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Master Plan Amendment # Ordinance # Passage Date Description/Address Small Area Plan Land Use Change

MPA94-0003A 3805 6/17/1995 1200 N Pitt St Old Town North Change in land use designation from OC 

to CD-X

MPA98-0005 4030 12/12/1998 No specific address; Text updates to the OTN SAP 

as outlined in MPA 98-0005: pages 25, 26, 30, 33, 

34, 60, 61

OTN/LMVD No specific address; text changes to 

multiple pages in SAP

MPA2002-0004 4287 1/25/2003 409 N Pitt Street ( Blocks bounded by N. Pitt, N. 

Royal, Princess and Pendleton Streets)

Old Town North Change in land use designation from 

RM/Residential to CRMU-X/Residential

MPA2011-0002 4733 6/28/2011 717, 716, 723, 735 N. St. Asaph St; 716 N Pitt St. Old Town North Change in land use designation from CD to 

CDD#20

MPA2011-0001 4749 2/25/2012 Approval of the Waterfront Plan OTN/OT/PYPG Incorporate Waterfront Plan into the 

Master Plan

MPA2013-0004 4841 11/16/2013 700 & 710 N. Washington St Old Town North Change in land use designation from CD-X 

to CRMU-X 

MPA2014-0001 4862 3/15/2014 509 N. St. Asaph Street Old Town North Change in land use designation from 

RM/Townhouse to CRMU-X

MPA2014-0010 4938 4/18/2015 513 & 515 N Washington Street Old Town North Change in land use designation from RM 

to OC

AMENDMENTS TO OLD TOWN NORTH SMALL AREA PLAN - as of 4/21/15
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Map 6
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RECOMMENDED GOALS FOR OLD TOWN NORTH 

Overview 

Old Town North can still be made a viable, attractive urban neighborhood – with strong residential, retail 
and other commercial components – a compatible neighbor to Old Town's Old and Historic District, and 
an active extension of the waterfront that is critical to Alexandria’s identity. It is none of those things 
today. Residential and commercial land owners in the area agree, however, that coordinated planning 
and execution can and should be undertaken to make Old Town North a vital, desirable urban 
neighborhood in which people can live, work, shop and recreate. To that end, they together call upon the 
City to adopt this plan for the area.  

Old Town North is a viable, attractive urban neighborhood — with strong residential and commercial 
components - a compatible neighbor to Old Town's Old and Historic Alexandria District.   It is primed to 
become  a more lively area with retail stores, more  cultural  activities  and  active  waterfront  so  critical 
to  Alexandria's identity.  Coordinated planning can further enhance the quality of Alexandria’s identity. 
Coordinated planning can further enhance the quality of life for people who live, work, shop and recreate 
in Old Town North.  

The plan is based on the following objectives, critical to creating and reinforcing the sought urban fabric 
and dynamic: 

 Attainment of a mix of land uses that increases the existing residential component, establishes a 
healthy retail component, and helps to mitigate the over-representation of office use in recent 
developments; establishes a healthy neighborhood-serving retail component to complement the 
residential and office uses;

 Establishment of height limitations that protect and preserve low-rise residential scale in most of the
area, accommodate appropriate designs for higher scale development in designated retail and
commercial areas, and establish transitions between higher and lower height areas;

 Creation of Utilize an urban design and review process that reinforces the desired urban character;
assures development of a height and mass that are human scale and compatible with adjacent low-
rise uses, both current and proposed; requires buildings that are “friendly” and interact with the street;
and establishes an appealing, compatible architectural aesthetic for the area;

 Development of a sense of place and vitality of experience for people living in or visiting the area by
reinforcing and enlivening the waterfront and developing other planned focal areas of visitor and
neighborhood activity; Promotion of uses and activities which make Old Town North a more lively
area including evening hours.

 Creation and reinforcement of a strong and inviting street-scape and a traffic pattern that relates to
the area visually to the Old and Historic District/

 Revitalization of the North Washington Street corridor and enhancement of the “Gateway” character
of the George Washington Memorial Parkway.

 Protection of sight-lines that allow critical views of the water from streets perpendicular to it when they
end at the water as well as other attractive features of Alexandria that enhance views and allow a
sense of orientation.

 Better use of the open space available in Old Town North so that it is attractive and active, a place
that draws people to enjoy the outdoor environment.
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This page amended 12/12/98, Ord. 4030
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M ix of Uses and Density 

Much of the land area in Old Town North is already developed. The plan seeks to achieve an appropriate urban 
balance between residential, neighborhood-support and general retail, and other commercial uses. including office,
with particular emphasis on achieving a significant increase in residential use. This would be accomplished through 
the use of incentives such as increased density in keeping with key urban design goals and planning objectives 
primarily by incentives for a significant increase in residential uses.  

It does this by requiring that a) the low scale residential component be very significantly strengthened in the 
southern portion of the area, where such residential use would adjoin existing low scale residential use in the 
area itself and in the Old and Historic District and b) by encouraging a specified mix of uses for a number of 
generally larger parcels which adjoin both residential and nonresidential uses. In the case of such mixed 
use developments, the residential use would be sited within the project so as to best relate to the adjacent 
residences or other uses. The plan seeks to provide incentives for the development of the intended use, 
not just to indicate its desirability. 

Height Restrictions 

To reinforce the existing and planned low-rise residential uses and scale of the southern and northern parts of the
area, 50 feet height limits should be imposed in most areas south of Wythe Street and North of First Street. In 
general, heights should scale down from Alexandria House to intermediate levels in the immediately adjacent 
blocks where they adjoin residential height zones. 

Urban Design Plan and Review 

The area's sense of disjointedness today, its lack of a sense of place and relationship between land uses derives to 
a considerable extent from a virtually total the lack of an urban concept and design consistency. Incompatibility in 
commercial building design and with nearby low-scale residential development accentuates highlights the under-
weighting of neighborhood-supporting retail uses. residential use and contributes to the fragility of residnetial 
neighborhoods. And The failure of most buildings to have a strong street orientation discourages pedestrian traffic 
and detracts from its safety. The urban design plan and review process called for in this plan would, insofar as new 
development and redevelopment are concerned, seek to reverse these patterns. 

Retail Focus Areas 

The plan seeks to reinforce the viability of existing retail activity and add additional retail and other service 
uses to the mix of uses in Old Town North in order to provide a more urban flavor and enhanced pedestrian 
activity. Areas adjacent to the current Giant/ABC block, as well as the corridor bounded by Montgomery Madison 
Streets, are targeted for ground floor retail/service use. are targeted for ground floor retail/service use.

Streetscape and Street Plan 

The strong streetscapes of the Old and Historic District which involve a heavy tree canopy and streetlights 
between the street and the sidewalk must be extended through Old Town North, both to provide a visual link 
between the two parts of the city and to make Old Town North more friendly and inviting. This streetscape can 
blend existing structures, which are incompatible with the design criteria now sought for the area, into the 
desired visual fabric. 

In order to protect the residential neighborhoods within the area and efficiently serve the called-for retail and 
other commercial corridors, the Madison Street (east) and Montgomery Street (west) pair should remain and 
be reinforced as the main east/west pedestrian and vehicular traffic movers and Fairfax Street should be the 
primary northward carrier from Old Town up to Montgomery Street and from the commercial complexes north of 
Second Street to the George Washington Parkway. Madison, Montgomery and North St Asaph W and Fairfax 
Streets should have a streetscape supportive of retail use. All other streets within the area should have a distinctly
residential ambience. 

26 

Implementation

To turn this plan into reality in the foreseeable future, the City and property owners need to take the following initiatives:

 The City must adopt the zoning code recommendations included in this plan. (See Plan Recommoedations, Zoning by Site.)

This page amended 12/12/08, 
Ord. 4030
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The residential component should be increased maintained at the current balance in relation to other uses. 
This is important to keep Old Town North viable as a neighborhood.

Amended 12/12/98, Ord. 4030
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S

To this end, the Urban Design Advisory Committee exists to assist developers and residents early 
in the planning process to achieve the benefits of good urban design, and it is anticipated that the 
Department of Planning and Zoning Community Development, the Planning Commission, and the 
City Council will give consideration to the recommendations of the Urbabn Design Advisory 
Committee on urban design aspects of new public and private developments. It is expected that 
urban design guidelines will be developed by the Old Town North Community Association and the 
Department of Planning and Zoning Community Development.

Amended 12/12/08, Ord. 4030
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The overall land use concept for Old Town North (See Map 8) is to expand maintain the existing current balance for the 
residential community in relation to other uses and enliven and enhance it as an urban neighborhood by offering 
nearby residential services, shopping, dining and office employment as well as waterfront recreation. The development 
of quality, neighborhood-serving retail servies is particularly encouraged. 

The recent RM development of the  southern end of the residential core is planned for RM 
develoment in order was intended to foster expansion of the Old Town residential community and pull the two 
neighborhoods toegether with compatible development.
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For currently approved land use, please refer to Map 11.
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Ord. 3805
CDX

Ord. 4749 
Please refer to 
the Waterfront 
Plan for exact 
boundaries.

Ord. 4841
CRMU-X

Ord. 4733
CDD 20

Ord. 4287
CRMU-X

Ord. 4862
CRMU-X

Map 11
Old Town North 
Land Use, as amended 

RM - Resdiential Medium
RH - Residential High
RCX - Residential High Modified
CG - Commercial General
CL - Commercial Low
OC - Office Commercial
OCM - Office Commercial Medium
CDX - Commercial Downtown Modified
CRMU-X - Commercial Residential Mixed Use -

CRMU-H 

W-1 
U/T 
P 
CDX 
CDD20 

   Modified
- Commercial Residential Mixed Use -
   High
- Waterfront Commercial
- Utility or Transportation
- Parks and Open Space
- Commercial Downtown
- Coordinated Development District

Amended 6/17/95, Ord. 3805
Amended 1/25/03, Ord 4287
Amended 6/28/11, Ord. 4733
Amended 2/25/12, Ord. 4749 
  (to include Waterfront Plan) 
Amended 11/16/13, Ord. 4841 
Amended 3/15/14, Ord. 4862 
Amended 4/18/15, Ord. 4938

Ord. 4938
OC
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For current zoning regulations, please refer to the City of Alexandria Zoning 
Ordinance, https://www.municode.com/library/#!/va/alexandria/codes/zoning
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For current zoning, please refer to the Citywide Zoning Map on the GIS Standard Maps page, www.alexandriava.gov/gis.
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Map 14
Existing Height Limits 
(1992) 
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Map 15
Old Town North 
Height Limits, 
as amended

Amended 2/25/12, Ord. 4749

Ord. 4749
Please refer to 
the Waterfront 
Plan for exact 
boundaries.ARCHIVED
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This map is no longer being updated. 
For current zoning, please refer to the 
Citywide zoning map on the GIS 
Standard Maps webpage, 
www.alexandriava.gov/gis.

Map 16 - Proposed Zoning Changes
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Map 17 - Proposed Zoning 

This map is no longer being updated. For 
current zoning, please refer to the Citywide 
zoning map on the GIS Standard Maps 
webpage, www.alexandriava.gov/gis.
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This map is no longer being updated. For 
current zoning, please refer to the Citywide 
zoning map on the GIS Standard Maps 
webpage, www.alexandriava.gov/gis.

Map 18 - Existing Zoning
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5. Eliminate the designation of "primary collector" on the portion of Madison and Montgomery Streets east of Fairfax
Street

(Make corresponding change to Map 17 -
Proposed Changes to the Thoroughfare Plan.)

Amended 12/12/08, Ord. 4030

2. aWith the increased residential development in recent years, Old Town North is becoming mixed 
used community. More people are walking, while at the same time there is more vehicular traffic 
on Fairfax Street. There is a need to strengthen pedestrian circulation, and to minimize 
pedistrian/vehicular conflicts. The Old Town North plan should include a pedestrian circulation 
plan. A streescape program is needed, especially for Fairfax Street linking the Old Town North 
community to Old Town and along the Montgomery and Madison one way pair.

In addition:

1. The City should study the feasibility of providing a primary collector connection between Madison and Montgomery Streets
east of the Norton Project. Such a connector would encourage and allow greater access to and use of the waterfront.

1. At present, the middle lane of North Washington Street between Madison and Motgomery Streets is reserved as a
left turn lane for traffic turning onto Powhatan Street. The feasibility should be studied of eleminating the
southernmost portion of this turn land and concurrently creating a reserved turn lane for southbound traffic turning
left onto Madison and heading down towards the waterfront.ARCHIVED
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Map  19
North Old Town 
Thoroughfare Plan

Ord. 4030

Amended 12/12/08, Ord. 4030
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