop (56 ft. 
by 30.5 ft.), a blacksmith (83.5 ft. by 32 ft.), a saddler (89 ft. by 16.5 ft.), a bakery 
store, and possibly a large 14 ft. by 6 ft. “sink” (e.g. privy or outhouse) in the 
northeast corner of the property.  After the Civil War a planing mill was operated on 
the lot and it was used as a woodyard as well.  By the late 19th century, much of the 
lot remained open and was used to store wood and other supplies, and a warehouse 
was built on the north end of the property.  These types of light industrial uses 
continued throughout the first half of the 20th century. 

Response: Acknowledged. 

Comment 2: 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 
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National Historic Preservation Act of 1966.  The applicant will coordinate with the 
Virginia Department of Historic Resources and the federal agency involved in the 
project, as well as with Alexandria Archaeology. 

Response: Acknowledged. 
 
Code 
 
Comment 1: All required archaeological preservation measures shall be completed in compliance 

with Section 11-411 of the Zoning Ordinance. 
Response: Acknowledged. 
 
FIRE DEPARTMENT 
 
Findings 
 
Comment 1: The following comments are for completeness rev.1 only.  Additional comments may 

be forthcoming or current comments deleted once the Applicant provides 
supplemental information for review. Please direct any questions to Raymond 
Overkott at raymond.overkott@alexandriava.gov or 703-746-4256 
Note to applicant: On May 1, 2023, there will be a new point of contact. 
Raymond Overkott, raymond.overkott@alexandriava.gov or 703-746-4256. 

  Acknowledged by applicant. 
Response: Acknowledged. 
 
Recommendations 
 
Comment 2: To improve fire department operational capabilities and where practicable, it is 

recommended that all stairways extend to the roof level for direct access to the roof.  
Applicant indicates that one stairway will access roof.  

Response: Acknowledged. 
 
Code 
 
Comment 3: The Applicant shall provide a separate Fire Service Plan which illustrates where 

applicable: 
 

a. Emergency ingress/egress routes to the site – Provided by applicant. 
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b. One fire department connection (FDC) for buildings under 5 stories or under 55 feet;
two sufficiently remote FDC’s for buildings 5 stories or more and over 55 feet - One
FDC required and one provided.

c. FDC’s located within one hundred (100) feet of any existing or new fire hydrants –
Existing hydrant within 100 feet of FDC.

d. New fire hydrants installed not less than forty (40) feet from building - Existing
hydrant more than 40 from FDC.

e. On site fire hydrants spaced with a maximum distance of three hundred (300) feet
between hydrants and the most remote point of vehicular access on site – Condition
met.

f. Emergency vehicle easements (EVE) around the building with a minimum width of
twenty-two (22) feet – No EVE all public road access.

g. The location and size of the separate fire line(s) for the building fire service
connection and fire hydrants – Provided by applicant.

Response: Acknowledged. See sheet P-1301. 

Comment 4: The Applicant shall provide a building code analysis with the following building code data 
on the plan: 

a. Use group;
b. Number of stories;
c. Type of construction;
d. Floor area per floor; and
e. Fire protection plan
All provided by applicant.

Response: Acknowledged. 

Comment 5: If building or structure is over 50 feet in height, it is required to have ladder truck 
access to 48% perimeter of the buildings by public roads or recorded emergency 
vehicle easements (EVE).  For a building face to be considered accessible by a ladder 
truck the curb line shall be at least 15 feet and no more than 30 feet from the face of 
the building.  Alternatives that demonstrate equivalency to this requirement will be 
considered on a case by case basis. Equivalency may be demonstrated through 
methods outlined in the City Fire Prevention Code Appendix D. All elevated 
structures designated as an EVE shall be designed to AASHTO HS-20 loading.  
Applicant demonstrates 60% access.  

Response: Acknowledged. See sheet P-1301. 
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Comment 6: The Applicant shall provide two wet stamped copies of the fire flow analysis 
performed by a certified licensed fire protection engineer to assure adequate water 
supply for the structure being considered.  The fire flow analysis shall be based on 
the ISO Guide for Determination of Needed Fire Flow Edition 06-2014. The two 
copies shall be submitted to Alexandria Fire Department, C/O Fire Protection 
Systems Supervisor Raymond Overkott, 900 Second Street, Alexandria, VA 22314.  
Provided by applicant.  

Response: Acknowledged. 
 
Comment 7: A Knox Box Rapid Entry key access system shall be installed to facilitate building 

entry by fire department personnel during an emergency. The size and number of 
Knox Boxes, number of key sets, and required keys or access devices shall be 
determined by Alexandria Fire Department personnel.  
Acknowledged by applicant.  

Response: Acknowledged. 
 
Comment 8: An Applicant for construction of any building or structure, or addition to any 

building or structure, more than 10,000 square feet shall contact the City of 
Alexandria Radio System Manager in the Department of Emergency 
Communications prior to submission of a final site plan.  The proposed project shall 
be reviewed with the Radio System Manager for compliance with City of Alexandria 
public safety radio communications requirements. The minimum requirements 
follow:  

 
a. The design shall allow penetration of radio signals in the 806 to 815 MHz and 851 to 

860 MHz frequency range. 
b. The design shall support minimum signal reception strength of -95 dBm, on signals 

transmitted from the radio system, when received within 90 percent or greater of each 
floor area. 

c. The design shall support minimum signal reception strength of -95 dBm on signals 
received by the radio system, when transmitted at a power level of 3 watts (35dBm) 
from within 90 percent or greater of each floor area.  

d. Areas deemed critical by the City of Alexandria, such as fire control rooms, exit 
stairways, and exit passageways shall provide 99 percent coverage or greater with 
minimum received strength of -95 dBm. 
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e. If the building or structure fails to meet the above criterion the Applicant shall install, 
to the satisfaction of the Radio System Manager and in compliance with relevant 
building codes, a radio frequency amplification and distribution system designed to 
meet the above requirements. Amplifiers and any other powered equipment must 
consist of two power sources:  

i. Primary Source:  Dedicated branch circuit; and 
ii. Secondary Source:  Battery backup capable of powering the system for 12 

hours at 100 percent capacity. 
f. The public safety radio communications system control panel shall provide a “signal 

booster failure” output that shall be connected and report a supervisory signal to the 
fire alarm system and annunciation panel if provided.  

g. Final testing and acceptance of amplification systems shall be reviewed and approved 
by the Radio System Manager. 

h. The building or structure shall be tested annually for compliance with City of 
Alexandria public safety radio communication requirements. Test results shall be 
submitted to the Radio System Manager. (Eric Parker, 703-746-1863 or 
radiomanager@alexandriava.gov.    
Acknowledged by applicant.  

Response: Acknowledged. 
 
Comment 9: Show fire apparatus vehicle turning radius based on the following specifications:    

 
a. Turning Radius – Wall to Wall = 44 feet 6 inches; 

b. Curb to Curb = 36 feet 5 inches; 

c. Inside turning radius = 20 feet 3 inches; 

d. Overall Length – 46 feet 9.25 inches; 

e. Overall Width – 101 inches; 

f. Wheelbase from front axle to both rear axles – 257 inches; 

g. Tandem axle spacing – 55” CL of axle to CL of axle; 

h. Gross Weight – 80,000 pounds as built with no equipment or water gross weight; 
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i. Angle of Approach – 9 feet 7 inches; 

j. Angle of Departure – 10 feet 8 inches; and 

k. Ramp Break Over – Break over angle is 4.42°. 

Provided by applicant.  
Response: Acknowledged. See sheet P-1301. 
 
Comment 10: Provide Stairway Identification. Stairway identification signs shall be provided at 

each landing in all interior exit stairways connecting more than three stories. 
Stairways shall be identified by letter designation starting next to the main entrance 
with "A" and continuing in a clockwise or left to right pattern using consecutive 
letters of the alphabet for each additional stairway. Two copies of the stairway signs 
shall be submitted to the fire official for approval before occupancy. 

 
Stairway signs shall designate the stairway letter, state the floor level, the level of 
exit discharge, and if there is access or no access to the roof regardless if the access 
door or roof hatch locks. The bottom of the sign shall be located five (5) feet above 
the floor landing in a position that is readily visible when the stairwell door is opened 
or closed. The signs must have lettering that is a minimum of 2 inches but no greater 
than 4 inches in height. This information may be stenciled directly onto the wall, but 
all lettering must be of a color contrasting with the background stairway wall color.   

 
In buildings greater than three stories where there is no graphic representation of the 
building footprint, a simplified building schematic must be display in the lobby. The 
simplified building footprint shall be an overhead view of the building exterior and 
the general layout of the lobby of the first floor. Stairways shall be denoted by letter 
as required.  
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Acknowledged by applicant.  
Response: Acknowledged. 
 
Comment 11: Existing fire hydrants shall remain in-service and unobstructed during construction.  

Acknowledged by applicant.  
Response: Acknowledged. 
 
Comment 12: All fire department connections shall be Knox® StorzGuard® with Locking Cap and 

30-degree Elbow Knox® part number 5022.  
Acknowledged by applicant.  

Response: Acknowledged. 
 
If you have any questions or need additional information, please feel free to contact me at 703-532-
6163 or dpietropaoli@wlpinc.com. 
 
                                                                                                            Sincerely, 

 
Daniel Pietropaoli 
Project Manager 

                                                                                                            Walter L. Phillips, Inc. 
 
DJP:mem 
(21-147; ALEX) 
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301 N. Fairfax Street 
Affordable Housing Plan 

August 21, 2023 
 
1.1 Project name and address  
  

Project Name/Address: 301 N. Fairfax Street  
 
1.2 Application number 
 
 DSUP #2023-10009 
 
1.3 Brief description of the application and the proposed development program  
 

The Applicant proposes to construct a four-story multifamily condominium 
building containing 48 units and below grade parking.  

 
1.4 Requested zoning changes or waivers (if any)  
 

• Master Plan Amendment to the Old Town Small Area Plan Land Use Map 
• Rezoning from the Commercial Downtown (“CD”) to Commercial Residential 

Mixed Use (High) (“CRMU-H”) 
• DSUP with Preliminary Site Plan for a multifamily residential building at a 2.5 

FAR, with a modification of the crown coverage requirement 
  
1.5 The Small Area Plan in which the project is located and a brief discussion of how relevant 
affordable housing goals and recommendations are being addressed by the AHP 
 

The project is located within the Old Town Small Area Plan. The proposed project 
is consistent with the City’s Housing Master Plan in that it will replace an existing 
aging office building with a new multifamily building and will provide a voluntary 
housing contribution as well as two on-site affordable housing units, consistent with 
the City’s Affordable Housing Contributions Policy and Procedures.   

 
2. Description of the AHP to include:  
 
2.1 Number, type (rental/for-sale), size (number of bedrooms), level of affordability (% of Area 
Median Income), and length of affordability of proposed affordable units  
 

The Applicant proposes to provide two condominium units available to households 
earning incomes between 70% to 100% of AMI for 40 years. The affordable units 
will consist of a one-bedroom with den unit and a three-bedroom unit.  
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2.2 General description of location of affordable units in the project  
 

The affordable units will be located in the proposed building and will be dispersed 
throughout the building.   

 
2.3 Confirmation that residents of affordable units will have equal access to all amenities 
available to residents of market-rate units  
 

The residents of the affordable units will have equal access to all amenities available 
to residents of the market-rate units within the building. 

 
2.4 Number, type (rental/for-sale), size (number of bedrooms), level of affordability (% of Area 
Median Income), and length of affordability of existing affordable units being demolished as part 
of redevelopment (if any)  
 
 No units are being demolished as part of this redevelopment.  
 
2.5 Brief discussion of tenant relocation plan approved by the Landlord-Tenant Relations Board 
(if applicable)  
 
 N/A 
 
2.6 Description of the phasing of the project and any implications it may have on the delivery of 
units (if any)  

The building will be constructed in a single phase and both affordable units will be 
delivered with the completion of the building. 

 
2.7 Description of any voluntary contributions to be made to the Housing Trust Fund in addition 
to the provision of affordable units (if any)  
 

In addition to the two on-site units, the Applicant will be providing a monetary 
contribution to the Housing Trust Fund of $105,948.   

 

Unit Mix 

Type Market Rate Affordable Total 

Average 
Unit Size 
(Floor Area) 

1 BR 11 0 11 847.47 SF 
1 BR + Den 12 1 13 1,036.84 SF 
2 BR 4 0 4 1,347.92 SF 
2 BR + Den 10 0 10 1,557.32 SF 
3 BR 9 1 10 1,911.12 SF 
Total 46 2 48 1,309.94 SF 
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2.8 Any other information the applicant deems relevant to the AHP   
  

N/A 
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 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Code City of Alexandria 2019 
Green Building Policy

Project is required to achieve LEED Silver per Alexandria's Green Building 
Policy requirements for residential buildings.

Priority Points:
- 5 pts Optimize Energy Performance (14% energy cost savings NC)
- 2 pts Renewable Energy Production (3% onsite; 20% offsite, LEED NC
credit will demonstrate equivalence)
- 4 pts Indoor Water Use Reduction (40% savings for plumbing fixtures)
- 1 pt Outdoor Water Use Reduction (50% water savings for irrigation)
- 1 pt Low Emitting Materials (2 low emitting product categories)
- 1 pt Construction IAQ Management Plan (LEED NC credit, will 
demonstrate equivalence)
- 1 pt Thermal Comfort (LEED NC credit, will demonstrate equiivalence)

Y Achieve all requirements of Alexandria's Green Building Policy and the project's 
conditions. --

Integrative Process

Credit 1 Integrative Process

Option 1. Integrative Project Team (1 pt)
- Team includes 3 skill sets
- Team involved in 3 phases of design and construction
- Team conducts monthly meetings

Option 2. Design Charrette (1 pt)
- 1 full day or 2 half day workshop no later than DD

Option 3. Trades Training (1 pt)
- Combined 8 hours of green training for subcontractors

2
Maintain list of meetings (date, attendees, length, agenda)

Note: SBP will conduct trades training before start of construction.
--

Location and Transportation

Prereq 1 Floodplain Avoidance

Option 1. Project is not built in 100-year floodplain
Option 2. Project building in flood hazard area iaw local flood provisions
Option 3. Project is previously developed building and hardscape

Observed: Project not built in 100-year floodplain

Y On Track to Comply Web Research

Option 1. Sensitive Land Protection (3-4 pts)
Path 1. Previously Developed (4 pts) - 75% of buildable land located on 
previously developed land. 
Path 2. Avoidance of Sensitive Land (3 pts) - Project does not consist of 
prime farmland, public parkland, 100-year floodplain, endangered 
species habitat, w/in 50' wetlands, w/in 100' water

Observed: Project is not build on prime farmland, public parkland, 100-
year floor plain, endagered species habitat, nor within 50' of wetlands 
and 100' of water.

3 On Track to Comply Web Research

Option 2. Infill Development (2 pts) - 75% of land w/in 1/2 mi of project 
boundary is previously developed

Observed: >75% of land w/in 1/2 mile of the project is previously 
developed

2 On Track to Comply Web Research

Option 3. Open Space (1 pt) - Built w/in 1/2 mi public open space > 3/4 
acres or public open space provided on project

Observed: Project is built within 1/2 mile walking distance from Lee District 
Park. 

1 On Track to Comply Web Research

Credit 1 Site Selection
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 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Credit 2
Compact 
Development

Required: Meet the following density (dwelling units/acre)
> 30 (1 pt)
> 55 (2 pts)
> 80 (3 pts)

Observed: 
Site Area = 25,151 sf/0.58 acres
# of Units = 48
DU/acre = 82.75

3 On Track to Comply DSUP Cover 
Sheet

Credit 3 Community Resources

Required: Provide community resources w/in 1/2 mi walking distance:
4-7 uses (1 pt)
8-11 uses (1.5 pt)
12-15 uses (2 pt)
16-19 uses (+0.5 pt EP)
20 uses (+1 pt EP)

Observed: 20 resources found within 0.5 miles.

2 On Track to Comply
SBP to reassess compliance at project completion. Web Research

Credit 4 Access to Transit

Required: 
- 1/4 mi walking distance of bus OR
- 1/2 mi walking distance of bus rapid, lt/hvy rail, ferry AND
- Meet min transit stops below

Multiple Transit
Weekday    Weekend Trips    Multifamily Points
       72 30 1
      100 70 2
      144 108 3 

2 On Track to Comply
SBP to reassess compliance at project completion. Web Research

Sustainable Sites

Prereq 1 Construction Activity 
Pollution Prevention

Required: 
1. Include ESC measures in drawings 
- stockpiling topsoil
- manage path/velocity of runoff
- protect storm sewers/streams/lakes
- divert surface water from hills
- stabilize soils +15% slope
- prevent air pollution from dust

2. Provide ESC drawings that meet 2012 EPA CGP or local codes

Y On Track to Comply --

Prereq 2 No Invasive Plants Required: Do not install invasive plants Y On Track to Comply --

Credit 3 Nontoxic Pest Control

Required:
- Implement IPM Plan (Reqd)

- Below grade walls solid concrete, masonry w/ bond beam, 
concrete filled block (0.5 pt)

- Seal cracks/joints/penetrations, install pest screens (0.5 pt)

1 On Track to Comply. Will verify at construction. --

Prereq 1 Water Metering Required: Install water meter for each unit or entire building Y On Track to Comply --

Water Efficiency (min 3 pts reqd)
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 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Credit 1

Total Water Use

Performance Path

Alexandria GBP 
alignment

Required: Reduce total water use (indoor + outdoor)
10% (1 pt) to 65% (12 pts), 70% (+1 EP).  

Indoor Water Use 
40% - 4 pts minimum 

Outdoor Water Use
50% irrigation reduction - 1 pt

5 On Track to Comply --

Prereq 1 Minimum Energy 
Performance

Required:
Energy Model
1. Meet mandatory provisions of ASHRAE 90.1-2010
2. Achieve 5% (prereq) to 90% (29 pts). Over 65% earns project +1 EP 
energy cost savings over ASHRAE 90.1-2010

AND

Option 2. Commissioning
1. In-Unit Duct Leakage
(4 cfm25 per 100 sf of conditioned floor area)
(6 cfm25 per 100 sf for units smaller than 1,200 sf)
(8 cfm25 per 100 sf of conditioned floor area total)

2. Central HVAC - meet NC v4 requirements

3. Include air barrier, compartmentalization sheet, and elements to be 
sealed. 

4. Provide load calculations, system selection, and duct sizing calculations.

Y

On Track to Comply. Will be submitted to GBCI for third party review.
Project positioned to achieve high level of performance with all electric building.  
SBP will complete energy model at DD and provide updated energy model report 
at Final Site Plan submission.

--

Prereq 2 Energy Metering
Required: 
1. Electric submeters in each Unit
2. Whole building gas meter or submeter in each Unit

Y On Track to Comply --

Prereq 3
Education of 
Homeowner, Tenant or 
Building Manager

Required: 
1. Provide O&M binder/CD to those responsible for maintaining Units
2. Perform 1-hr walkthrough of home with occupants and building 
manager

Y Confirm O&M material will be provided and 1-hour walk-through will occur with 
tenants and building manager. --

Credit 1
Annual Energy Use
Alexandria GBP 
alignment 

Required: Achieve savings from 1% (1pt) to 90% (29 pts). Over 65% earns 
project +1 EP. 15.0 On Track to Comply --

Credit 3 Advanced Utility 
Tracking

Option 1. Electric and Water (1 pt): Meet one:
- Units: permanent energy-monitoring system at 1-hr interval
- Irrigation: irrigated area 1,000sf+ w/ submeter

AND/OR
Option 2. Third Party Utility Reporting (1 pt Maybe): Meet one:
- Share utility data with USGBC
- 50% of unit owner share utility data with USGBC for 1 year

1 On Track to Comply --

Energy and Atmosphere (min 8 pts total in LT and EA reqd)

114



4

 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Prereq 1 Certified Tropical 
Wood Required: All wood is nontropical, reused/reclaimed, FSC Y On Track to Comply --

Prereq 2 Durability 
Management

Required: 
1. Complete ENERGY STAR for Homes v3 Water Management System 
Checklist
2. Implement the following:
- Nonpaper faced backer board in baths/showers/spas
- Water-resistant flooring in kitchen/bath/laundry/spa
- Water-resistant flooring in entry w/in 3 feet exterior door
- Drain+pan, pan+auto water shut off, or FD+slope for tank water heaters 
and clothes washers over living space
- Exhaust clothes dryers

Y On Track to Comply --

Credit 1
Durability 
Management 
Verification

Required: ENERGY STAR for Homes v3 Water Management System 
Checklist verified by Verification Team 1 On Track to Comply

Construction Activity --

Credit 2 Environmentally 
Preferable Products

Option 1. Local Production: 50% of products extracted, processed, and 
manufactured w/in 100 mi project site
- Framing (0.5 pt)
- Concrete aggregate (0.5 pt)
- Drywall and interior sheathing (0.5 pt)

.5 On Track to Comply --

Credit 3 Construction Waste 
Management Alternative Compliance Path - Divert at least 50% (1 pt) or 75% (2 pts) of 

construction waste from landfill (CIR 10479).
2 On Track to Comply

Construction Activity --

Prereq 1 Ventilation

Required: 
1. Local exhaust
    - Meets ASHRAE 62.2-2010 Sections 5-7 for baths (50 cfm) 
       and  kitchens (100 cfm)
    - Exhausted to outdoors
    - Bath fans ENERGY STAR
    - Kitchen exhaust > 400 cfm as makeup air

2. Whole Unit mechanical ventilation that meets ASHRAE 62.2-2010 
Sections 4-7

3. Non-Unit spaces met ASHRAE 62.1-2010 Sections 4-7

Y On Track to Comply --

Prereq 2 Combustion Venting

Required: 
1. No unvented combustion appliances (ovens/range excl)
2. CO monitor in each unit
3. Fireplaces must have doors or glass enclosure, closed-combustion or 
power-vented or passes BPI/RESNET
4. Combustion space and water heating must have closed combustion, 
or power-vented exhaust, or in detached building/open air facility

Y On Track to Comply --

Materials and Resources

Indoor Environmental Quality (min 3 pts rqd)
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 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Prereq 3 Garage Pollutant 
Protection

Required: 
1. Locate all AHU equipment and ductwork outside garage
2. For conditioned space next to/above garage
    - Seal surfaces 
    - Seal penetrations and connecting floors/ceilings
    - Weather strip doors 
    - CO detectors in rooms that share door w/ garage
    - Seal penetrations and cracks

Y On Track to Comply --

Prereq 4 Radon-Resistant 
Construction

Required:  For Zone 1, design and build with radon-resistant construction 
techniques. Follow all the requirements listed in Indoor airPLUS, 2.1:
 - Provide a capillary break per the Indoor airPLUS 2.1:
 - Provide an electrical outlet near vent piping in the attic to facilitate 
future fan installation
 - Install a 3- or 4-inc diameter gas tight vertifcal vent pipe with no bends 
greater than 45 degrees extending up through the conditioned spaces.

Observed: Project located in Zone 1. 

Y On Track to Comply --

Prereq 5 Air Filtering
Required:  
Recirculating Space Conditioning - MERV 8 filters
OA Systems - MERV 6 filters

Y On Track to Comply --

Prereq 6
Environmental 
Tobacco Smoke
v4.1

Required: Include signage that prohibits smoking in
- interior common areas
- outside the building except in designated smoking areas within 25 feet of 
all entries, OA intakes, operable windows

Y On Track to Comply --

Prereq 7 Compartmentalization

Required: Meet all of the following for Units:
1. Seal all penetrations
2. Weatherstrip all doors to common halls
3. Weatherstrip all exterior door and operable windows
4. Achieve max leakage rate of 0.23 cfm50 per sqft (if average unit size is < 
1,200 sf max 0.30 cfm50 per sqft)

Y On Track to Comply --

Credit 2 Contaminant Control

Option 1. Walk-off Mats (0.5 pt): Provide the following:
- 4' permanent walk-off mat at primary Unit entryways from outdoors
- 10' permanent entryway system at publicly accessible exterior entries to 
common space

.5 On Track to Comply. --

Credit 3
Balancing of Heating 
and Cooling 
Distribution Systems

For Forced-Air Systems (up to 3 pts)
Option 1. Multiple Zones (1 pt): Meet one of the following:
- 2 space-conditioning zones with independent thermostats
- Average unit size is < 1,200 sf

AND/OR
Option 3. Pressure Balancing (1 pt): Pressure differential between bedroom 
and rest of Unit is < 3 Pa (transfer grilles)

1 On Track to Comply. 
Construction activity. --

Credit 5 Enhanced
Combustion Venting

Option 2. Enhanced Combustion Venting Measures (1 pt): Meet the 
following:
- wood/pellet burning fireplace is power or direct vented
- gas/propane/alcohol stove is approved by testing facility and is power 
or direct vented
- gas/propane/alcohol stove has permanently fixed glass front or 
gasketed door and electronic pilot

1 On Track to Comply --
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 2701 Prosperity Ave
Suite 100

Fairfax, VA 22031
 703.970.2890

www.sustainbldgs.com

301 N. Fairfax
LEED-Homes v4: Multifamily Midrise

August 21, 2023

DSUP Submission - LEED Tracker

Credit Requirement & Comments Points Action Drawing 
Reference

Credit 7

Low-Emitting Products

Alexandria GBP 
alignment

Required: Meet requirement for at least 90% of the following components 
(up to 3 pts):
- Site-applied interior paints/coatings: CA 1350 (0.5 pt)
- Site-applied interior adhesives/sealants: CA 1350 (0.5 pt)
- Flooring: CA 1350 (0.5 pt)
- Insulation: CA 1350 (0.5 pt)
- Composite wood products: CARB ULEF (1 pt)

1 On Track to Comply --

Credit 8 No Environmental 
Tobacco Smoke Required: Prohibit smoking in the entire building (including units). 1 On Track to Comply --

Credit 1 Exemplary 
Performance Community Resources 1 On Track to Comply --

Credit 2 Exemplary 
Performance Access to Transit 1 On Track to Comply --

Credit 3 Innovation in Design EPDs (20 products) 1 On Track to Comply --

Credit 4 Innovation in Design Green Vehicles 1 On Track to Comply --

Credit 5 LEED AP for Homes LEED AP 1 On Track to Comply --

Credit 1 Regional Priority Community Resources (2 pts) 1 On Track to Comply --

Credit 2 Regional Priority Access to Transit (5 pts) 1 On Track to Comply --

Regional Priority

Innovation In Design
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DEVELOPMENT PRELIMINARY PLAN CHECKLIST

Department of Planning and Zoning
Development Division, City Hall
301 King Street, Room 2100
Alexandria, Virginia 22314
Phone: (703) 746-4666

CDSP# '70Zn> - €>CX>o3 DSP/DSUP# \DOO<^

Project Name: 3o( t

Project Location (Address): Ajog-TH •ST^

Tax Map References: 0'3''03—

Applicant's Name: 3> ̂  FA.lZf^Ay TovJ^cr UC (Wc> ^'^UJCcj ^
Applicant's Address: Z' 'Ẑ O 3uiTg (^OQ,

Applicant's E-mail Address: Ko<C Z'oai

Applicant's Phone: l^3 ) ̂2-B - o

Submission Deadline: Plan submissions received before 3:00 pm will be processed and routed to
reviewers the same day. Plan submissions received after 3:00 pm will be processed and routed the
next business day. Notify Planning and Zoning staff of submissions to avoid processing delays.

The following materials are required to be uploaded to APEX for a complete development preliminary

plan submission:

/

^  Completed and Signed Development Special Use Permit or Development Site Plan Application

/

^  Completed and Signed Preliminary Plan Checklist (this form)

Filing Fee fDSUP and DSP). Please see the fee schedule here. (IS is'fue'pj

kjIA Site Plans for Completeness Review of Preliminary Plan (First Submission)

i/ Site Plans After Completeness Review of Preliminary Plan (Second Submission)

Signature of professional certifying that the submission meets all requirements:

I, (print name), hereby certify that the drawings and

other materials that accoi^any this checklist have met the requirements of the checklist.

Signature: ' Date: _ 8' /'v>/z^z3

General Process Information:

Preliminary site plans will be reviewed for completeness by City staff. Completeness review comments will be returned to the
applicant in approximately 3 weeks from submission listing additional information required for the application to be deemed
complete.

The applicant must revise the site plan to address ail comments of the completeness review and resubmit to Planning and
Zoning. This submission must include a letter responding to each of the completeness comments and the specific location of the
additions or corrections made to the plan. These plans are routed and reviewed to verify completeness. If the plans are still not
complete, the review of them will be suspended and the applicant will be notified of the Information that is required.

When the plan/application is deemed complete, a confirmation letter or e-mail will be sent to the applicant. Within 5 working days
of receipt of the confirmation the applicant shall install a notice of the proposed development at the site. When an application is

complete, it will receive technical review by City agencies. Three (3) weeks prior to the scheduled hearing date the applicant shall
submit a sample materials board and/or color rendering.

118



Development Preliminary Site Plan Checklist

DSUP/DSP

The following sheets and information are required for every submission. Additional sheets

and information should be provided where necessary to demonstrate compliance with City
requirements or conditions of approval. Further, provide the appropriate page/sheet

number(s) for each of the checklist items listed below.

Preliminary Site Plan Checklist

Formatting Requirements for Each Sheet:

^ PDF Print Size of 24" X 36"

Ay^ Scale of no less than 1": 40' with scale identified on each sheet - 1": 20' or 1": 30' preferred
Note: 1": 25' is not an acceptable scale

/Vt^ City approval signature block in same place (lower right corner) on each sheet (see attachment
for configuration and size of block)

North point shown consistently in the same direction on all plan sheets with reference to source
of meridian

P-d^fo3 Property lines with course and distance for each
4-t/t Name, address, signature and registration number of professional(s) preparing the plan on each

sheet - all plans to be sealed by the appropriate professional

Legend of symbols, patterns, and abbreviations used

Date the plan was prepared and each revision

Cover Sheet:

Name, address, telephone and email address of the developer(s) and of the owner(s) of record

P-ojOi A narrative description of the project

P-^1^' A list of all special use permits, site plan approvals and zoning modifications or waivers being
requested

A list of all existing special use permits, site plans and proffers that apply to all or part of the site

P-olol Total area included in the site plan, total area of tax parcel, total existing and proposed
impervious area on the tax parcel, and total area that will be disturbed during construction (all
expressed in square feet and acres)

Location map with the site shown in relation to the nearest intersection of two or more streets,
and Parcel Number (includes tax reference number)

Sheet Index

Key to plan sheets if more than one sheet is needed to show the whole site

f-t>to I Building Code analysis

Zoning Tabulations (may be included on cover where sufficient space exists)*:

For each element, list zoning ordinance requirement and number proposed on preliminary plan:

P-'Oioi Zoning of the site (zoning proffers, if applicable)
P-gio{ Existing uses on the site
P-oioi Proposed uses on the site

P-Ojol Lot area (minimum required by zone and proposed)
Number of dwelling units (list by number of bedrooms for multifamily)

^"Cjoi Units per acre for residential

P-oiot Gross square feet (GSF) of building area*, total and listed by use, (with area devoted to parking
included and listed separately)

Net square feet (NSF) or Floor Area, total and listed by use
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Development Preliminary Site Plan Checklist
CDSP#2£g:3-t»otf? DSUP/DSP

Floor-area-ratios existing and proposed at-grade and above grade

fio/c/ Open space (required and proposed)

Open space total proposed and broken down by public, private, and private with public access
ground level space and usable space proposed

P-'OtcH Average finish grade for each building
Height of each building above average finish grade

Building setbacks (required and proposed) for each building

Frontage with required and proposed listed separately

Parking spaces (listed by compact, standard, handicapped size and total) required and proposed

Parking spaces (listed by location of parking i.e. above grade and/or below grade) Loading
spaces (required and proposed)

Existing and proposed trip generation (AM and PM Peak Hour)

*Note: If the proposed development includes multiple lots, the zoning tabulation information must be provided for
each individual lot unless all the lots will be consolidated in conjunction with the proposal. For gross square
footage and net square footage regulations, please reference Section 2-145 of the City's Zoning Ordinance.

Contextual Plan:

Show the proposed project site(s) and adjacent areas affected by the project

Proposed project site appropriately labeled

Display a minimum of a quarter (1/4) mile in radius of proposed project

P"-c>3^l Existing property lines, buildings, streets, metro, transit stops and routes

Map of Existing Site Conditions:

Show location, dimensions, size, height, and elevations of:

Sidewalks, streets and their names (show full width, curblines and centerlines), alleys, existing
easements (include emergency vehicle easements), covenants and reservations

f-o'30'Z Show the full right-of-way width of all adjoining streets and alleys and include all information for
both sides

Roadway and lane widths and uses (right turn, left turn, etc.)

p-P3c>7. Traffic and pedestrian controls including signs, markings and signals
P-c>3ot Existing transit/bus stops with route number identification adjacent to the property
p-o3e.2- On-street parking locations and individual spaces when designated
V>-o3i»z Driveways, entrances, exits, parking areas; show vehicle parking spaces by type (standard,

compact and accessible) and indicate the number in each bay and total count. Dimensions shall
exclude any obstructions such as columns or light poles

P-^3t>Z Building setbacks, highway setback lines and zone transition lines

Existing buildings and structures; show footprint and indicate height

Property lines, including adjoining property lines; show course and distance of each site
boundary line

For adjoining properties, show current zoning and names and addresses of owners (show
zoning district boundary lines if multiple districts exist on the site or adjacent parcels)

Transformers, valves, and other surface features of utility systems

f'-o3&'2 Storm and sanitary sewer systems, water mains, and other buried utilities; indicate size of lines
and direction of flow for storm and sanitary lines; identify owner of each system
Pjpg hydrants and fire department connections

P-lT-gj Major trees (6" or more in caliper) and shrubs (3' or more in height), located and identified by
species, including street trees on public right-of-ways along property frontage. Also, locate and
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Development Preliminary Site Plan Checklist

CDSP# 2Q-23-ocA?a3 DSUP/DSP #

identify trees on adjacent properties with canopies that extend over the site. Identify species,
size and locations of trees on opposite sides of fronting streets

MIA Recreation areas, swimming pools and bike and walking trails on abutting streets or public
access easements

hJlA Watercourses, bodies of water, wetlands and limits of flood plains
mM Resource Protection Areas (RPAs) as defined in Article XIII of the Zoning Ordinance
?-03g^ Lighting on public rights-of-way adjacent to the site

t^lA Significant site features
P-t>5>oZ Topography shown with 2' contours on the subject property and on adjacent parcels for sufficient

distance to Indicate the relationship of the site to off-site terrain

Slopes, terraces and retaining walls, including elevations of level areas and tops and bottoms of
walls and exterior stairways and ramps

Indicate the following on the plan- underground storage tanks; areas located within 1,000 feet of
a former sanitary landfill, dump or disposal area; areas with the potential of generating
combustible gases

k)iA Location of buildings listed on the Alexandria List of 100-Year Old Buildings that occur on the
site or on adjacent parcels

Local Historic District Boundaries

A statement indicating whether or not the Site has areas of Marine Clay

Indicate areas on plan and provide a statement describing any known or expected contamination
or brief narrative of due diligence completed (site history) if none is expected

Preliminary Site Plan:

Include existing features to be retained and show location, dimension, size, height and elevation of proposed:

P-o'^p3 Boundaries of zoning districts on the site and adjoining sites

Sidewalks, streets, alleys with widths labeled, and elevations

Show the full width and centerlines of all adjoining streets and alleys

Existing and modified lane widths and uses (right turn, left turn, etc.)

?no4c>3> Existing and proposed traffic controls including signs, markings and signals

Sidewalks, bike and walking trails on sites and on abutting streets or public property/easements,
with widths of each

Bicycle parking spaces provided per City Standards

n3|A Bicycle and pedestrian paths per the Transportation Master Plan and 1998 Bicycle
Transportation and Multi-Use Trail Master Plan, including existing and proposed routes

Direction of traffic and volumes at all site entrances, exits and intersections

Sight distance per AASHTO at all driveways and street intersections

P-ot6'3 Curb radii at intersections and driveway entrances for public and private streets and alleys, and
within parking lots; note AASHTO turning radii

Existing and proposed on-street parking locations and individual spaces when required

4' Driveways, entrances, exits, parking areas; show parking spaces by type (standard, compact
and handicap) and indicate the number in each bay and the total count

Locations of underground parking and indicate the footprint of reiated subsurface structures

Arlc>2. Garage layouts with columns shown and drive aisle and parking spaces dimensioned. Parking
space widths and lengths do not include the column width. The use of "typical" may be used
provided it dimensions all types of spaces/aisles and is used in enough places that the review
can be performed accurately

P-Hol Vehicle turning movements for any parking lot or garage, entrances and drive aisles, accessible
spaces with AASHTO standard vehicle

Vehicle turning movements for loading zones with the largest vehicle that will access the site
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Development Preliminary Site Plan Checklist

CDSP# 2^33:2^ DSUP/DSP#

.4'"'^*'^ Slope of entrance ramp
4"lo1 Annotate length and slope of ramp transitions

Locations of building entrances and exits

Depict and annotate any parking control equipment or device in garage entrance

P-oMt>3 Building setbacks, highway setback lines, zone transition lines and vision clearances

Provide sections demonstrating compliance with Section 6-403 of the Zoning Ordinance

fJ/A Show any transition zone setback, if applicable

P-o3o2. Easements, covenants and reservations including emergency vehicle easements (EVE) (existing
and proposed)

Property lines; show course and distance of each site boundary line

Yard dimensions for setback requirements

Buildings and structures, including optional decks and other projections such as canopies, bay
projections, roof overhangs; or maximum building envelope (where approved as envelope)
showing outside dimensions, including height, and first floor elevations

P-pyol Stoops, steps and staircases (with elevations)

Distances between buildings and adjoining property lines

Storage space for solid waste and recyclable material containers with trash truck turning
movements and pick up locations

P-o/of Storm and sanitary sewer systems, including lateral lines, water mains and service lines, with
size, direction of flow and owners indicated in plan view for both existing and proposed

P'-cHot Gas mains and service lines; with size of line and owner of line indicated

Fire hydrants, water mains and service lines; with size of line and owner of line indicated
Electric, telephone, cable and all other utilities on the property; identify owners Transformers,
ground level mechanical units, switchboxes, cable boxes, poles, telephone pedestals, and other
surface features of utility systems and elevations

Existing and proposed light poles and fixtures on-site and on adjoining rights-of-way

P-D'-joi Existing and proposed bus stop(s) and bus stop amenities

Recreation areas, swimming pools. (Discharge from swimming pools shall be shown connected
to the sanitary sewer in plan view)

k)|/4 Watercourses, bodies of water, wetlands and limits of flood plains

fo\A Resource Protection Areas (RPAs) as defined in Article XIII of the Zoning Ordinance and
developable area

^3(A Significant site features
Limits of Disturbance

Proposed grading shown with 2' contours on the subject property and on adjacent parcels for
sufficient distance to indicate the relationship of the site to off-site terrain Slopes, terraces and
retaining walls, including elevations of level areas and tops and bottoms of walls and exterior
stairways and ramps

Identify all potential future deck locations

Landscape Plan:

Proposed landscape must comply with the 2019 City of Alexandria Landscape Guidelines (refer to Chapter 5)
published by the Department of Recreation, Parks and Cultural Activities, City of Alexandria

Buildings, and other structures and all building entrances

LI Streets, alleys, driveways, sidewalks, trails, intersections and all paved areas Utilities and utility
easements, existing and proposed

H  Locations of off-site and on-site lighting, including street lighting

Existing vegetation to be removed; include locations, size and species of all trees 6" or greater in
caliper
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Development Preliminary Site Plan Checklist

CDSP# 301-000^3 DSUP/DSP # -/cxao^

Street trees and natural vegetation to be retained; include locations, approximate driplines, size
and species of all trees 6" or greater in caliper

f'-K'TO'i' Details of protection structures to be used for existing trees to be preserved
t41^1' Proposed street tree species, locations, and planting details
V\ Indicate the distances between street trees

t-l Location and dimensions of areas to be landscaped (Including within public right-of-ways),
specifying the location, names, caliper, and size of proposed individual trees, shrubs, and
ground cover plants (indicate initial and final height for trees and shrubs, initial width for shrubs,
and initial spread for groundcover plants)

l-t Tabulation of required, existing and proposed crown coverage (Do not include street trees)
l'\ Show existing and proposed trails, roadways and sidewalks

Plans shall be sealed by a Certified/Registered Landscape Architect

Open Space Plan:

Refer to page 48-49 of the 2019 Citv of Alexandria Landscape Guidelines. Chapter 5:

Open space areas graphically showing the square footage and type (ground level or rooftop;
public, private and private with public access easement)

Lighting Plan/Signage Plan:

Building and structures

Location of all existing and proposed lights, including street lights and building lights

Type of fixture

Show the locations and height of proposed signs and provide information needed to assess
compliance with the sign ordinance and applicable special guidelines

G/S Dimension Pian*:

Include existing features to be retained and show location, dimension, size, height and elevation of:

Sidewalks, streets, alleys, driveways and parking lots; (edge of pavement or top of curb)

Show the full right-of-way width and centerlines of all adjoining streets and alleys

Buildings and structures, showing outside dimensions, including height

Property lines

Stoops, steps and staircases

Locations of building entrances; identification of primary building entrance, secondary entrances
and any mock entrances if applicable

p-ot^63 3 X y coordinate pairs in state plane coordinates (NAD 83) conforming to 50 scale (1:600/1 "=50')
National Map Accuracy Standards

*Note: The Dimension Plan is used to update the City of Alexandria's Geographic Information System
and therefore should contain only the information specified above. Additionaiiy, Alexandria GIS does not
meet the threshold for accuracy, as listed for the coordinate data above and is therefore not suitable as
source for obtaining this coordinate information.

Building Elevations and Sections:

Scaled architectural elevations of each building face, with materials labeled

Scaled elevations showing landscaping plan or screening treatment along public rights-of-way

Scaled sections showing average finished grade line, actual finished grade line, building heights
as defined by the Zoning Ordinance, and penthouses — all labeled and dimensioned

Scaled sections through buildings
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Development Preliminary Site Plan Checklist

CDSP# l' m-<xxAi DSUP/DSP

Scaled sections showing grade changes in relationship to buildings and/or retaining walls

Scaled sections showing average finished grade line, actual finished grade line, and scaled
heights, including penthouses, labeled and dimensioned

a detailed graphic showing floor area analysis indicating areas that have been deducted for
purposes of the FAR calculation. If the FAR deductions exceed 20% of the overall building's
square footage, written justification shall be submitted

Scaled floor plans

Roof plan, showing all parapets, rooftop appurtenances including elevator over-runs and
mechanical equipment

Color elevations for all building faces

Green Building: PM-fT
General Approach

^  Indicate certification the project will pursue and provide draft scorecard

Energy

/ Narratives addressing load reduction strategies proposed for the following:

/

• Massing and Orientation
• Basic Envelope Attributes

• Lighting
• Plug and process loads

Preliminary energy savings estimates

✓[ Renewable energy production narrative with output estimates

/[ For Net Zero:
• Preliminary energy analysis report that demonstrates renewable energy production

strategy that offsets projected building energy use
• Evidence that project has been registered for an approved Net Zero Energy

Certification

Commissioning

• Confirmation that a Commissioning Agent is contracted for the project

Metering Strategy Narrative

/

/

Woter

/ Proposed outdoor water reduction strategies and percentage of water reduced

^  Percent of indoor water use savings and list of proposed strategies
Indoor Environmental Quality

^  Narrative explaining project approach to:
• Daylighting plan and overall percentage of daylit spaces for the project
•  Interior Air Quality (lAQ) including reducing Volatile Organic Compounds (VOCs) in

interior spaces
• Construction lAQ

• Occupant Thermal Comfort

Environmental Quality and Quantity Plan:

Plans for collecting and depositing stormwater, including approximate pipe sizes, structures and stormwater
quality facility best management practices (BMPs):

Pre- and post-development, 1, 2, and 10-year stormwater computations as appropriate

Pxgfc>l Drainage area map delineating area contributing stormwater onto the project
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Development Preliminary Site Plan Checklist

CDSP# DSUP/DSP #

p-T>?o?/s Narrative describing how the project will comply with the stormwater quantity and quality
requirements in Article XIII of the Zoning Ordinance, to include the Alexandria Water Quality
Volume Default

Soil types (Hydrologic Soil Group A, B, C or D as defined by NRCS) and location thereof. Group
D soils must be used for stormwater worksheets and computations unless a geotechnical
investigation is provided that documents otherwise

Virginia Runoff Reduction Method (VRRM) worksheets must be completed to document
compliance with water quality requirements in Sec. 13-109(E) (4) and (5)

Layout of stormwater facility BMPs providing the location and type of facility(ies) being propose

p-o'^3 Use the VRRM in computing Channel Protection and Flood Protection Requirements

P-i>9o'2- Drainage area map with scale and north arrow indicating the area draining to the selected water
quality BMPs

City standard Alexandria water quality volume default BMP data blocks (2)

p-o>o3 Geographic coordinates of the BMP(s) (NAD88)

Ia if an operator Intends to address the water quality phosphorus requirements established in
9VAC25-870-63 and found in Sec. 13-109fE) (4) or (5)through purchasing offsite credits, where
applicable, then a letter of availability from the offsite credit provider shall be included that
documents the phosphorus and associated nitrogen credits are in place and achieving the
required reduction

P-o^of Preliminary calculations of sanitary flow generated from the site
Narrative describing how the project will comply with the requirements of Memo to Industry 06-
14 titled New Sanitary Sewer Connection and Adequate Outfall Analysis

M lA If the project is located in the combined Sewer System (CSS) area, provide a narrative
describing how the project will comply with the requirements of Memo to Industry 07-14, titled
"Development Requirements For The Combined Sewer Service Area"

Environmental Site Assessment Notes per Sec. 13-112 Environmental Management Ordinance

Preliminary Subdivision Plat:

When subdivision of land is involved, include a Preliminary Subdivision Plat. Refer to Section 11-1706 of the

Alexandria Zoning Ordinance for additional requirements.

^i|A Plat size shall not exceed 24" x 36"

I  Scale no less than 100'to 1"
!  Subdivision name

Name, address of owner of record and the applicant

Name, address, certificate number and seal of the surveyor or engineer

Gross area in acres and total number of buildings, lots or sites involved

Date, scale and north point with reference to source of meridian

Zoning of the property

A form or space, not less than two and one-quarter by three and one-half inches, on which
approval by the commission may be shown

Lot lines with the dimensions of the length and width of the lots

In the case of resubdivisions, all lot lines or lot numbers that are proposed to go out of existence
by reason of the resubdivision shall be shown by dotted lines and numbers

Location of the property immediately adjoining the proposed subdivision and the names and
addresses of all its owners

Location and width of all proposed streets, alleys and public areas and their dimensions

Points of connection with the city sewer system

Location of all easements, reservations, and highway setbacks, as established bv Section 7-
1006 of the zoning ordinance

125



Development Preliminary Site Plan Checklist

CDSP#^^5-^? DSUP/DSP # 2c(V%'toc:>ca

The width and name of adjacent existing streets, alleys, easements, public utilities, and railroads
shown graphically

Limits of floodpiains and resource protection areas (RPAs)

The location of metal monuments not less than one inch in diameter and 24 inches in length
shown thus: O, and located in the ground at each intersection of streets and alleys with plat
boundary lines, and at all points on street, alley, and boundary lines where there is a corner,
change in direction, or curvature

Any deed restrictions shall be recorded with this plat, if applicable

A surveyor's or engineer's seal and certificate of survey In the following form, which may be
modified to accommodate title information:

"I hereby certify that I have carefully surveyed the property delineated by this
plat, and that it is correct to the best of my knowledge and belief; that this is a
subdivision of part (or all) of the land conveyed by to

by deed dated and recorded among the land
records of in Deed Book at page and is
within those boundaries; and that all required monuments have been installed
where indicated; except those that will be installed at a later date but before
completion of the project.

"Certified Surveyor or Engineer"

A curve table shall be placed on the final plat containing the following for all curvilinear
boundaries and street centerlines; delta, radius, arc, tangent, chord and chord bearing. All
distances shall be shown to the nearest one-hundredth of a foot; angles or bearings to the
nearest ten seconds

ADPmONAL STUDIES - /F REQUiRED

Water Quality Assessment (In case of RPA encroachment):

fJjA See Article XIII of the Zoning Ordinance for specific requirements

Archaeological Assessment:

y  Documentary Study and initial Archaeological Evaluation completed and submitted by
Alexandria Archaeology

/  Appropriate archaeology comments on all site plan sheets involving ground disturbance
y  Locations and themes for historical interpretive elements and markers on plan, if applicable

Building Massing Study:

A'&Oi A physical model showing the mass and scale of the proposed buildings relative to surrounding
A-'^OiA should be a scaled three-dimensional representation of the proposed building

mass (including building articulation) in the context of surrounding buildings. Digital models
and/or photomontage may be substituted for physical models if deemed acceptable by the
Director of Planning & Zoning

Transportation Studies:

^ Multimodal Transportation Study and TMP or Memo
y  Parking Study

Other studies as required (queuing study, signal warrant analysis, etc.]
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CDSPn DSUP/DSP # -YocC^

Affordable Housing Plan:

^ A statement of intended voluntary contribution to the City's Housing Trust Fund or, in the case of
a residential project, a voluntary Affordable Housing plan that specifies the number of affordable
on-site units, by unit type, or a statement explaining why the developer is unable to include the
on-site units, along with the developer's proposed voluntary contribution to the Housing Trust
Fund

y  It is the City's policy that a voluntary contribution for affordable housing be made on all new
development. The payment should be paid to the City prior to issuance of certificate of
occupancy in the case of commercial development or rental housing, and paid at sale to end
user in the case of for-sale housing. In lieu of this contribution, a developer may submit an
Affordable Housing Plan to the Office of Housing proposing another means of meeting the
affordable housing requirement

http://alexandriava.qov/housinq/info/default.aspx?id=6628

_Tenant Relocation Plan (if applicable)

Design Guidelines:

Guidelines Link - The design guidelines below can be found on the City's website at:
http://aiexandriava.qov/planninq/info/default.aspx?ld=14676

If the project is located in the following areas, provide information necessary to assess compliance with the
appropriate design and/or streetscape guidelines.

/  Identify and acknowledge applicable design guidelines and/or other standards. All projects
Transportation and Environmental Services - Memos to the Industry -
http://aiexandriava.qov/tes/info/default.aspx?id=3522

ADDITIONAL APPLICATIONS WHICH MAYBE REQUIRED FOR CERTAIN

DEVELOPMENT PROPOSALS

Generally, all applications related to the same development proposal are required to be processed
concurrently. There is a separate fee for each of these applications. See current fee schedule. Check
those which are submitted with this application.

y Master Plan and/or Rezonlng. Required when the proposal requires different zoning or a
change to the City's Master Plan. See Sections 11-800 and 11-900 of the Zoning Ordinance.

Transportation Management Plan Special Use Permit. Required for any project containing
50,000 sq.ft. or more of commercial space, 40,000 sq.ft. or more of retail space, 150,000 sq.ft. or
more of Industrial space or 250 or more residential units. See Section 11-700 of the Zoning
Ordinance.

Vacation. Required when a portion of the public right-of-way is proposed to be acquired and
utilized in the development.

PIA Encroachment. Required when portions of the building (including stoops, steps, awnings, etc.)
or planters, etc. project into the public right-of-way.

fl}A Coordinated Development District (ODD) Concept Plan. Required on tracts zoned COD, in
order to proceed with development under the ODD zoning. See Section 5-600 of the Zoning
Ordinance.

fljA SUP for parking reductions and signs
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CDSP#i^^3-^.? DSUP/DSP #

SUP for specific uses

Board of Architectural Review Approvals. Required when the project is within one of the
City's two historic districts. See Article 10 of the Zoning Ordinance. *Note this is a separate
review process.

Revised:

5/11/2020-AEF
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Date: August 21, 2023 
Project: 301 N. Fairfax 
Purpose: DSUP Submission - Green Building Narrative v2.0 

 
 

Sustainable Building 
Partners 2701 Prosperity 

Avenue, Suite 100 
Fairfax, VA 220

General Approach 
The 301 N. Fairfax project is pursuing LEED Multifamily Midrise (MFMR) v4 certification at the Silver level. The 
project will comply with the Alexandria Green Building Policy in effect at the time of the DSUP which requires 
LEED certification.   
 
The LEED v4 MFMR rating system is a testing and verification-based rating system designed for residential 
construction. The LEED Green Rater will conduct pre-drywall and final inspections to verify that the 
prerequisites and targeted credits have been implemented on the project. This includes duct leakage 
testing, blower door testing, exhaust airflow testing, and commissioning. The project must compartmentalize 
each unit such that air leakage does not exceed 0.30 cfm50 and ducts must be sealed to not exceed 6% 
overall. 
 
301 N. Fairfax will earn the following LEED v4 MFMR priority points as well as the required performance per the 
Green Building Policy: 

• Optimize Energy Performance – 14% energy cost savings (5 points under LEED v4 NC) 
• Indoor Water Use Reduction – 40% indoor water reduction, 4 points minimum 
• Outdoor Water Use Reduction – 50% outdoor potable water use reduction, 1 point minimum  
• Low Emitting Materials – 1 point minimum 

 
301 N. Fairfax will demonstrate compliance with the following LEED v4 New Construction credits that are not 
captured within the LEED v4 Multifamily Midrise program. 

• Renewable Energy Production – 2 points minimum 
• Construction Indoor Air Quality Management Plan – 1 point 
• Thermal Comfort – 1 point 

 
LEED Certification Process 
To achieve LEED Certification under the Multifamily Mid-rise Rating system, projects are required to develop 
a Certification Packet at the end of construction that includes documentation related to both Design and 
Construction credits. The LEED Multifamily Midrise program differs from LEED BD+C in that it does not use LEED 
Online to submit the documentation. Instead, the LEED Green Rater will verify all documentation and submit 
the Certification Packet directly to the Green Building Certification Inc (GBCI) for final review. It is required 
that the Certification packet is submitted within 30-60 days of substantial completion. The project will undergo 
several Drawing Reviews to ensure that all required design elements have been incorporated into the 
drawings.  
 
Attached is a preliminary LEED v4 MFMR Checklist which summarizes all LEED credits being pursued and their 
requirements. The credits that align with the Alexandria Green Building Policy are noted. 
 
The Verification Team for this project is as follows: 
 Homes Provider: Green Dinosaur (Third Party Reviewer) 
 LEED Green Rater: Scott Atkinson, Sustainable Building Partners 
 Energy Rater: Justin Aruck, Sustainable Building Partners 

 
Energy 
The project team will implement an on-going performance optimization process through whole-building 
energy modeling and integrated design discussions, that will work to find an effective balance of all building 
systems with the overall goal of improving energy performance. The project is positioned to be an all electric 
building including an electric DOAS with heat recovery and electric heat pump water heaters. The units will 
include induction cooktops and all parking spaces will be Level 2 EV ready.  
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Sustainable Building Partners is hired to perform whole building energy modeling for the project and is 
committed to achieving the 14% energy cost savings as required by the Green Building Policy, which is 
equivalent to 5 points under the LEED v4 New Construction rating system. The project will also commit to 
achieving 2 points under the Renewable Energy Production LEED credit through Green-E certified off-site 
green power and/or carbon offsets and will prioritize reducing embodied carbon through conducting a Life 
Cycle Analysis and reviewing concrete reductions strategies with the design team. 
 
Interior lighting will play an integral role in the performance of this facility. The project will position for the use 
of high-efficacy LED fixtures (>60 lm/W) throughout with an additional focus on minimizing decorative lighting 
and avoiding the use of linear-strip LED fixtures which often inflate overall lighting power. Lighting controls will 
be implemented in accordance with the local energy code but the energy model will be used to evaluate 
opportunities to exceed code requirements. 
 
Typical mid- to high-rise multifamily facilities are not heavily sensitive to massing and/or orientation but 
opportunities will be evaluated as part of the overall building-level performance optimization efforts. Thermal 
mass implications will be considered but the enclosure will likely use standard light-weight assemblies in order 
to effectively balance the high cooling and heating loads within this mixed climate. 
 
The building enclosure plays a small role in the overall load profile of a mid- to high-rise multifamily building 
but the energy modeling analysis will be used to perform a sensitivity exercise to determine the inflection 
point and the most effective enclosure strategy that balances performance, budget, and constructability. 
This effort will include the evaluation of insulation levels, thermal bridging mitigation, and thermal mass. 
 
The plug and process loads are largely unregulated under the provisions of the local energy code and LEED 
program so a large portion of these systems present very little opportunity for optimization. That aside, the 
team will work to incorporate EnergyStar appliances, high-efficacy LED lighting in the dwelling units, a high 
efficiency elevator system, and premium efficiency motors where applicable. 
 
Water 
Native and adaptive plantings will be installed in all landscaped areas and will be irrigated by a high-
efficiency system using drip irrigation, moisture meters, and controllers where necessary to ensure plantings 
survive and thrive. Low flow plumbing fixtures and ENERGY STAR appliances will be used to reduce potable 
water use reduction. All tank water closets, lavatory faucets, and showerheads will be WaterSense labeled 
ensuring high-quality fixtures. The following low flow plumbing fixtures will be installed to achieve a 40% water 
use reduction per the Green Building Policy: 

• WC: 0.8/1.28 gpf (dual flush) 
• Lav Faucet: 1.0 gpm 
• Showerhead: 1.75 gpm 
• Kitchen faucet: 1.5 gpm 

 
Indoor Environmental Quality 
The project will use low-emitting flooring, paints and coating, insulation, and ceiling systems within the 
building to protect contractor and occupant health and comfort. Accessible thermal controls will be 
provided in all units and multioccupant amenity spaces. 

The LEED Green Rater will conduct several testing site visits from pre-drywall through final inspections to verify 
that the prerequisites and targeted credits have been implemented on the project. This includes duct 
leakage testing, blower door testing, exhaust airflow testing, and commissioning. The LEED Green Rater 
takes photo documentation at every site visit during construction to ensure SMACNA requirements are 
being followed. 
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LEED for Homes v4: Multifamily Midrise

301 N. Fairfax

2 0 0 Integrative Process Possible Points 2 4.5 4 9.5 Indoor Environmental Quality Possible Points:  18
Y ? N Y ? N
2 Credit Integrative Process Y Prereq Ventilation Required

Y Prereq Combustion Venting Required
14.0 1 0 Location and Transportation Possible Points 15 Y Prereq Garage Pollutant Protection Required

Y ? N Y Prereq Radon-Resistant Construction Required
Y Prereq Floodplain Avoidance Required Y Prereq Air Filtering Required
7 1 Credit Site Selection 8 Y Prereq Environmental Tobacco Smoke Required
3 Credit Compact Development 3 Y Prereq Compartmentalization Required
2 Credit Community Resources 2 1 2 Credit Enhanced Ventilation 3
2 Credit Access to Transit 2 0.5 1.5 Credit Contaminant Control 2

1 2 Credit Balancing of Heating and Cooling Distribution Systems 3
1 3.5 2.5 Sustainable Sites Possible Points:  7 3 Credit Enhanced Compartmentalization 3
Y ? N 1 1 Credit Enhanced Combustion Venting 2
Y Prereq Construction Activity Pollution Prevention Required 1 Credit Enhanced Garage Pollutant Protection 1
Y Prereq No Invasive Plants Required 1 1 1 Credit Low Emitting Products 3

1 1 Credit Heat Island Reduction 2 1 Credit No Environmental Tobacco Smoke 1
2 1 Credit Rainwater Management 3

1 0.5 0.5 Credit Non-Toxic Pest Control 2 4 1 1 Innovation Possible Points:  6
Y ? N

5 1 6 Water Efficiency Possible Points: 12 3 1 1 Credit Innovation 5
Y ? N 1 Credit LEED AP Homes 1
Y Prereq Water Metering Required
5 1 6 Credit Total Water Use 12 2 1 1 Regional Priority Credits Possible Points: 4

Y ? N
16 7 14 Energy and Atmosphere Possible Points: 37 1 Credit Site Selection (8 pts) 1
Y ? N 1 Credit Community Resources (2 pts) 1
Y Prereq Minimum Energy Performance Required 1 Credit Access to Transit (2 pts) 1
Y Prereq Energy Metering Required 1 Credit Total Water Use (12), Rainwater M. (3), Const. Waste M. (3) 1
Y Prereq Education of the Homeowner, Tenant or Building Manager Required

15 6 9 Credit Annual Energy Use 30 52 19 40 Possible Points: 110
5 Credit Efficient Hot Water Distribution 5

1 1 Credit Advanced Utility Tracking 2

3.5 0 5.5 Materials and Resources Possible Points: 9
Y ? N
Y Prereq Certified Tropical Wood Required
Y Prereq Durability Management Required
1 Credit Durability Management Verification 1

0.5 4.5 Credit Environmentally Preferable Products 5
2 1 Credit Construction Waste Management 3

Note:
- min 8 points total in LT and EA required
- min 3 points in WE required
- min 3 points in EQ required

August 21, 2023

40
50

60
52

80
18.5

Certified Silver Gold 301 N. Fairfax Platinum
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WALTER L. PHILLIPS, INC.
207 PARK AVENUE
FALLS CHURCH, VA 22046
ATTN: DANIEL PIETROPAOLI
(703) 532-6163

301 N FAIRFAX LLC
C/O REACS INC
2112 GALLOWS RD STE C2
VIENNA,VA 22182
(202) 463-2538

DEVELOPMENT TEAM INFORMATION

PROJECT DESCRIPTION NARRATIVE

DEVELOPMENT SPECIAL USE PERMIT

VICINITY MAP

ENVIRONMENTAL SITE ASSESSMENT

AREA TABULATIONS ZONING TABULATIONS

WALSH, COLUCCI, LUBELEY & WALSH, P.C.
2200 CLARENDON BOULEVARD, SUITE 1300
ARLINGTON, VA 22201
ATTN: M. CATHARINE PUSKAR
(703) 528-4700

ARCHAEOLOGY NOTES

301 NORTH FAIRFAX STREET

WINSTANLEY ARCHITECTS & PLANNERS
107 N. WEST STREET
ALEXANDRIA, VA 22314
ATTN: LEEJUNG HONG
(703) 519-8081

301N FAIRFAX PROJECT OWNER LLC
760 MAINE AVENUE, SW
WASHINGTON, DC 20024
(202) 686-0010

TRIP GENERATION ANALYSIS

REQUESTED LAND USE APPROVALS

PARKING TABULATION

→

GREEN BUILDING NARRATIVE

A-100 FAR PLANS
A-102 FLOOR PLANS
A-103 FLOOR PLANS
A-200 STREETSCAPE ELEVATIONS
A-201 EXTERIOR ELEVATIONS
A-202 EXTERIOR ELEVATIONS
A-301 SITE SECTIONS
A-801 MASSING VIEWS
A-801A MASSING STUDIES

ARCHITECTURESHEET INDEX
CIVIL
P-0101 COVER SHEET
P-0201 GENERAL NOTES
P-0301 SITE CONTEXT PLAN
P-0302 EXISTING CONDITIONS PLAN
P-0401 PRELIMINARY LAYOUT PLAN
P-0402 PRELIMINARY UTILITY UNDERGROUNDING PLAN
P-0403 PRELIMINARY GEOMETRIC PLAN
P-0404 PRELIMINARY OPEN SPACE PLAN
P-0501 PRELIMINARY GRADING PLAN
P-0502 PRELIMINARY AVERAGE FINISH GRADE
P-0701 PRELIMINARY STORMWATER OUTFALL ANALYSIS
P-0702 PRELIMINARY SWM COMPUTATIONS
P-0703 PRELIMINARY BMP COMPUTATOINS
P-0901 PRELIMINARY SANITARY SEWER OUTFALL ANALYSIS
P-1101 PRELIMINARY VEHICLE MOVEMENT PLAN
P-1102 PRELIMINARY TRUCK MOVEMENT PLAN
P-1103 PRELIMINARY SIGHT DISTANCE PLAN & PROFILE
P-1104 PRELIMINARY SIGHT DISTANCE PLAN & PROFILE
P-1201 EXISTING TREE SURVEY & INVENTORY
P-1202 TREE PRESERVATION DETAILS
P-1301 PRELIMINARY FIRE SERVICE PLAN
P-1302 FIRE FLOW ANALYSIS

CARMICHAEL ASSOCIATES LLC
7528 ELBA ROAD
ALEXANDRIA, VA 22306
ATTN: DENNIS CARMICHAEL
(703) 399-0472

LANDSCAPE 
L1 LANDSCAPE PLAN
L2 LANDSCAPE DETAILS
L3 LANDSCAPE NOTES
L4 HARDSCAPE & IRRIGATION PLAN

BUILDING CODE ANALYSIS
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TM:065.03-03-03

PROPOSED 4 STORY
BUILDING WITH BELOW
GRADE PARKING LEVEL

HT=50 FT

±59% PERIMETER
COVERAGE

SHEET:

20
7 

 P
AR

K 
 A

VE
N

U
E

(7
03

)  
53

2-
61

63
   

 F
ax

  (
70

3)
  5

33
-1

30
1

FA
LL

S 
C

H
U

R
C

H
,  

 V
IR

G
IN

IA
  2

20
46

w
w

w
.W

LP
IN

C
.c

om

I 
 N

  
C

  
O

  
R

  
P

  
O

  
R

  
A

  
T

  
E

  
D

En
gi

ne
er

s 
   

 S
ur

ve
yo

rs
   

  P
la

nn
er

s L
an

ds
ca

pe
  A

rc
hi

te
ct

s 
   

A
rb

or
is

ts

ES
TA

BL
IS

HE
D 

 1
94

5

CI
TY

 O
F 

AL
EX

AN
DR

IA
, V

IR
GI

NI
A

DE
VE

LO
PM

EN
T 

SP
EC

IA
L 

US
E 

PE
RM

IT
08

/22
/20

23
SC

DP
/A

V

FA
IR

FA
X 

ST
RE

ET

Tax Map No.File No. Job No. Cadd Dwg. File:065.03ALEX 21-147

30
1 N

OR
TH

P-1301

PR
EL

IM
IN

AR
Y 

FI
RE

 S
ER

VI
CE

 P
LA

N
1"

 =
 2

0'

1 INCH = 20'

20 100 20 40 80

(IN FEET)

NOTE:
TRUCK MOVEMENTS CREATED USING AUTODESK VEHICLE TRACKING
MODELING SOFTWARE. ACTUAL TURNING MOVEMENTS MAY VARY.

FIRE TRUCK PROFILE

LEGEND

LOD

NOTES:

152



SHEET:

20
7 

 P
AR

K 
 A

VE
N

U
E

(7
03

)  
53

2-
61

63
   

 F
ax

  (
70

3)
  5

33
-1

30
1

FA
LL

S 
C

H
U

R
C

H
,  

 V
IR

G
IN

IA
  2

20
46

w
w

w
.W

LP
IN

C
.c

om

I 
 N

  
C

  
O

  
R

  
P

  
O

  
R

  
A

  
T

  
E

  
D

En
gi

ne
er

s 
   

 S
ur

ve
yo

rs
   

  P
la

nn
er

s L
an

ds
ca

pe
  A

rc
hi

te
ct

s 
   

A
rb

or
is

ts

ES
TA

BL
IS

HE
D 

 1
94

5

CI
TY

 O
F 

AL
EX

AN
DR

IA
, V

IR
GI

NI
A

DE
VE

LO
PM

EN
T 

SP
EC

IA
L 

US
E 

PE
RM

IT
08

/22
/20

23
SC

DP
/A

V

FA
IR

FA
X 

ST
RE

ET

Tax Map No.File No. Job No. Cadd Dwg. File:065.03ALEX 21-147

30
1 N

OR
TH

FI
RE

 F
LO

W
 A

NA
LY

SI
S

NO
NE

FIRE FLOW ANALYSIS

REPORT PREPARED BY
CAPITOL FPE LLC &
INCLUDED FOR
INFORMATION ONLY

P-1302
153



c
a

rm
ic

ha
e

l
a

ss
o

c
ia

te
s 

LL
C

TOTAL SITE AREA (SF) 25,151

25% CANOPY COVERAGE REQUIRED (SF) 6,288

EXISTING CANOPY COVERAGE (SF) 768

REMOVED CANOPY COVERAGE (SF) 768

PRESERVED CANOPY COVERAGE (SF)

Canopy Coverage From Preserved Trees 0

Canopy Coverage From Preserved Shrubs 0

PROPOSED CANOPY COVERAGE (SF)

Canopy Coverage From Proposed Trees 3,750

Canopy Coverage From Proposed Shrubs 441

TOTAL PROPOSED CANOPY COVERAGE (SF) 4,191
TOTAL PROPOSED CANOPY COVERAGE (SF) 16.7%

CANOPY COVERAGE TABULATIONS

GENUS QTY.
PERCENT OF 

TOTAL 
PROPOSED

MAXIMUM 
PERCENT 
ALLOWED

SPECIES QTY.
PERCENT OF 

TOTAL 
PROPOSED

MAXIMUM 
PERCENT 
ALLOWED

Acer 3 27% 33% nigrum 1 9% 10%

Celtis 1 9% 33% pensylvanicum 1 9% 10%

Gleditsia 1 9% 33% rubrum 1 9% 10%

Liriodendron 1 9% 33% occidentalis 1 9% 10%

Nyssa 1 9% 33% triacanthos 1 9% 10%

Platanus 1 9% 33% tulipfera 1 9% 10%

Quercus 3 27% 33% sylvatica 1 9% 10%

occidentalis 1 9% 10%

alba 1 9% 10%

falcata 1 9% 10%

phellos 1 9% 10%

TOTAL: 11 TOTAL: 11

BIODIVERSITY TABULATIONS

PLANT TYPE BOTANICAL NAME COMMON NAME SIZE NOTES

PLAN KEY QUANTITY BOTANICAL NAME COMMON NAME CCA PER TREE (SF) TOTAL CCA (SF) LOCALLY / REGIONALLY EASTERN U.S. LOCALLY / REGIONALLY EASTERN U.S.

AN 1 Acer nigrum Black Sugar Maple 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
AP 1 Acer pensylvanicum Striped Maple 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 500 500 1 1
AR 1 Acer rubrum Red Maple 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
CO 1 Celtis occidentalis Common hackberry 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
GT 1 Gleditsia triacanthos Honey Locust 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 750 750 1 1
LT 1 Liriodendron tulipfera Tulip Tree 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1

NS 1 Nyssa sylvatica Black-gum 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 750 750 1 1
PO 1 Platanus occidentalis Sycamore 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
QA 1 Quercus alba White Oak 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
QF 1 Quercus falcata Southern Red Oak 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1
QP 1 Quercus phellos Willow Oak 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader (ROW Tree) 1,250 1,250 1 1

11 11
100% 100% 15% 25%

PO 3 Platanus occidentalis Sycamore 2" - 3" cal. / 12'-14' Ht. B&B; symmetrical, single leader 1,250 3,750 3 3

3 3
100% 100% 15% 25%

ILG 2 Ilex glabra Inkberry 18" Ht. 25 50 2 2
TAX 1 Taxus baccata English Yew 18" Ht. 25 25 - -
MYP 2 Myrica pennsylvanica Northern Bayberry 18" Ht. 25 50 2 2

4 4
80% 80% 8% 30%

CLA 4 Clethra alnifolia Sweet Pepperbush 18" Ht. 10 40 4 4
ITV 4 Itea virginica Virginia Sweetspire 18" Ht. 10 40 4 4

8 8
100% 100% 20% 60%

ILG 2 Ilex glabra Inkberry 18" Ht. 25 50 2 2
MYP 2 Myrica pennsylvanica Northern Bayberry 18" Ht. 25 50 2 2

4 4
100% 100% 8% 30%

CAA 2 Callicarpa americana American Beautyberry 18" Ht. 10 20 2 2
CEO 3 Cephalanthus occidentalis Buttonbush 18" Ht. 10 30 3 3
CLA 2 Clethra alnifolia Sweet Pepperbush 18" Ht. 10 20 2 2
ITV 3 Itea virginica Virginia Sweetspire 18" Ht. 10 30 3 3
LEA 2 Leucothoe axillaris Coastal Doghobble 18" Ht. 10 20 2 2

ROS 8 Rosa virginiana Virginia Rose 18" Ht. 2 16 8 8
20 20

100% 100% 20% 60%

125

DECIDUOUS 
SHRUBS 

TOTAL: 8 TOTAL: 80

EVERGREEN 
SHRUBS 

TOTAL: 5 TOTAL:

REQUIRED % 

3,750TOTAL:

TREES ON 
STRUCTURE

11TOTAL:

URBAN TREE

TOTAL:

136TOTAL: 20 TOTAL:

EVERGREEN 
SHRUBS ON 
STRUCTURE

DECIDUOUS 
SHRUBS ON 
STRUCTURE

NATIVE PLANT TABULATIONS

TOTAL: 4 TOTAL: 100

3

PLANT SCHEDULE

PLAN INFORMATION PROPOSED  (QTY. & %)CANOPY COVERAGE ALLOWANCE (CCA)

TOTAL: 12,000

PLAN KEY QUANTITY PLAN LOCATION
PROJECTED 20 YR. 

CANOPY (PER TREE)

IMPERVIOUS AREA 
UNDER CANOPY (PER 

TREE)

IMPERVIOUS AREA 
GREATER THAN 50% 

OF PROJECTED 20 YR. 
CANOPY (Y/N)

AN 1 STREET TREE 1,250 1,067 Y

AP 1 STREET TREE 500 370 Y

AR 1 STREET TREE 1,250 1,067 Y

CO 1 STREET TREE 1,250 1,067 Y

GT 1 STREET TREE 750 1,067 Y

LT 1 STREET TREE 1,250 1,067 Y

NS 1 STREET TREE 750 635 Y

PO 1 STREET TREE 1,250 1,067 Y

QA 1 STREET TREE 1,250 1,067 Y

QF 1 STREET TREE 1,250 1,067 Y

QP 1 STREET TREE 1,250 1,067 Y

URBAN TREE TABULATIONS

TOTAL: 11 12,000

BIKE 
RACK

CONCRETE BUS PAD

TYPICAL STREET LIGHT (SEE CIVIL)
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1 AR 1 AP 1 AN

1 QA

1 QP

1 QF

1 CO

1 GT

1 NS

1 LT

1 PO

BIORETENTION PLANTED W. 
ORNAMENTAL GRASSES, SEDGES, 
AND PERENNIALS

1 PO

EX. UTILITY POLE

EX. UTILITY & LIGHT POLE

1 PO

1 PO
2 LEA

2 ITV

1 CEO

(QTY. 29) MYRICA 
PENSYLVANICA, 3’ O.C., NOT 
FOR CANOPY CREDIT

2 ILG

2 MYP

2 CLA

4 ROS

1 CAA

2 CEO

1 CAA

4 ROS

1 ITV

BIORETENTION PLANTED W. 
ORNAMENTAL GRASSES, SEDGES, 
AND PERENNIALS

2 CLA

1 TAX

1 CLA

1 ILG

2 ITV

1 MYP

1 ITV

1 ILG

1 CLA

1 MYP

1 ITV

LAWN & ORNAMENTAL GRASSES AT 
PLANTING BEDS (TYP.)

LAWN & ORNAMENTAL GRASSES AT PLANTING BEDS (TYP.)
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CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS
DOCUMENT IS FOR GENERAL GUIDANCE
ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL
NOT RELIEVE THE DESIGN PROFESSIONAL
OR CONTRACTOR OF ANY LEGAL
RESPONSIBILITY.

TREE PLANTING
STRIP

1 OF 1

COA.

01/01/19 LD 006

CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS
DOCUMENT IS FOR GENERAL GUIDANCE
ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL
NOT RELIEVE THE DESIGN PROFESSIONAL
OR CONTRACTOR OF ANY LEGAL
RESPONSIBILITY.

STREET TREE
PLANTING WELL

1 OF 1

COA

01/01/19 LD 005

CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS
DOCUMENT IS FOR GENERAL GUIDANCE
ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL
NOT RELIEVE THE DESIGN PROFESSIONAL
OR CONTRACTOR OF ANY LEGAL
RESPONSIBILITY.

DECIDUOUS
TREE PLANTING

1 OF 1
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01/01/19 LD 001

CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS
DOCUMENT IS FOR GENERAL GUIDANCE
ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL
NOT RELIEVE THE DESIGN PROFESSIONAL
OR CONTRACTOR OF ANY LEGAL
RESPONSIBILITY.

SHRUB
PLANTING

1 OF 1

COA

01/01/19 LD 009

CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS
DOCUMENT IS FOR GENERAL GUIDANCE
ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL
NOT RELIEVE THE DESIGN PROFESSIONAL
OR CONTRACTOR OF ANY LEGAL
RESPONSIBILITY.

GROUNDCOVER &
PERENNIAL
PLANTING

1 OF 1

COA
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CITY OF ALEXANDRIA, VIRGINIA
STANDARD LANDSCAPE DETAILS

CITY OF ALEXANDRIA, VIRGINIA

CITY OF
ALEXANDRIA

NOTE:
THE INFORMATION SHOWN HEREIN THIS DOCUMENT IS FOR GENERAL GUIDANCE ONLY AND IS NOT INTENTED FOR
CONSTRUCTION PURPOSES. ITS USE SHALL NOT RELIEVE THE DESIGN PROFESSIONAL OR CONTRACTOR OF ANY
LEGAL RESPONSIBILITY.

STANDARD
LANDSCAPE
PLAN NOTES
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BIKE 
RACK

IRRIGATION ZONE (TYP.)

ALL OTHER PLANTINGS WILL BE HAND 
WATERED AND STREET TREES WILL BE 
WATERED WITH GATOR BAGS

IRRIGATION ZONE (TYP.)

STEEL PLANTERS ALONG EAST SIDE 
(TYP.)

WOOD PAVERS ON 
PEDESTAL (TYP.)

CONCRETE PAVERS ON 
PEDESTAL (TYP.)

POURED IN PLACE 
CONCRETE BIORETENTION 
PLANTERS (TYP. ALL 5 
BIORETENTION)

GRILL & COUNTER

BIORETENTION HAND 
WATERED DURING 
ESTABLISHMENT PERIOD 
(TYP. ALL 5 BIORETENTION)

ENTRY GATE

SCREEN ON TOP OF 
PARAPET WALL

SCREEN ON TOP OF 
PARAPET WALL

PRIVATE TERRACE W. 
ENTRY GATE (TYP.)
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QUEEN ST.

CONCRETE BUS PAD
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67 PARKING SPACES + 4 COMPACT TANDEM SPACES
19 STANDARDS & 48 COMPACTS. INCLUDED WITHIN COUNTS ARE 3 ADA SPACES

OPEN SPACE

GROSS FLOOR AREA

FLOOR AREA EXCLUSIONS - UTILITY, 
VERTICAL CIRCULATION, SHAFTS, & 
BASEMENT

FLOOR AREA EXCLUSIONS - TOILET (50 
SF U.O.N), OR POWDER ROOM (PR) AS 
NOTED

FLOOR AREA
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SCALE:

KEY PLAN

02/17/2023 STAGE 1 CONCEPT PLAN

04/07/2023 BAR DEMOLITION 
PRELIM. SUBMISSION

04/07/2023 BAR CONCEPT I -
PRELIM. SUBMISSION

04/17/2023 BAR CONCEPT I / DEMO -
FINAL SUBMISSION

04/21/2023 CONCEPT II
FINAL SUBMISSION

06/21/2023 BAR CONCEPT II 
SUBMISSION

07/12/2023 DSUP PRELIMINARY 
COMPLETENESS

08/07/2023 BAR CONCEPT III 
SUBMISSION

08/22/2023 DSUP COMPLETENESS 
VERIFICATION

FAR PLANS

A-100

ALEXANDRIA, VA 22314

1" = 20'-0"1
LEVEL 1 FAR

1" = 20'-0"2
LEVEL 2

1" = 20'-0"3
LEVEL 3 FAR

1" = 20'-0"4
LEVEL 4 FAR

1" = 20'-0"5
ROOF LEVEL FAR

1" = 20'-0"P
PARKING LEVEL FAR*

FAR LEGEND

NO. DATE ISSUE DESCRIPTION
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Candace Fissell 

From: 

Sent: 

To: 

Subject: 

Moritz package delivered 

Legal Assistant to 

Paul B. Terpak, Esquire 

Kevin F.X. DeTurris, Esquire 

Thomas Cusick, Esquire 

Blank:ingship�i thJ>:: 

Blankingship & Keith, PC 

Kathy Teeple 

Monday, September 25, 2023 9:51 AM 

Candace Fissell 

FW: FedEx Shipment 773510093202: Your package has been delivered 

4020 University Drive, Suite 300 ■ Fairfax, VA 22030 

tel (703) 691-1235 ■ fax (703) 691-3913 

The above communication contains information that may be confidenlial and/or privileged. Except for use by the intended recipient, or as expressly 
authorized by the sender. any person who receives this information Is prohibited from disclosing, copying. distributing. and/or using 11. If you have 
received this communication in error, please immediately delete it and all copies. and promptly notify the sender at the above telephone number or 
electronic mail address 

From: TrackingUpdates@fedex.com <TrackingUpdates@fedex.com> 

Sent: Monday, September 25, 2023 9:39 AM 

To: Kathy Teeple <KTeeple@bklawva.com> 

Subject: FedEx Shipment 773510093202: Your package has been delivered 

Hi. Your package was 
delivered Mon, 09/25/2023 at 

9:30am. 
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Delivered to 301 KING ST, ALEXANDRIA, VA 22314 

Received by M.HOPE 

OBTAIN PROOF OF DELIVERY 

How was your delivery ? 

TRACKING NUMBER 

FROM 

TO 

REFERENCE 

SHIPPER REFERENCE 

SHIP DATE 

DELIVERED TO 

PACKAGING TYPE 

ORIGIN 

773510093202 

Candee Fissell 

4020 University Drive 

Suite 300 

FAIRFAX, VA, US, 22030 

Department of Planning & Zoning 

Mr. Karl Moritz, Director 

City Hall 

301 King Street, Room 2100 

ALEXANDRIA, VA, US, 22314 

15746.1 

15746.1 

Fri 9/22/2023 07:22 PM 

Mailroom 

FedEx Envelope 

FAIRFAX, VA, US, 22030 
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DESTINATION 

SPECIAL HANDLING 

NUMBER OF PIECES 

TOTAL SHIPMENT WEIGHT 

SERVICE TYPE 

FOLLOW FEDEX 

f in 

ALEXANDRIA, VA, US, 22314 

Adult Signature Required 

0.50 LB 

FedEx Priority Overnight 

Wondering when a 

package will arrive? 

Enter your tracking number to see 

your estimated delivery time within a 

4-hour window.

TRACK A PACKAGE 

D Please do not respond to this message. This email was sent from an unattended mailbox. 

This report was generated at approximately 8:38 AM CDT 09/25/2023. 

All weights are estimated. 

To track the latest status of your shipment, click on the tracking number above. 
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From: Scott Corzine scorzine54@gmail.com 

Sent: Wednesday November 29, 2023 4:38 PM 

To: PlanComm 

Subject: Re: Process for Filing Comments for the Public Record 

I'm respectfully submitting this position statement for inclusion in the public record for the 

December 5 Planning Commission meeting regarding the 301 N. Fairfax St. proposal. Kindly 

confirm receipt, if you will. 

Many thanks. 

Scott 
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Position on 301 N. Fairfax Proposal for the Planning Commission Record 

The 122 members of Old Town Neighbors join the 125 members of the Bulfinch Square, Princess 

Townhouse, and Tobacco Key Homeowners’ Associations and the over 770 signatories to our petition to 

oppose the plan by the Hoffman organization for 301 N. Fairfax, as it is currently proposed. We ask the 

Planning Commission to defer its decision until an acceptable new design is offered that meets the many 

guidelines that the current proposal ignores and until the Planning Commission officially addresses our 

September 22 request (to Director Moritz) for interpretation of the Zoning Ordinance, upon which this 

entire proposal is based ‐ we believe in error.1 We ask you to not pass Resolution #2023‐00002 and not 

amend the Old Town Small Area Plan.  

We oppose approval of the lengthy list of special treatments, variances, and exceptions being demanded 

by the developer, as the basis for his proposal, for two essential reasons: 

1. The development is architecturally inappropriate and too tall for its location in both the Old and

Historic District and the Waterfront Small Area Plan. As described in Chapter 6 of the Design

Guidelines for the Old and Historic Alexandria Districts, “The character of the historic districts is

primarily defined by its residential structures.” We ask you to compare the character of the

existing neighborhood contiguous to 301 N. Fairfax below to the Hoffman proposal, to see why

it is wholly out of character in the Old and Historic District:

Historic Old Town Height and Architecture Proximate to 301 N. Fairfax 

Hoffman’s Proposal  

1 See Planning Commission Docket Item 6, attachment: “DSUP2023‐0009 Additional Materials”. Our request was 
accompanied by the $500 fee for such official determination, which has been returned to us by Director Moritz, 
explaining that only the Commission can make that interpretation. 

173



2. If 301 N. Fairfax is built as proposed, then 300 N. Lee Street and 333 N. Fairfax Steet will

inexorably follow – leading to a rare full block in the Old and Historic District that bears no

resemblance to its timeless heritage and provides no break between three buildings amassed

on this unique block, as required in the Waterfront Small Area Plan. In Figure 1 below, see that

301 N. Fairfax was “Lot 27” in the original 60 acres of Alexandria laid out by George Washington

in 1749:

 Figure 1. 

In the aerial shot below, all surrounding residential lots average half the height existing or 

proposed in the red block shown. With each successive developer building to the edge of their 

sites, the original pedestrian alley required to be re‐opened by the Waterfront Small Area Plan 

(that would open the block, connect with Quay Street, and open direct river access from N. 

Fairfax) cannot be implemented. Not enough lot separation results in a fire hazard with 

insufficient access by fire trucks, unless the reinstated alleyway is installed: 

Figure 2. 
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Our members and signatories are eager to support a design and scale at 301 N. Fairfax that meets the 

Design Guidelines for new construction in the Old and Historic District and the Waterfront Small Area 

Plan for scale, footprint, set‐backs, green space, open space, and east‐to‐west access toward the 

waterfront.  

To do that, we have asked the developer’s representatives – at three Board of Architectural Review 

meetings this summer ‐ for five reasonable alterations to their plan: 

 Build less scale, so a 57.3 ft. tall2 301 N. Fairfax does not overwhelm the neighborhood of 2‐3

story residential townhomes.

 Re‐design 301 as architecturally respectful to the 18th, 19th & 20th century townhomes

surrounding it.

 Eliminate the 10 private rooftop decks as inappropriate to the Old and Historic District, per

Chapter 6 of the Design Guidelines, and conventionlly meet the open space requirements of the

Guidelines.

 Provide set‐backs sufficient to meet the ground cover requirements.

 Add a service entrance so all loading/unloading/garbage collection does not occur streetside on

Queen at N. Fairfax Street.

We have been met with obstinance by the developer’s attorney and architect every step of the way. 

Except for reluctantly agreeing to a modest 4th floor setback, our other requests have been met with the 

curt dismissal ‐ “It’s never going to happen.” They want you to approve their proposal as is, make no 

meaningful changes, and disregard unanimous citizen and neighborhood opposition to it. 

If the Planning Commission votes to approve the audacious list of special treatments demanded by 

Hoffman for 301 N. Fairfax, then: 

 You will be agreeing to approve new construction that architecturally bears poor resemblance

to its environs, as required by Chapter 6 of the Design Guidelines for new construction:

a. “Boards favor contextual background building which allows historic structures to

maintain the primary visual importance.” (The Hoffman proposal fails this test.)

b. “Single buildings in the latest architectural vocabulary are generally discouraged.” (The

Hoffman proposal is exemplary of the discouraged architectural vocabulary.)

c. Alexandria Boards promote development that is “compatible with the historic

characteristics of historic districts.” (The Hoffman proposal fails this compatibility test.)

d. “Designs should complement and reflect the architectural heritage of the city.”

New buildings “should not create an appearance with no historic basis.” (The Hoffman

proposal fails this test.)

e. Chapter 8 of the Design Guidelines (referring to waterfront district development)

declares a “strong preference to reflect traditional architectural styles found in the Old

and Historic District that complement and reflect the architectural heritage of the city

and use historic design elements found in the Old and Historic District.” (The Hoffman

proposal fails this requirement.)

 You will be agreeing to approve a 4‐story building with 10 private rooftop party decks and

mechanical enclosures (essentially, a fifth floor that takes the real height to over 57 ft.) – and

2 While the develop insists the building will be 50 ft. tall, the mechanical enclosures and rooftop stairwell 
enclosures add essentially a 5th floor from a neighborhood visual perspective. 
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that visibly overwhelms the 200 and 300 blocks of Queen Street, the 200 and 300 blocks of N. 

Fairfax Street, the 200 block of Princess Street, and the 300 block of N. Lee Street.  

a. Chapter 6 of the Design Guidelines requires that multifamily residences… “should not

overwhelm adjacent buildings.” “Wide buildings are not encouraged in areas of narrow

rowhouses.” (Hoffman’s 300 ft. long and 57.3 ft. high building fails this test.)

b. Chapter 8 of the Design Guidelines provides that “new buildings should reflect

traditional widths in the Waterfront area of 35 – 100 feet.” (Hoffman’s proposal is

roughly 300 ft. wide along N. Fairfax – demonstrably out of place in the Old and Historic

District.)

 You will be agreeing to slash the ground cover requirement by 33% since the overwhelming

building does not have enough space left to plant trees and vegetation.3

a. This violates Section 4‐206 (A) (2) (a) of Article IV of the Alexandria Zoning Ordinance,

which requires a 16‐foot setback for multi‐family dwellings. (Hoffman proposes only a 5‐

foot setback.)

b. The Commission Staff’s own report admits that the “development does not have many

areas for tree planting due to it being an urban building with minimal property line

setbacks. Additionally, nearly the entire site is to be located above an underground

parking garage, further limiting successful tree growth.” (This lack of area for trees is the

direct result of a building too large that is proposed for a site too small. Hoffman’s offer

of $4,194 to the Urban Forestry Fund for tree plantings in the neighborhood hardly

compensates residents for this problem self‐imposed by the developer.)

 You will be agreeing to a 48‐unit premium condominium without a service entrance, where all

loading, unloading, tradesmen entrances/exits, and garbage collection will occur streetside on

Queen Street, just east of the Fairfax intersection in front of two popular restaurants ‐ from 7

AM until 11 PM every day. (This will occur every day within one block of City Hall, per the

developer’s own application.)

 You will be agreeing to a building that cannot meet the 40% open space requirement without

counting the 10 private rooftop decks as “open space”.

a. Chapter 6 of the Design Guidelines provides that “Boards have expressed serious

reservations regarding the appropriateness of roof deck structures in the historic

districts.” (We see no reason to grant Hoffman’s demand for an exception.)

b. Section 4‐206 (A) (2) (b) of Article IV of the Alexandria Zoning Ordinance considers

rooftop decks as “open space” only if they are landscaped. (We have not seen any plan

to landscape the rooftop decks in the developer’s proposal.)

c. If only the ten 4th floor residents will have access to their own private decks, the

inaccessibility to these private decks availed to all building occupants seems to negate

the assertion that these rooftop decks are, indeed, “open space.”

3 The Staff Report shows a request for a 76% reduction in the coverage requirement in one section and a 33% 
reduction requested in another. Either measure yields drastically reduced ground cover. 
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 You will be agreeing to a development that will add over 100 new residents who will put

enormous stress on area infrastructure.

a. Increased demand will exacerbate the cellular and cable “dead zone” already present in

this area.

b. The addition of 68 new cars entering and exiting from the underground garage on

Queen Street will add to the growing traffic congestion on both Queen and N. Fairfax

Streets.

c. The removal of 63 public parking spaces currently available at 301 N. Fairfax to tourists

and waterfront visitors who depend on that parking will crowd out residential parking.

 You will be agreeing to eliminate the current limit on units per acre in the Old and Historic

District and permitting Hoffman to build 17‐28 more units than he is permitted, based on

which formula one uses for the calculation:

a. the unit limitations for the 301 N. Fairfax lot square footage applied to the Waterfront

Small Area Plan criteria (restricts Hoffman to a maximum of 23 units)

b. the unit limitations for the 301 N. Fairfax lot square footage applied to CD Zone 4‐

505(b)(1) criteria (restricts Hoffman to a maximum of 20 units)

c. the unit limitations for the 301 N. Fairfax lot square footage applied to CD Zone 4‐

505(b)(1) criteria with Special Use Permit (restricts Hoffman to a maximum of 31 units)

d. the unit limitations for the 301 N. Fairfax lot square footage applied to CD Zone 4‐

506(b)(2) criteria with Special Use Permit (restricts Hoffman to a maximum of 31.4 units)

From page 127 of the Waterfront Small Area Plan – “Analysis of the value of the additional density 

provided in this Plan strongly suggests that, at a minimum, a per‐square‐foot developer contribution to 

off‐site amenities of $9.00 in 2012 dollars is financially feasible.” “The per‐square‐foot contribution 

should be calculated based upon all new square footage, including that which replaces existing 

structures.” 

At a proposed size of 93,336 sq ft, page 127 of the Waterfront Small Area Plan “strongly suggests” that 

Hoffman is obligated to pay the City of Alexandria $12.06 per sq foot ($9.00 in 2012 dollars expressed in 

2023 dollars) ‐ a contribution of $1,125,632.4 However, in the Staff Report we see only:  

 $4,194 pledged for urban forestry,

 $10,000 pledged for bikeshare,

 $29,267 pledged for public art, and

 $105,948 pledged to the housing trust fund.

These token pledges total only $149,409, which meets only 13% of Hoffman’s obligation to Alexandria in 

return for the preferential treatment and extra height he demands.5  If you agree to this under‐funding, 

this becomes yet another exception you will be rewarding Hoffman. 

4 “Analysis of the value of the additional density provided in this Plan strongly suggests that, at a minimum, a per‐
square‐foot developer contribution to off‐site amenities of $9.00 in 2012 dollars is financially feasible.” 
5 If we use (62,000 sq feet x $12.06), Hoffman’s contribution of $149,409 is still only 20% of the required $747,720 
contribution to the city. 
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But perhaps most detrimental to the beauty that is the Old and Historic District ‐ and is the very reason 

for Alexandria’s designation by Conde Nast as the #3 of America’s Small Cites ‐ is the foreseeable 

aftermath of developing 301 N. Fairfax at its proposed modern style, excessive mass and scale, and its 

“build to the edge of the perimeters” approach.  

Approving 301 will set a damaging precedent that will inevitably be followed by developers of 300 N. 

Lee Street and 333 N. Fairfax Street soon thereafter.  

The result will be a regrettable legacy left by the Planning Commission and City Council that will turn the 

last full‐block development in the Old and Historic District into three massive buildings that will not 

architecturally relate to each other or to their historic location. They will offer no break in their 

combined mass for the restoration of the original alleyway connecting N. Fairfax to Quay Street, then 

directly to the river, or provide any way to break up such concentrated mass. Fire trucks will be unable 

to gain access between the buildings, an unacceptable public safety risk. 

To meet its stated goals for an “area grounded in the City’s history”, the Waterfront Small Area Plan on 

pages 18 and 20 calls for “increased access to the waterfront” and “permeability” to the waterfront. 

Thus, “view corridors [to the Potomac], when possible, will be strengthened. Alleys should be retained or 

reopened where feasible…”.   

Requiring the retention of the original alleyway (see Figure 3 below) that bifurcates the three sites 

(shown on the red‐colored lot in Figure 2 on page 2 above) would provide a grand “view corridor” from 

N. Fairfax all the way to the Potomac, because it would connect directly to Quay Street, breaking up this

monolithic block, just as the Waterfront Small Area Plan requires. Approving Hoffman’s 301 N. Fairfax

plan, as presented, eliminates your opportunity (and obligation, in our view) to require this west‐to‐east

pedestrian alleyway among the three lots that will be successively – and excessively ‐ developed.

 Figure 3 

If you approve the 301 N. Fairfax plan before you, with its list of audacious demands for special 

treatment, the site will be the first irreversible domino to fall on streets first laid out by George 

Washington in 1749. 

There is an alternative legacy, however, that can be bequeathed to Alexandria by the Planning 

Commission and City Council, which is positive, impactful, and imaginative!  This block ‐ bordered by 

Fairfax, Queen, Princess, and Lee streets ‐ offers a once‐in‐a‐lifetime opportunity to reverse the zoning 
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mistakes of the 1970’s that led to the three out‐of‐place office buildings currently there. Commissioners 

and Councilmembers can creatively re‐imagine the entire block as a unique opportunity for a planned 

approach to the three buildings that will be erected there, so that – together – they offer the 

architectural, open space, ground cover, and river access elements required in both the Old and Historic 

District and the Waterfront Small Area Plan that the entire block occupies. 

Re‐imagining this entire block to the broader benefit to all of Alexandrians and tourists, starts with 

deferring the 301 N. Fairfax proposal.  

 Sec. 10‐101 1. (G) of the Zoning Ordinance exists “To assure that new structures, additions,

landscaping, and related elements be in harmony with their historical and architectural setting

and environs.”  (The Hoffman proposal fails this test.)

 Section 10‐105 A. 2. (c) addresses “the impact [of new buildings] upon the historic setting,

streetscape or environs.” (The Hoffman proposal negatively impacts our historic streetscape.)

 Section 10‐105 A. 2. (d) addresses “…. the extent to which any new architectural features are

historically appropriate to the existing structure and adjacent existing structures.”  (The Hoffman

team actively resisted our suggestions for historic reference to proximate structures.)

 Section 10‐105 A. 2. (e) speaks to how new construction in the Old and Historic District relates

“to similar features of the preexisting building or structure, if any, and to buildings and structures

in the immediate surroundings.” (The Hoffman proposal relates poorly to its immediate historic

surroundings.)

Because the Hoffman proposal fails in each of these areas, we respectfully ask the Planning Commission 

and City Council to:  

 direct the BAR to defer the demolition of 301 N. Fairfax until its replacement has widespread

agreement, by denying a Certificate of Appropriateness,

 defer decision on the 301 N. Fairfax proposal until the Planning Commission officially interprets

the Zoning Ordinance, as we requested in a September 22 letter to Director Moritz and as

required by due process, and

 not pass Resolution #2023‐00002 and not amend the Old Town Small Area Plan.

Our members ask you to defer all decisions on this Hoffman proposal until the Planning Commission, 

Council, BAR, and Waterfront Commission can collectively re‐think this special block as an example of 

how to marry Alexandria’s need for housing and growth on the one hand, with its obligation to preserve 

and enhance its historical architectural heritage, on the other hand ‐ in unique collaboration with an 

informed citizen constituency with direct interest in the ultimate outcome. 

Thank you, 

Scott Corzine  

179



 
October 18, 2023 
 

Via Email 
 
Mr. Nate Macek, Chair 
Planning Commission 
Alexandria City Hall 
301 King Street 
Alexandria, VA 22314 
 
Re: Irreparable Damage to Historic Old Town if 301 N. Fairfax is Permitted to be Built 

 

Dear Mr. Chair: 

Alexandria is on a dangerous precipice. Our Historic District is at risk of losing the very historic and 
architectural character that defines it as a destination for visitors and tourists and the reason for its 
national designation as a Historic District. A proposed development for 301 N. Fairfax will soon be 
before the Planning Commission seeking four planning and zoning exemptions that, if granted, will 
permit the construction of an insipid, modern, and grossly oversized residential building. The impact will 
be tragic and irreversible.  

Alexandria has recently been designated by Condé Nast as #3 of America’s Small Cites, trailing only 
Charleston and Santa Fe and just ahead of Savannah. The common thread among these cities is their 
unique historic character and the sense of community among residents, tourists, and the business 
interests in preserving this character and appreciating the benefits and vibrancy that it sustains. In its 
designation of Alexandria, Condé Nast wrote of a “charming, historic city,” “red-brick sidewalks,” and 
“perfectly preserved rowhouses from the 18th and 19th centuries.” The building proposed for 301 N. 
Fairfax has none of these qualities. It would never be considered anywhere near historic districts in 
Charleston, Santa Fe, Savannah, or other similar American cities that value their heritage.  

The developer will bring its requests for planning and zoning exemptions for 301 N. Fairfax before the 
Planning Commission on December 5. The property in question is on the corner of Queen Street and 
North Fairfax, a site one block from City Hall and Founder’s Park. The Planning Commission will be asked 
to approve four audacious exceptions so the 301 N. Fairfax developer can build a massive, modern 
condominium that overwhelms the neighborhood. The building design and scale was strongly opposed 
by every resident who spoke at three successive Board of Architectural Review meetings this summer. 
The mass of the proposal was also openly opposed by several BAR members.  

It is an architecturally uninteresting behemoth that is visually and functionally far too large for the lot 
and makes no effort to reference historic architectural elements, as required by the Design Guidelines 
for both the Old and Historic District and the Waterfront Small Area Plan within which this site is 
located. Our petition opposing this development is currently signed by over 550 Alexandrians and 
Americans from across the county who don’t want to see us squander a priceless center of American 
heritage.  
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The proposed development can ONLY happen if the Planning Commission grants four outrageous 
permissions the developer is demanding from the city. Each of these variances are being pursued by the 
developer because the site is far too small to accommodate its proposed development and because its 
plan is patently at odds with numerous ordinances, guidelines, and accepted practices that are in place 
to stop exactly the type of building the developer is proposing.  Specifically, the developer requests that 
the Commission: 

 

1. Re-zone the site as residential mixed use-high, so it qualifies for maximum density, while the 
developer knowingly intends to only build a single use residential structure (which would 
otherwise restrict it to half that density).  

2. Issue the developer a Special Use Permit so it can build to a Floor Area Ratio (a measure of 
density) of 2.5 (under the above mentioned misapplied Residential Mixed Use – High 
designation) instead of the 1.25 FAR it currently would be bound by - doubling the density. 

3. Permit the developer to skirt the intent of our open space requirement by counting a huge 
private rooftop party deck (long opposed in Old Town under the Design Guidelines) as “open 
space” for a building that otherwise provides almost none. 

4. Modify the “crown cover” requirement for trees and vegetation (because the building covers 
almost the entirety of the lot) by slashing the crown coverage from 25% to 16.7% - a 33% 
reduction - resulting in far less greenery for residents, simply to accommodate the developer’s 
demand for the largest building possible on this lot. 

 

Our concerns are that the mass, scale, architectural character, and environmental impact will result in a 
structure that will overwhelm the residential townhomes and other historic buildings that surround it 
and isolate key parts of Historic Old Town from its waterfront. As important, the building (as proposed) 
will have a dire impact on essential community services.  We understand that the building has the 
minimum amount of parking available for purchase by its residents with no accommodation for visitors 
or service providers, which will dramatically reduce essential street parking for District 2 residents, 
Saturday Farmer’s Market visitors, small businesses in the area, and Waterfront tourists. This impact will 
be compounded by removing the 63 publicly available paid parking spaces currently available in the 
building to be demolished.   

The new development will turn the corner of Queen and N. Fairfax streets into an unsightly corner 
where garbage from 48 units will be visible on the street every week, right in front of two popular 
restaurants. Traffic – already strained by tourist busses that turn from Queen southbound onto N. 
Fairfax and dense N. Fairfax Dash bus traffic - will dramatically increase, forcing residents to circle city 
blocks to find an increasingly rare open parking space. The building will further strain the already awful 
cellular service and internet bandwidth available to area residents who work from home.  

To be clear, we citizens support new development on the property - if it is reasonable and appropriate 
to its environs. We also support multi-family use within the boundaries of Historic Old Town. Such use is 
desirable and can be effectively implemented while also complementing the historic character of the 
neighborhood and while improving the lifestyle and services in the adjacent community.  This has been 
accomplished in several recent development projects within the Waterfront District in particular, 
perhaps in part due to the Planning Commission’s consideration of the Waterfront Development Plan in 
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its approvals. We support affordable housing but note that this development squeaks by with two out of 
48 units defined as “affordable” – just enough to gain an extra floor of development.  

The currently planned development fails to meet our city’s needs on many fronts. We have publicly 
stated that we would welcome a primarily three-story building that comports with the weighted average 
2.5 stories of the surrounding 19th and 20th Century townhomes and with appropriate open space, tree 
cover, and setbacks. We would welcome architecture that looks like it was meant for Historic Old Town, 
suggestive of its legacy waterfront warehouse and residential district as opposed to the increasingly 
modernist look of Old Town North.  

It is a shame that this inappropriate development has made it this far in Alexandria. The recalcitrant and 
combative law firm working for the developer has thumbed its nose at legitimate resident opposition 
during three BAR meetings. Our requests for architecturally appropriate design and materials in the 
Historic District, and to have the developer to scale back the size of the project simply because it is too 
big for the site, have been met with this verbatim dismissal from the developer’s attorney – “It’s never 
going to happen.”  

Underlying the issue of size and density, we respectively suggest that Planning Commission staff has 
misinterpreted the Zoning Ordinance upon which the developer’s intentions are based. We also are 
concerned that the staff seems to be reliably supporting the developer’s objectives every step of the 
way, rather than being an independent arbiter for all constituents with reasonable standing - which we 
and the more than 550 signatories to our opposition petition consider ourselves to be.  

If this proposed building at 301 N. Fairfax and the variances upon which it depends is approved by the 
Planning Commission, it will start a domino effect that threatens the northern heart of Historic Old 
Town. If approved, the other two large buildings s on the block bordered by Fairfax, Queen, Lee, and 
Princess streets (both underutilized 1970’s office buildings) will inexorably fall to other developers. Each 
site developer will build on this precedent and independently pursue similar exemptions to maximize its 
profits on its own parcel, while ignoring the existing community and needs for historic preservation, 
shared open space, and the bifurcating east-west alleys recommended in the Waterfront Small Area 
Plan.  

The predictable result will be a monolithic assembly of unrelated structures with no community 
amenities. This will become a full block of massive, oversized residential buildings with no architectural 
connection to Historic Old Town or to each other – one block from City Hall and from Founder’s Park 
and two blocks from the river. We ask that the Planning Commission more proactively engage with the 
City Council to determine a path for coordinated redevelopment of this rare full-block development site 
and any other large scale commercial properties in the Historic District before Alexandria suffers from 
the adverse impacts and inefficiencies of uncoordinated development at this scale. 

We respectfully urge you and every member of the Planning Commission to prepare for the December 5 
consideration of the proposed 301 N. Fairfax development by walking this block perimeter with a copy 
of the developer’s site plan in hand. See how the proposal building will tower over townhomes, historic 
buildings, and restaurants that surround it. Imagine what this last full open block in Old Town will look 
like when crammed with disconnected buildings without improvements in supporting infrastructure. 
Picture what will be your legacy if the Commission approves this proposal at its current mass and scale, 
with the accompanying adverse operational impact on streets first surveyed in 1749 by George 
Washington.  
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We implore you to reject the proposal you’ll be presented with at the December 5 Commission meeting, 
directing the developer to give Alexandria residents a building that is designed for Historic Old Town, 
belongs in Historic Old Town, and that its residents can welcome and be proud of.  

The impact of the momentous decision each Commissioner will make is unparalleled in the core of 
Historic Old Town. You and your fellow commissioners have a once-in-a-generation chance to affect our 
city’s history positively and permanently.  Please consider how this deeply flawed plan can be materially 
improved, preserving Historic Old Town for the benefit of all. 

Since residents will only be permitted three-minute presentations at the December 5 Commission 
meeting, we respectfully ask you to agree to meet with spokespersons from our group this fall and hear 
us out on this critical decision coming before you, so our views receive the same level of consideration 
that the developer’s will. 

 

Sincerely and respectfully, 

 

 

Scott Corzine 

Old Town Neighbors      
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From: Carlos Cecchi carloscecchi@hotmail.com 

Sent: Friday December 1, 2023 6:23 PM 

To: PlanComm 

Subject: Support for 301 N. Fairfax Street Proposal 

Dear Members of the City of Alexandria Planning Commission: 

I am writing to express my strong support for the proposal to redevelop the obsolete office building and 

surface parking lot located at 301 N. Fairfax Street.  The existing building is a relic from the 1970’s, with 

no historical value for the city, no pedestrian activation or interest along the ground floor, and frankly, an 

architectural aesthetic that’s out of step with the Old and Historic District guidelines.   

On the other hand, the proposed redevelopment will provide much-needed housing in the form of 48 

condominiums, including a couple of on-site affordable dwelling units.  The parking is being located 

underground, and the project will include 40% open space.  The redevelopment will even underground 

the ugly overhead utilities along its frontage.  Finally, the proposed architectural design includes a 

massing, rhythm of bays and a variety of materials that is much more compatible with the aesthetic of 

the Old and Historic District than the existing obsolete structure.  This project is a win for the City on all 

fronts. 

I encourage you to vote in favor of this redevelopment proposal and send it to the City Council for final 

approval. 

Sincerely, 

Carlos Cecchi 

407 Prince Street 

Alexandria, VA 22314 
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From: Old Town Neighbors 301nfairfax@gmail.com 

Sent: Monday December 4, 2023 7:54 AM 

To: PlanComm 

Subject: Petition Opposing 301 N. Fairfax - for the Public Record 

We respectfully ask the Planning Commission staff to include the results of this petition in opposition to 

the Hoffman proposal for 301 N. Fairfax in the public record for tomorrow's hearing.  

Of the 814 signatures, 590 are Alexandrians. The rest are citizens from across the country 

concerned with the damage this building would do to the national historic destination that is the Old and 

Historic District. 

Kindly confirm receipt, thank you. 

Old Town Neighbors 
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December 3, 2023 – Alexandria, VA 

Petition to Disapprove Proposed Development at 301 N. Fairfax 

To:   Mayor Justin Wilson 
Alexandria City Council 
Alexandria Planning Commission 
Alexandria Board of Architectural Review 

We, the undersigned concerned citizens of Alexandria, VA and concerned 
Americans living outside of Alexandria are petitioning you to disapprove the new 
construction proposal for 301 N. Fairfax as it is currently presented. This proposed 
98,465 (gross) square-foot, 4-story, 48-unit condo building, with a fifth floor of 
roof-top terraces, is contemporary in design and void of architectural elements that 
define the Old & Historic District’s (OAHD) historic architectural distinction 
noted in the Registry of Historic Places. The building would take up half a city 
block and overwhelm the OAHD’s 18th and 19th-century townhomes buildings 
with its stark, commercial design. 

The developer is resorting to numerous variances and special permissions because 
the proposed development is too large and does not meet the open space, tree cover 
or architectural requirements of the OAHD, as defined in the Design Guidelines 
and Waterfront Small Area Plan.  Its mass and style degrade the architectural 
essence of the OAHD, the home to some of America’s most historic buildings that 
are connected to our Nation’s founding. They should not be overshadowed by a 
conspicuous example of getting growth and density wrong in a priceless area that 
has endured since our founders lived, fought, worked, and worshipped here. 

The OAHD’s rich history and architectural heritage hold national significance. We 
believe it is a collective responsibility to safeguard it for current and future 
generations. We ask you to prioritize OAHD’s unique historic and architectural 
fabric and preserve Alexandria OAHD by disapproving the 301 N. Fairfax 
proposal’s rezoning, special use, and modification requests until it is designed to 
be appropriately scaled and architecturally sympathetic to the architectural fabric 
of the Alexandria OAHD – our Nation’s historic district. 
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From: Anna Bergman anna@annabergman.com 

Sent: December 4, 2023 8:35 AM 

To: PlanComm 

Subject: Zoning Analysis- 301 N Fairfax for the Public Record 

 

Please include this zoning and SUP analysis for the public record for tomorrow, Tuesday, December 5th 

planning commission meeting on 301 N. Fairfax. 

 

Could I ask you to please confirm receipt. Thank you. See attached. 
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Statement for Inclusion in the Public Record 

Planning Commission December 5 Meeting Re: 301 N. Fairfax Proposal 

I respectfully ask the staff and commissioners to consider this zoning/SUP analysis prior to your 
meeting: 

Section 5-301 of the Zoning Ordinance establishes the CRMU-H zone. Section 5-302 (B) 
permits multifamily dwellings in the zone. Section 5-305 establishes that the FAR permitted 
depends on BOTH whether the use is single use (all residential or all commercial) and whether 
an SUP is sought.  

Under Section 5-305 (A) (2) only a 1.25 FAR is permitted for 301 N. Fairfax because its use is 
intended to by 100% residential. Because the developer is requesting an SUP that aligns with 5-
305 (C) requirements, if the Planning Commission grants the SUP, then Hoffman’s FAR can be 
increased to the 2.5 that the developer is requesting. If you refuse the SUP, Hoffman must build 
301 N. Fairfax to a 1.25 FAR. 

However, if you rezone this parcel as a CRMU-H density zone knowing the building use will 
NOT be mixed use, and if you grant the SUP that doubles the FAR, you will be permitting a 
privileged developer to erect what we know doesn’t pass these tests required by the Zoning 
Ordinance: 

 5-309 (B) requires you – before granting the SUP - to consider “The ability of the design
to promote the integration of uses within the project and to promote compatibility of the
project with the neighborhood.”

o The Winn Stanley design is willfully incompatible with the surrounding residential
neighborhood.

 5-309 (C) requires you – before granting the SUP – to consider “The inclusion of site
amenities, open space and features…in a manner which encourages pedestrian use…”

o The only way to  retain and enhance the original bifurcating alley without
encroaching on the development rights of 333 N. Fairfax is to reduce the length
of the 301 proposal for a 20 foot alleyway that retains what the Waterfront Small
Area Plan calls a “view corridor” to the west-to-east “permeability” for enhanced
river access that is the plan’s hallmark; you can do that by requiring the applicant
to retain the historic alley and by reducing the FAR you grant Hoffman.1

o Contrary to the Staff Report on page 11 that characterizes the Waterfront Small
Area Plan as only “an overlay plan” that is not dispositive, page 10 of that Plan
says “…through this Plan, the City is amending portions of the Old Town Small
Area Plan….and, therefore, amending the City’s Comprehensive Master Plan.” 
Therefore, the Plan’s requirement to retain the alley and view corridor are critical. 

1 Thompson’s Alley bifurcates the 200 block of N. Fairfax to N. Lee; Swift’s Alley and a second unnamed historic 
alley does the same for the 100 block of S. Fairfax. Restoring the alley bifurcating the 300 block of N. Fairfax to N. 
Lee will add historic symmetry to this block and provide the require pedestrian corridor through the block to the 
river.  
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 5-309 (D) requires you – before granting the SUP – to consider “The distribution of floor
area ratio over the site so that the mass and scale of buildings do not overwhelm and
are compatible with neighboring areas.”

o Rather than referencing the other out of place 1960’s and 1970’s buildings on
this block, or the developer’s incessant reference to other 4 and 5 story buildings
elsewhere in Alexandria, the Commission should focus on the townhomes
surrounding this site – they carry a weighted average 2.5 floors. The proposed 4-
floor and 9 additional feet to enclose mechanical equipment and rooftop decks
will overwhelm the residential neighborhood in its inappropriate size, height and
scale. It exceeds the 50 feet height district map limit; the 1,600 SF of enclosed
penthouse area exceeds the limit of the minimum space necessary as stated in
the zoning code.2

 Section 5-310 (D) requires you – before granting the SUP – to be confident that “All
operations….shall be conducted within a completely enclosed building…” with some 
exceptions that are not relevant to this proposal. 

o As demonstrated below, many building operations will occur outside the
proposed building, not inside as required.

 Section 10-101 states as its purpose, in part “… to promote the….. general welfare of 
the public through the identification, preservation, and enhancement of ….settings, 
neighborhoods, places and features with special historical….and architectural 
significance.”  

o Section 10-101 (C) requires the city to “maintain and improve property values
by…encouraging desirable uses and forms of economic development that will
lead to the continuance, conservation and improvement of the city's historic
resources in their setting.”
 We do not see how the 301 proposal improves Old Town’s historic

resources in their setting in any way.
o Section 10-101 G) requires the city to “assure that new structures….be in 

harmony with their historical and architectural setting and environs.” 
 You’ve seen the modern design proposed by Hoffman….it is hardly in 

harmony with its historical and architectural environs. 

 10-105 (A) (2) creates standards that must be met before the BAR and City Council can
grant a certificate of appropriateness. Thus, the Planning Commission should take these
into account now:

o Standard (a) requires you consider the “Overall architectural design, form, style
and structure, including, but not limited to, the height, mass and scale of
buildings or structures.”

2 •  Section 6‐403 (B) (3) (a) states “a maximum of three penthouses are permitted unless the number is 
increased by a special use permit”, however there are more than three penthouses but a special use permit has 
not been requested for this additional exception. 

• Section 6‐403 (B) (3) (c) “The penthouses must be limited in size to the minimum space necessary for
stairs, elevators, required elevator vestibules not exceeding 64 square feet per elevator, necessary mechanical
equipment, or similar appurtenances;” however, the penthouses totaling around 1,600 SF and stretching almost
the length and width of the 4th floor do not reflect the minimum size necessary.
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 As many BAR members said at three BAR meetings this summer, this
proposal is too big, too imposing, too overwhelming to the surrounding
historic neighborhood. It’s too much building on far too small of a lot.

o Standard (b) requires you to consider “…the degree to which the distinguishing
original qualities or character of a….site… are retained.” 
 Historic maps we have uncovered show decisively that alleyways

originally existing that bifurcated the site and block, and thus must be
restored to provide a “view corridor” and pedestrian access from Fairfax
through the property that, as it connects to Quay Street, opens that
corridor to the river, just as the Waterfront Small Area Plan requires.

o Standard (c) requires you to consider “…the impact upon the historic setting,
streetscape or environs.”
 The unanimous opposition to the 301 proposal demonstrates that

Alexandrians consider this building to result in a wholly negative impact.
o Standard (e) requires you to consider “The relation of the features…to buildings

and structures in the immediate surroundings.”
 The developer and staff are eager to compare the proposal to the other

1960’s/70’s buildings on this block, or to other larger buildings elsewhere
in Alexandria. But Standard (e) requires you to consider only the
“immediate surroundings.”  The Hoffman proposal fails to relate to the
features of the townhomes that immediately surround it.

For the developer to escape the 1.25 FAR limit on a property that will only have a residential 
use, he is relying completely upon the Planning Commission granting the SUP. If you don’t 
grant it, Hoffman must build a residence to a 1.25 FAR. The citizens, neighbors and civic 
organizations that unanimously oppose this project before you have shown numerous standards 
and considerations that the Commission is required to consider in deciding to grant or reject the 
demand for the SUP. 

For the sake of the very Old & Historic District that is the reason Alexandria is a national 
destination, we urge you not to grant this SUP. Instead, compel the developer to build to a more 
appropriate scale and style. It is not the Commission’s or staff’s mission to make sure a wealthy 
developer’s plans are viable or his profit margins adequate large. It is the Commission’s role to 
protect the essential historic asset that is our beautiful Old & Historic District. 

Anna Bergman 
300 Queen Street 
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From: Athene Laws athene.laws@gmail.com 

Sent: Monday December 4, 2023 2:16 PM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

To the Planning Commission,  

I wish to lend my support to the condominium development at 301 N Fairfax Street. Alexandria 

desperately needs more affordable housing, which this project will contribute to. Well designed, higher 

density urban living enhances communities and will help us combat the climate crisis. 

Regards, 

Athene Laws 

Alexandria resident 
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From: Alex Goyette alexmgoyette@gmail.com 

Sent: Monday December 4, 2023 2:31 PM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

Good afternoon Chair Macek & Planning Commission, 

I'm writing in support of the project at 301 N Fairfax Street, which would add 48 condos and even 

include 2 affordable homes in the heart of Alexandria's most desirable neighborhood.  

Objections that this project somehow doesn't fit the neighborhood's character, when the project is itself 

replacing a 1970s office building, are frankly absurd. If anything, this proposal fits the neighborhood 

better than the existing structure. 

The lengthy process this project has already gone through to pursue approval is also a perfect example of 

how housing gets to be so expensive in Alexandria, and particularly in Old Town. The site itself is highly 

desirable so a significant cost is built in by that high land value, but when homebuilders have to hire 

expensive land use attorneys for a year of reviews just to build a handful of condos in our most urban 

neighborhood, that cost adds up! And developers don't just eat that cost, it gets passed on to the 

residents who eventually live there. 

I encourage you to approve this project quickly, and to consider structural reforms that allow projects 

like this to be approved more quickly in all of Alexandria's neighborhoods.  

Thank you, 

Alex Goyette 

Alexandria Lead, YIMBYs of NoVA 
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From: Tom VanAntwerp tom@tomvanantwerp.com 

Sent: Monday December 4, 2023 3:53 PM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

I'm writing to voice my approval for building new condos at 301 N Fairfax. 

I've seen the proposed buildings, and I've seen what's there now. I don't think anyone could make a 

serious historical preservation argument for an office building from the 1970s. The new condos will look 

fine, and the city will be better off with more housing. 

Tom VanAntwerp, 

resident, 

Alexandria, VA 
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From: Alek Becker alek.becker91@gmail.com 

Sent: Monday December 4, 2023 5:13 PM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

Hello, 

I wanted to write in that I enthusiastically support the proposal to add 48 condo’s where an old, decrepit 

office building currently sits. 

This is a high demand area for housing and this is a rare opportunity to add housing stock right in the 

middle of it. Even better, two of the units will be set aside as affordable and the office building that is 

falling apart will be repaired and replaced. 

This will fit right in the neighborhood which has buildings of similar height, style, and use. It’s also highly 

walkable and by so much transit that traffic impacts should be minimal. We desperately need to add 

housing where we can and this is a perfect spot and perfect project. 

Please vote to move forward with this project. 

Thank you, 

Alek Becker 
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From: Phoebe Coy phoebeacoy@gmail.com 

Sent: Monday December 4, 2023 6:00 PM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

Good evening Planning Commission, 

I'm writing in support of the proposal to build 48 new homes, including two affordable homes, at 301 N 

Fairfax St. The project will replace an outdated office building with a beautiful building containing much-

needed new homes. Not only does the project make needed progress towards alleviating our region's 

housing shortage, it will also provide life-changing affordable homeownership opportunities for two 

families. Please approve this project for our city. 

Very respectfully, 

Phoebe Coy 
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From: Scott Talan scott.talan@gmail.com 

Sent: Tuesday December 5, 2023 8:50 AM 

To: PlanComm 

Subject: Support Docket Item 6 - Condos at 301 N Fairfax 

I support the condo project.  

It would be a nice addition to have this type of residential offering in old town. 

Scott R. Talan 

4551 Strutfield Ln, Alexandria, VA 22311 
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From: Luca Gattoni-Celli potentiaeromanorum@gmail.com 

Sent: Tuesday December 5, 2023 10:00 AM 

To: PlanComm 

Subject: Support for 301 N Fairfax St redevelopment (docket item #6) 

Dear Planning Commission, 

Today my new daughter turns three weeks old, but I still want to send a quick note in support of the 301 

N Fairfax Street redevelopment. The current property is economically unproductive and adds little to no 

value to our city. We need more homes, and as policy experts, you know that even higher end 

construction relieves pressure on the rest of the market, reducing competition for market-rate affordable 

housing. 

The usual complaints about traffic and crowding are just as short-sighted and hollow here as in most 

other cases. A minority of overzealous residents do not want new housing near them (there is an 

acronym for that!). But you know that mindset is not sustainable. Please support this worthy project in 

expansive form. 

Thank you and best regards, 

Luca Gattoni-Celli 

Chief Executive & Founder, YIMBYs of Northern Virginia 
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From: Cathleen Curtin cathleen@cathleencurtinarchitects.com 

Sent: Tuesday December 5, 2023 11:56 AM 

To: antoine.pierce@alexandriava.gov 

Subject: 301 N Fairfax St 

Hello Mr. Pierce, 

I am writing regarding the proposal for  301 N. Fairfax Street. 

The key issues of great concern are: 

 The proposed  building is too large for the lot and neighborhood. 

The mass, scale, height and certain contemporary building facade materials are not in keeping with the 

historic districts brick, stone, wood and metal roofing materials. 

The requested zoning of CRMU-H (high density with 2.5 FAR) is inconsistent and incompatible with 

existing Old and Historic district residential neighborhoods of medium density historic. 

Is this the beginning of erasing character from our beloved beautiful and historic city?  Perhaps the brick 

box that currently exists on the property  is also characterless yet it is brick faced with regular 

spaced windows. It is a background building to the history around it. 

It is all too easy and less expensive for developers to go for the basic box. 

This town's architecture is more than basic boxes. God is in the details, lets see more detail, depth of 

window to facade, differentiation between window types, materials on the  N Fairfax and  Queen's 

elevations. This is not a Route 1, remote American town, residential group of units. What was done on 

Pendleton St at the former bus barn is a poor interpretation of a residential townhouse block, it's 

characterless and adds nothing to the area's streetscape. Tell the architect to bring his best design 

forward, not one that suits the developer's lowest budget. 

I oppose this proposal and trust the commission can see that if this is approved the city's control and 

stops  will be over and any developer's disregard for historic precedent  will impact our historic streets 

regrettably.  

Please be wary of  the precedent this may set. 

Respectfully, 
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Cathleen Curtin RA AIA 

Principal Architect 

501 Princess Street Alexandria VA 22314 

www.CathleenCurtinArchitects.com 

703 930 9322 

Member - The American Institute of Architects 
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From: Danielle Romanetti danielle@fibrespace.com 

Sent: Tuesday December 5, 2023 12:10 PM 

To: PlanComm 

Subject: Docket item #6 

Dear Planning Commission, 

I am writing to support 301 N Fairfax St, docket item #6. The building to be demolished is a 1970s 

outdated office building. Given office vacancy rates and the changing work environment post covid, it is 

becoming increasingly important and logical for our out dated office buildings to be replaced by much 

needed housing. Increasing supply will always help control the rapidly increasing costs of housing in 

Alexandria, as demand far exceeds supply at the moment.  

The project is not going to devastate the historic fabric of Old town, as opponents have adamantly 

proclaimed. The property sits surrounded by a four story office building, a five story office building, a 

two story commercial building and 3-4 newer constructed townhomes. It also will not have a negative 

impact on parking in that area, as the project provides for parking and eliminates a curb cut that will 

allow for additional street spaces.  

As a retail business owner in Old Town, I know how important it is to have a vibrant commercial district 

that is diverse. This office building has provided nothing to our amazing business community for quite 

some time. We fully support replacing it with housing, which is much needed in Old Town. This is an 

opportunity for a developer to add modern housing in our historic district with zero impact on the 

historic fabric of the community.  I hope that you will support this project this evening. 

Regards, 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - 

Danielle Romanetti 

Owner 

fibre space | fibrespace.com 

1319 Prince Street 

Alexandria, VA 22314 

phone 703-664-0344 | Instagram fibrespace 

Find us on Ravelry: Fans of fibre space 
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From: Jesse O'Connell oconnellj@gmail.com 

Sent: Tuesday December 5, 2023 12:21 PM 

To: PlanComm 

Subject: December 5, 2023: Docket item #6 - Development Special Use Permit #2023-10009 

Members of the Planning Commission, 

I'm writing in support of the master plan amendment, rezoning request, and DSUP at 301 N. Fairfax 

Street in Old Town. This is the project at the corner of Queen and N. Fairfax, which the applicants are 

proposing to replace an unsightly, underutilized, and historically inconsequential office building from the 

1970s with nearly 50 units of housing: a purpose and use which is much more appropriate for this dense 

and walkable part of the city. 

Our city just engaged in a year-long dialogue that left little doubt regarding the need and desire to build 

additional housing of all types across all areas of the city. A project like this one is an ideal example of 

the sort of efforts we should embrace - adapting the current built-environment to be both nicer looking 

and more effective and efficient at meeting the needs of the city and its residents. Equally important is 

the need to push back on the attempt to weaponize the notion of "historical" as an all-purpose 

impediment to progress. For our historic designations and preservation efforts to have any meaning at 

all, we cannot allow them to be applied to any run-of-the-mill building (one which should be noted that 

has already been approved by the BAR for demolition) or location merely out of desire to hoard 

convenience and preserve the status quo. If everything is deemed historic--even drab 1970s office 

complexes--by extension nothing is historic, and we may as well drop a glass dome around the margins 

of the city. 

Cities change and evolve, neighborhoods grow and adapt, and we should embrace opportunities and 

projects--like this one--that come along where there is a willingness to merge past and present in a 

respectful, appropriate, and forward-looking way. 

I wish you the best of luck in your deliberations, and as always thank you for your dedicated service to 

the city. 

Warmly, 

Jesse O'Connell 
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From: Elisabeth Peebles bethpeebles@gmail.com 

Sent: Tuesday December 5, 2023 1:18 PM 

To: PlanComm 

Subject: Support Docket Item 6: Condos at 301 N Fairfax 

Dear Planning Commission, 

Thank you for all of your hard work for our City. I have lived in the City for 14 years, and in the area for 

over 20. 

I am writing today in support of the current plan for 301 N Fairfax. 

Alexandria needs more housing. This project will provide 48 more homes in our City, with 2 designated 

affordable. 

The area surrounding the project has a mixture of sizes, ages, and styles of buildings and so this one will 

be right at home. Stopping this project because it doesn't "fit" makes no sense. All of Old Town has a 

mixture ages of buildings. Some of our most beloved spaces are incongruous with their direct neighbors. 

This building will fit better than many! 

If Alexandria is serious about adapting in order to meet the needs of our current and future citizens, 

then we need more projects like this. 

Please support this project. 

Thank you. 

-Elisabeth Peebles

244

mailto:bethpeebles@gmail.com


From: Salon deZEN maria@salondezen.com 

Sent: Tuesday December 5, 2023 1:20 PM 

To: PlanComm 

Subject: docket item #6 Letter of Support for 301 N Fairfax Development 

Dear Planning Commission, 

I am writing to express my wholehearted support for the proposed development at 301 N Fairfax. The 

current 1970s office building is outdated and lacks historical significance, as rightly acknowledged by the 

Board of Architectural Review's decision to approve its demolition. 

The surrounding context, consisting of newer constructions and a variety of building types, supports the 

need for a modern, residential structure in this location. The proposed 50-foot tall residential building 

with 48 condos, including 2 affordable units, aligns with the City's housing goals and the Housing Master 

Plan. 

Furthermore, the design's adherence to height, mass, scale, and architectural character, coupled with 

the inclusion of high-quality materials, demonstrates a commitment to compatibility with the 

surrounding area. The addition of new streetscape elements, landscaping, lighting, and other 

improvements enhances the overall urban environment. 

I appreciate the project's conscientious approach to urban forestry, the reduction in vehicle trips, and 

the elimination of a curb cut and surface parking lot. These aspects contribute positively to the 

neighborhood's aesthetics and functionality. 

I urge you to support the rezoning, DSUP, and modification requests associated with this development. It 

not only addresses the housing needs of the city but also brings about improvements that align with the 

broader goals of responsible urban development. 

Thank you for your time and consideration. 

Sincerely, 

Maria Elizabeth    she / her 

maria@salondezen.com  cell 202.431.0770 
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From: Ellen Mosher ellenmosher@gmail.com 

Sent: Tuesday December 5, 2023 1:38 PM 

To: PlanComm 

Subject: Fwd: Planning Commission Hearing Dec 5, 2023 - Docket #6 

 

Please see my attached letter for docket #6 for the Planning Commission hearing tonight, December 5, 

2023. 

 

Please confirm receipt and distribution to the Planning Commision. 

 

Also, I have a powerpoint presentation I'd like to use tonight.  May I use it?  Who shall I send it 

to?  Please advise.  Thank you. 

 

Ellen Mosher 

703-973-8675 
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To:       Planning Commission 
From:  Ellen Mosher, Alexandria, VA 
Date:   December 4, 2023 
Re:       Docket #6 - MPA#2023-00002; REZ#2023-00003; DSUP#2023-10009 - 301 North Fairfax Street 

Please deny this applicaƟon to build a high-density residenƟal building in a medium density residenƟal 
neighborhood of the Old and Historic District. 

301 N. Fairfax Street is in the Waterfront Small Area Plan.  Please see the aƩached map of the Old Town 
Small Area Plan where the east porƟon was added to the Waterfront Small Area Plan with Ordinance No. 
4749 dated February 25, 2012.  (See aƩachment A). 

Why is this important?  When George Washington surveyed Alexandria in 1749 there were 60 acres, and 
84 lots.  Today we are talking about one of those lots, lot 27, also known as 301 N. Fairfax Street.  In 1749, 
the block with Lot 27 was a waterfront block.  (See aƩachment B).  Per the waterfront small area plan, 
“like the rest of the original cove, by the 1790’s it was filled in from what is now Lee Street with usable 
property and wharves”. (Appendix 6, p. 48)  

By May 1865, Lot 27 had an alley on the south side of the property that started at Fairfax Street and 
conƟnued to the wharves.  (See aƩachment C).  Today, lot 27’s has an alley on the north side of the 
property to the wharves.  The alley view on the north side divides the block in half, east-west, and 
conƟnues to the next block with Quay Street’s view to the river, as seen on a current map.  (See 
aƩachment D).  Per Merriam-Webster, a Quay is a wharf or pier, and “the spelling quay, first appearing in 
the sixteenth century, follows modern French.” 

Per the Waterfront Small Area Plan highlights: 

Corridors and Arteries 
 DefiniƟon of Waterfront Area to be Incorporated into Planning: Because of the infill that
occurred on the waterfront since Alexandria was founded, Lee and Fairfax Streets also can be
considered as part of the waterfront and should be treated as such in any planning.

 PreservaƟon and Use of Historic Alleys: The alleys are of interest and historic significance as
well. We have lost many of the alleys that served as arteries to the river. IdenƟfying, designing,
and using the exisƟng alleys would make the waterfront more accessible and evoke the historic
context. (Appendix 6, p. 75)

Per the Waterfront Small Area Plan, the alley on the north side of the property should be retained, and 
now that the alley on the south side of the property has been idenƟfied, it should be restored. 

The applicant is seeking to remove this exisƟng historic alley view on the north side of the property and 
hasn’t addressed the alley on the south side of the property.  This is inconsistent with the Waterfront 
Small Area Plan.  The alleys need to be restored/retained therefore the building size needs to be reduced.  
Three Ɵmes BAR did not endorse the concept design.  The height, mass, and scale of this high-density 
residenƟal building are inconsistent with the medium density residenƟal townhouses in the 
neighborhood.  The CRMU-H zone is not consistent with the neighborhood.  Please do not approve the 
request before you.  Thank you. 
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AƩachment B 

Lot 27, also known as 301 N. Fairfax Street, is one of the original 84 lots surveyed by George 
Washington in 1749, and part of the original 60 acres of Alexandria.  The original owner was 
John Alexander.  The Waterfront Small Area Plan states: 

(Appendix 6, p.48)
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AƩachment D 

Here is an enlarged secƟon of the Waterfront Small Area Plan map showing 301 
N. Fairfax Street’s exisƟng alley view on the north side of the property, shown in
red, to Quay Street and the river.
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From: Josh Barnathan joshbarnathan@gmail.com 

Sent: Tuesday December 5, 2023 1:38 PM 

To: PlanComm 

Subject: 301 north Fairfax development support 

Hi there! 

This is Josh Barnathan, a resident of Old Town (address is 400 wythe st).  Just wanted to make my 

opinion known re:301 N Fairfax before the hearing tonight.   

A friend in my building tried to get a group of us to sign a petition against redevelopment of this 

property.  I strongly disagree with this friend, and upon talking to other folks in my building it seems I'm 

not the only one.  A bunch of us strongly support the redevelopment.   

Alexandria has awesome historic buildings, but this just is not one of them, and any effort by residents to 

get it classed as one is ridiculous.   

Anyway, I do not need a response, and appreciate all that your committee does for us in expanding 

housing.   
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From: ngueterm@gmail.com 

Sent: Tuesday December 5, 2023 2:04 PM 

To: PlanComm 

Subject: 391 N. Fairfax 

Good afternoon! 

Alexandria architect, resident, and aesthete here expressing my concern that desperately needed 

housing and neighborhood revitalization might be sacrificed in the name of an underutilized and surplus 

office building at 301 north Fairfax all in the name of metathesiophobia. 

Thank you, 
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From: Trip (James) Hook jchook3@gmail.com 

Sent: Tuesday December 5, 2023 2:04 PM 

To: PlanComm 

Subject: 301 N Fairfax Redevelopment 

Dear Planning Commission, 

I am writing to express my enthusiastic support for the proposed redevelopment of 301 N. Fairfax Street. 

This project is a complete no-brainer - it will transform an unproductive, outdated building into much-

needed housing. Every family housed in one of the new units will (1) have the privilege of living in a 

beautiful and vibrant community well-served by transit, and (2) not be competing with another family 

and driving up prices on another home in another neighborhood.   

This is one of the few neighborhoods in our city, region, and country where it is possible to live car-lite or 

car-free, and as such, I believe concerns about traffic are overblown and largely irrelevant. Furthermore, 

if the families that would live here are instead forced to live farther afield, this guarantees additional car 

trips and traffic. 

Thank you for your consideration. 

James (Trip) Hook 

100A East Braddock Rd 

Alexandria, VA 22301 
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Prepared statementof Allan Krinsman 12/5/2023

Good evening. I’m Allan Krinsman and| live at 314 North Fairfax across from

this project. The current building at 301 North Fairfax may not be architecturally

important or commercially viable, but it has been a good backgroundbuilding for

decades. Now, instead of a compatible replacementbuilding, we're faced with

the prospectof a large-scale, immenseboxthat would overwhelm the medium

density, residential townhousesin the surrounding blocks.

Asfor the staff report, it’s very professional, but it's more of an advocacy

statementfavoring the project than an objective assessment. For example, | live

in Fairfax Row where 6 out of the 8 homesare 3 stories. What is prominently

highlighted in the staff report? Not those 6 homes,but the 2 out of the 8 homes

that are 4 stories. Moreover,it’s hard to agree with the report’s position that the

community concernsfor the past 8 months have been adequately addressed by

a few nice exterior modifications and token cash contributions of about $15,000.

You mayrecall that up the road at 801 North Fairfax, an office-to-residential

conversion was completed that only requested one special use permit. In

contrast, to get a project of this volume, scale and massbuilt, a total of five

special use permits, master plan amendment and rezoning had to be requested.

Especially troubling is the requested special use permit for an increase in FAR

to 2.5.

| respect the role that important developers play in the growth of Alexandria.

Urban growthis vital. But | also believe that, from time to time whenappropriate,

it's up to the Planning Commission and the City Council to tap on the brakes

and considerboth the benefits and harm of upzoningsites within the boundaries

of the Old Town Small Area Plan and Waterfront Plan. If this application is

approved, it will be a major step towards extending south the architectural

character of Old Town North, creating a future condo canyon, and thereby

diminishing the overall characterof the Historic District.

To close, by showing restraint in your consideration of the requested special use

permits, rezoning and master plan amendment,the Planning Commissionwill

demonstrate strength and leadership in keeping the Historic District a vibrant

tourist and dining destination and keeping Alexandria at the top of the list of the

best places to live and work in America. Thank you.
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RE: [EXTERNAL]Confirmation please

From: Karl Moritz <Karl.Moritz@alexandriava.gov>
To: Ann Shack <annshack@earthlink.net>
Cc: BARBARA BEACH<bpbeach@aol.com>
Subject: RE: [EXTERNAL]Confirmation please
Date: Nov 17, 2023 11:58 AM

 

Good morning, Ann.

The project proposed for 301 N. Fairfax isn’t making use of any elementof Zoning for Housing. For example, the

parking recommendationsin Zoning for Housing don’t applyto this project. Zoning for Housing is not changing the

permitted floor area, height, or setback requirementsfor 301 N. Fairfax. The proposal for 301 N.Fairfax provides the

numberof parking spaces required by the current ordinance and it meets current heightlimits.

| hope that helps!

Karl

Karl W. Moritz

he/him/his

Planning Director

City of Alexandria, Virginia

Office: 703-746-3804

Cell: 571-329-3052

From: Ann Shack <annshack@earthlink.net>

Sent: Thursday, November9, 2023 11:48 AM

To: Karl Moritz <Karl.Moritz@alexandriava.gov>

Subject: [EXTERNAL]Confirmation please

Good morning,Karl.

In your community engagementsessions, you stated that the Historic District,

and specifically 301 N. Fairfax Street, would not be affected with the new

proposed zoning changes.

That means to me that the FARis 1.5 for the residential housing proposed by

Hoffman & Assoc., the setbackswill still be required, and the design and size need

to conform to the existing guidelines plus the Small Area Waterfront plan.

And no DSUPswill allow changes to these requirements.

If that's true, then the BAR's rejection of the proposed building will require

Hoffman to adhere to the pre-set/determined requirements.

With all of the concern and more than 800 residents signing a petition to

require Hoffman to adhere tothese,it is vital that we have your answerin

writing.

Thank you for your immediate attention to this request.
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Sincerely,

Ann Shack

 

DISCLAIMER:This message wassentfrom outside the City of Alexandria email system.

DO NOTCLICKanylinks or download attachmentsunlessthe contents are from a trusted source.

257



  
 

¢.
Liss Chang 

“Es

Lileralor Ff

| Harbeniiors. fice

 

 

Mak=»larbor

¥
: GracWbarf" 138% 3¢

?

Fd «of” Sedldler ObLilerattore¢
€

30.

Fe Moarf
226 % SP

Or

1i

 

   

1

x ]
and

Dd;
WAS
Ne q

x

Vd i

op)

5asPS©hISs

N,

wahoywny,
ap

Soar.tligor FOR

 

 

PRINCESS STREET 

 

a
e

OP
A
T
M
A
2
%

Del
f
F

B
S
O
N
M
Z

B
H
,
A
M
O
S

7%,
a3

a
a
n
r

2
-
1
2
7
9

v
o
m
o
r
p
r
e
r
y

yo

A
f

WARDLUMBHR

  
 

W
I
V
A
S
I
V
A  

 

O
R
L
R

a
N
m
e
m
m
E
N
e
e

teal

i
e
oniaemenmmiemee

e
r
e
t
u
n
e

star
|

arene
ne
N
e
n
e
e

nea
i
t
t
n

gan
times
s
e
e
m
e
d

 

 
|1||

258



From: Travis A. Niles travisandrewniles@gmail.com 

Sent: Tuesday December 5, 2023 5:24 PM 

To: PlanComm 

Subject: Writing in support of the 301 N Fairfax project 

 

hello planning committee,  

 

I'm writing to submit to my support for the proposed housing project at 301 North Fairfax. 

 

I am confident that the dialogue between the project architects and the board of architectural review 

will yield a building facade that is complementary to the neighborhood. 

 

but the question of how it looks should not distract us from whether or not it should exist. this new 

development should very much exist if Alexandria is to have a vibrant future with more citizens.  

 

respectfully,  

 

Travis A. Niles 

202 • 643 • 1751 
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