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DSUP2025-10011-14 PRGS Redevelopment
Additional Materials

June 2, 2026



����������	

��
�
������������
�����
�����������������
�����
�
�������������
���
����	����
�
��
�����
�����������	�
����	��������������
�	�
	�������
�	�
������������������������������������
�	�
�������
����������������
�������
���	����	�����

� �������������
�������	
�
�����������
	 ��������
����� ���
���!"��
��
��
�
����	���	������#���"����$��
������	��
����
����
����������
��%&&����
���
��
�'��������
���
��
�����(������(�)�*�����
������
�#
����
����������*����������������
��������
��������
�	�
	������������������+	��
�
��
�
���*�
�������
���
��
������������� �������
��������������
�������
��
���	
�������,�����
���
��
������-��������
��,�-����

������./!�0����
����"��
�������+	��������������1����
����"���,�-���	�
��2
����
���
���� �
�����	����
��
�	�
	����������
�����������	��� ��������������������
�	�
	����������!�!��	
���
��
���������������������	���
����
�	������������
�	�
	�������
�	�
�������
��������������

����3���4	���
��1�
��
�5���!"�����������
������.�-����
���������
���������������
��6��
�����	�
����	������
������������������������������
���������
��������
�	�����
��
��	��
����

���
����
!�7���������
�	�
����
������������
	�����'����

�����	��
�����	�
������	����
�����
�������
�����
����	

������������
����������'����	��
��
��������
��������'����!�*�����������
�	�
	�����������	��������������������������������������8*�������
�8�����������
������������
��
�������
���!9:�;<=>?@?A?=B�=C�D<=EEFD=BAGH?BGA?=B�?B�IJKB�LMNGOGA?=BEP=�=JKB�A<KBN>?BQR�SA?T?AU�?BEAGTTGA?=BR�=<�C=SBVGA?=BGT�KMNGOGA?=B�E>GTT�=NNS<�V=WBW?BV�=C�GNA?OK�EH=XKEAGNX�V?EHGBAT?BQ�=<�>KGOU�EA<SNAS<GT�VKH=T?A?=B:YKN>B?NGT�ZGA?=BGTK[�\SQ?A?OK�VSEA�N=BAG?B?BQ�TKQGNU�J=WK<�JTGBA�@UJ<=VSNAE]EJKN?̂NGTTU�<KEJ?<G@TK�N<UEAGTT?BK�E?T?NGR�G<EKB?NR�TKGVR�GBV�HK<NS<U]W?TT�EKAATK�V?<KNATU�?BA=�=JKB�KMNGOGA?=BE:�Y>?E�J<=NKEE�N<=EEFN=BAGH?BGAKE�=A>K<W?EK�NTKGB�ES@ES<CGNK�E=?TER�G<A?̂N?GTTU�?B_GA?BQ�A>K�O=TSHK�=C�>G̀G<V=SE�WGEAK�=BFE?AKR�GBV�A><KGAKB?BQ�A>K�?BAKQ<?AU�=C�BKW�?BC<GEA<SNAS<K�N=HJ=BKBAE�GBV�SA?T?AU�JGA>WGUE:a:�bSGBA?AGA?OK�Y<?QQK<FcGEKV�dA=JFe=<X�I<VK<E

fghighi��h.jk��0 1� �2���"���3� �������#	
����

�


�.gg�	
����!������!���g����g����g��g334�3�-j0,3�$h5�l"4%5�0
$�m�n�/�5"0/l"�f5�n�5�1/#"$�$�3437�3i2 

ohpkq�(�/*1/�ohpr hgj



��������	
��	
������������	������������	
���	��	�
����������	������	��
����	
����	�����	
���
������������
�����	��� ��!�
	
����	�����
	�
�"�����
������	
�����#������
	�����	���	�$�
�����
��
�����	�
����
�
������
�$�	��%���&'()*%������%���&'+",*%�"�-���������
������
	�
��
��
�	�
������	�
�����!
����.����
���(,)�%�%����/�01%���2�
���(,��
��	��
���
����2�
����������	���	
��������
��
�	
���
��3�	�!�4�
�3��
��
����	�$��	

���
�����
����$�	��	��������
	
�����������	
��	
������	�
����	
�����
	
������	��
5����
�	
������������
����!������������$
��	��

�6���
	���	�$
�
5��"7"��	�
�8�	�
�����4����4�	�
����	�
����	���
���
�������!!�
���	����	�$��
�6�

���	��!
�2
���������������!����	�
����	�����2������
���2�
��!������
�������
����
�����8������8���8
	�
��1))����	����	���������	
��	
���5���"�����
������	
�����#� ���8
����
���	��������
2
������	
��	
�����	�
��	����
	�9��	�!��
�!��������
�
�����!�		�
�����
��"���!��
	���	�.
�����	�8�������8���$���	����
�����	���!!
���
�����	�����8
���$�!�������!
��
�����	�
�8�	�
����	
���������
���	��
��
�
	��
����
����
�	��	������
�
!����	�
����8�
����	�������	�����:����	���	������
2�
�������	��"�������
��;
2����������	����
�	�

���������������8
	�����
	
��	������
	
2�����	�!��������

����
���
������	���������
	
����
���	��
�:�

��
�	
�����	����
	����� ��.���

�����	��.�
�
�����.
����
�����	�
�����	
��"�4���
���	��������
�������
��
���	��
�6�

�����	

�	��!��������!�
�	
�����������
	
�����������	
��	
����������������	
�$���!
�
�6�
�
	����
�������!!
�2��"� ���!�����<=�-������
	
����	�	����	������;������2���!���	�
��������		��������
����
�
���
��	
���
���
������
���"�>�


����
��
���	�<=�-���<�
	��=�����8��-���!�����	��
	
5���� ����
�	
��

?@AB@ABC�ADEF�GH IJKLM�N�OPQ�RSKPTLJ�N�UVWSLLX
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NOTICe  |  North Old Town Independent Civic Association
www.notice-alexandria.org  |  Old Town North, Alexandria, VA  |  Facebook @NOTICeAlx 

Position Statement: PRGS Power Plant Redevelopment 
Prepared for Alexandria City Council and residents on May 16, 2026 

OVERVIEW 

Over the past 4 years, plans and designs for redevelopment of the Potomac River Generating 
Station (PRGS) in Old Town North have been presented to the public and city agencies. NOTICe 
residents have been constant participants and commenters on these proposals.  PRGS plans and 
permits for site infrastructure were adopted in 2024. Proposals for multiuse buildings and open 
space are on the City Planning Commission docket for June, 2026.    

On April 28, 2026, City Manager Jim Parajon and AEDP Executive Director Stephanie Landrum 
presented a proposal — without prior community notice — to create a Community Development 
Authority (CDA) that would commit $135 million in Tax Increment Financing (TIF) over 30 years to 
catalyze HRP Group's redevelopment of the PRGS power plant site in Old Town North. City Council 
is expected to vote on a final Term Sheet on June 13, 2026 — fewer than 45 days after the 
proposal's introduction. 

NOTICe supports transforming the PRGS site and welcomes creative public-private 
partnerships. However, the speed and complexity of this proposal and redevelopment plan 
raise concerns that warrant careful, transparent neighborhood review.  

1. PRIORITIZE OUR HEALTH, SAFETY, AND ENVIRONMENT

PRGS is a highly contaminated site. The complex process of taking the plant down and cleaning 
the site pose health and safety risks for both workers and neighbors who are close by. If not done 
completely well, it poses risks to future neighbors and visitors. The careful demolition of the 
power plant and full remediation of the PRGS site must come first. This unlocks the potential 
for safe and sustainable redevelopment.   

Proceeding with public infrastructure construction and real estate development before demolition 
and abatement are complete — on a quasi-simultaneous timeline — introduces avoidable and 
unacceptable risk. The City must establish enforceable oversight mechanisms that go beyond mere 
compliance to protect worker and neighbors’ health and safety during demolition, remediation and 
subsequent construction. This protects current and future residents, workers and visitors. HRP 
knows and is highly experienced with the community risks of power plant demolition and 
remediation from its projects in Chicago and Boston.  The promise and perils of coal-fired power 
plant site reclamation are well covered in this article and interview with Juliana Connelly, HRP’s 
environmental specialist: “Flipping the Switch From Fossil Fuels to Housing”. 

The City of Alexandria and VA DEQ must require safe plant demolition/abatement first and 
full site remediation certified as “ready for residential reuse” as binding preconditions for 
construction of public infrastructure and multiuse buildings. This condition should be 
explicitly stated in all entitlements and permits for PRGS construction. 

DSUP2025-10011-14 PRGS Redevelopment
Additional Materials

June 2, 2026

https://atmos.earth/fashion-and-design/flipping-the-switch-from-fossil-fuels-to-housing/
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2. MAKE SURE NOTICe NEIGHBORS ARE AT THE TABLE

Old Town North is a small neighborhood, just one third of a square mile in size but heavily used. 
The PRGS is about 10% of our land area which stretches from Oronoco Street to Slaters Lane 
along the Waterfront. But its presence has beleaguered our neighborhood for over 60 years. 
Residents have worked with five different owners of this site to address its impact on our health and 
quality of life. Over 1,000 residents live at the PRGS property line facing contaminated coal 
structures and thousands more along streets that will carry away hazardous and toxic material from 
these structures. NOTICe community representatives served on the City-commissioned PRGS 
(formerly Mirant) Community Monitoring Group for years. The PRGS demolition and remediation 
activities to make the site ready for public use will span years and have a huge impact on 
neighbors.  Our residents are highly knowledgeable and committed to PRGS’s safe and equitable 
transformation. They are also very concerned about the day-to-day impact on their homes and lives 
during deconstruction. 

The City Council should recommission the PRGS (Mirant) Community Monitoring Group with 
the neighborhood expertise to assess plans and reports on abatement and remediation, 
transportation of hazardous materials, and impact on the community, and provide trusted 
feedback and information between residents, the City and HRP.  Additionally, if the City 
creates a Community Development Authority, a NOTICe representative should be appointed 
as a community member.     

3. ENSURE ECONOMIC BENEFIT FOR ALL ALEXANDRIANS

The Old Town North Small Area Plan includes community benefits for all – including 9 acres of new 
parks, economic diversity and affordable housing in our neighborhood, and the creation and 
implementation of an Arts & Cultural District. These must be realized as PRGS redevelops. The 
city’s standard DSUP agreement requires either a negotiated number of affordable housing units, or 
an arts venue for a 30% increase in density, or both. The city has few parcels to meet their 
commitments for housing and the arts, and this opportunity should be a top priority, especially since 
a project of this scale may not come again for generations.  Neighbors and the Alexandria 
community want affordability, arts and parks. 

The City should ensure that any increased density with affordable housing and arts and 
cultural commitments are substantive, demonstrable prerequisites of city-backed financing.  
NOTICe encourages the creation of an arts building at PRGS as a catalyst at the north end of 
the Arts & Cultural District. This concept was graphically illustrated as the vision for PRGS 
in the Old Town North Small Area Plan. 

A more equitable commitment of affordable housing within the residential buildings at PRGS 
should be proportional to the scale of development, and guarantee their location in the Old 
Town North neighborhood. 

We thank the City Council for taking these recommendations into consideration on 
behalf of our neighborhood and all Alexandrians. 

NOTICe is committed to the responsible, equitable, and safe transformation of the 
PRGS site.  We encourage the City to continue pursuing this vision, to include 
NOTICe in that process, and to do so at the pace that good judgment demands. 
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About NOTICe: 
NOTICe is the North Old Town Independent Citizens Association, the Old Town North civic 
association. It is a 501 c 3, educational and charitable organization and its mission is the civic 
improvement and wellbeing of Old Town North.  The neighborhood stretches from Oronoco Street 
to Slaters Lane along the Waterfront.  NOTICe has over 5,000 residents and 3,000 registered 
voters in our district.  

Founded in 1999, NOTICe residents led the effort to clean up and close the Potomac River 
Generating Station (PRGS) which was a nuisance and public health hazard. Residents have spent 
over 25 years of their time, talent and money to realize this goal and hope the plant will be gone in 
the near future. Over two decades, NOTICe funded environmental studies, expert witnesses, and 
legal counsel to present evidence to City and State agencies. NOTICe conducted neighborhood 
surveys and worked closely with the City Manager, City Attorney, TES and City Council to take 
legal action and monitor the PRGS plant’s emissions and remediation plans during operation and 
post closure and served on the City’s PRGS Community Monitoring Group. NOTICe continued its 
monitoring and advocacy and served on the Task Force to create a new Small Area Plan for Old 
Town North, as well as other City Boards and Commissions.  NOTICe continued to participate with 
the City and with Hilco now HRP (the site’s 5th owner since 1999), on its redevelopment plans. 
After five years of planning, NOTICe remains dedicated to making sure that the site is woven back 
into the fabric of our residential neighborhood, that residents are not harmed during its demolition 
and redevelopment, that it is sustainable and fit for human use and habitation and that the City and 
community are very soon “made whole” for the millions of dollars we’ve spent to reach this vision.  

https://www.notice-alexandria.org/
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Kenneth W. Wire 
kwire@wiregill.com 

202-431-3624

June 1, 2026 

VIA EMAIL TO PlanComm@alexandriava.gov 

Chairman McMahon and Members of the Planning Commission 

301 King Street, Suite 2100 

Alexandria, VA 22314  

RE: Docket Item 9 - PRGS Redevelopment 

Coordinated Development District #30 

Development Special Use Permits for Blocks B&C and Waterfront and 

Rail Corridor Open Spaces 

Dear Chairman McMahon and Members of the Planning Commission: 

On behalf of my client, HRP Potomac LLC, I respectfully request the following 

amendments to the staff recommended conditions of approval for Coordinated Development 

District #30 (the “CDD”); the Development Special Use Permits (the “DSUPs”) for Block B and 

Block C; and the DSUPs for the Waterfront Open Space and the Rail Corridor Open Space.   

CDD 2025-0004 - Open Space Timing Conditions 

The staff recommended Phasing conditions state that all the adjacent open spaces for 

each Block as a phase must be substantially complete prior to the issuance of any certificates of 

occupancy past 50% of the residential units for that Block.  This recommendation does not take 

into account the significant amount of work that remains to be completed in each building after 

the issuance of the 50% certificate, the necessity of construction staging within these open space 

areas and necessary provisions for public safety, the customary sequencing of construction 

activities and trades, the layered review and approval process for approving work with third 

parties such as the National Park Service and Pepco, and the inevitable challenges associated 

with restricted planting seasons in both the winter and summer seasons.   

The existing CDD Conditions 31 and 32 require the Phase I or Phase II open space 

improvements to be completed upon the issuance of the first certificate of occupancy for the last 

building in that Phase.  Staff’s proposed recommendation is a change to the prior agreed upon 

timing.  This proposed change in the timing condition does not take into consideration the 

financial implications of capitalizing a project with a requirement that impedes the issuance of 

half of a building’s certificate of occupancy, which is a risk that debt and equity providers will 

not tolerate, creating substantial capitalization risk for the project.  Furthermore, staff’s new 

timing without any consideration for appropriate seasonal planting periods would mean that 

construction of the open space improvements may be required to start up to 12 months before 
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building completion, before construction cranes and other logistical elements are removed from 

the site and several months before the first certificate of occupancy is issued and the block 

associated infrastructure is delivered and ready for public use (at first certificate of occupancy). 

This simply doesn’t work.  It introduces significant public safety issues and construction logistics 

challenges, resulting in unspecified cost premiums that have not been considered in the project’s 

underwriting or tax increment financing proposal.  

For the ease of review at the Planning Commission hearing, I have consolidated the 

repeated subsection included in CDD Conditions 30(b), 30.1(b), 31(b), 31.1(b) and 32 (b) with 

the staff recommended conditions shown as a single bold underline and our requested 

amendments are shown in a yellow highlight or strike through.  

CDD CONDITIONS 30(b), 30.1(b), 31(b), 31.1(b), and 32 (b) 

Provide substantial completion of the following improvements (excluding any punch list 

items, and subject to appropriate planting seasons and the City of Alexandria Landscape 

Guidelines), and open the following areas to the public prior to issuance of any certificates 

of occupancy past the first 50 90 percent of residential units: 

The Applicant also requests the following three edits to the CDD Conditions to provide 

additional clarity on agreed upon concepts, correct an incorrect reference and acknowledge the 

National Park Service (“NPS”) approval requirement.  

CDD CONDITION 30.1(b)(i) 

Implementation of a final design for Waterfront Park to the northern edge of the Great 

Lawn, with a temporary connection to the Mount Vernon Trail, pending approval from 

NPS for off-site connections and to the satisfaction of the Directors of T&ES and P&Z.   

CDD CONDITION 32(b)(i) 

Improvements to Rail Corridor Park in final section including the recreational fields and 

the dog parks unless otherwise impacted by the east-west road connection described in 

Section 32(a)(iv) c. above. 

CDD CONDITION 32.1 

In addition to any improvements or requirements outlined in these conditions, the 

applicant shall provide the following improvements with the first request for a certificate of 

occupancy of Block A. 

a. Design and construction of the final configuration of the open space adjacent

to Block A, in consideration of the use/tenant for Block A and any land 

transferred to NPS (per the Amended Phasing Plan), pending NPS approval. (P&Z) 

(T&ES) (RP&CA) 
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BLOCK B DSUP2025-10011 and BLOCK C (DSUP2025-10012) JOINT CONDITIONS 

The DSUPS for both Blocks B and C contain the same recommended condition whereby 

a condition of approval is intended to supersede the requirements of the Building Code as 

applied to noise within the building.  While staff may have an interest in controlling exterior 

building noise, there is no valid reason for the City to supersede its own building code for a 

single potential noise source internal to the building.  Therefore, we respectfully request that the 

Planning Commission delete the following joint condition. 

Condition 98 

Submit a noise mitigation plan for the fitness center (if proposed) to address noise impacts 

from the use on other residents or businesses within the building. To the satisfaction of the 

Director of T&ES, the plan shall aim to achieve an interior noise level below 45dBA, 

consistent with the Noise Guidance Book used by the U.S. Department of Housing and 

Urban Development. Provide a commitment letter stating the applicant’s commitment to 

implementing the mitigation measures specified in the plan. Submit the mitigation plan and 

commitment letter for review and approval by T&ES Office of Environmental Quality 

Staff prior to Final Site Plan release. (T&ES) * 

I look forward to discussing these applications and these requested changes to the staff 

recommended conditions of approval with you at tomorrow’s Planning Commission hearing. 

Sincerely, 

Kenneth W. Wire 

cc:  Paul Stoddard, Director, Planning and Zoning 



To: City Council 

From: Alexandria Housing Affordability Advisory Committee (AHAAC) 

Date: May 28, 2026 

Re: Proposed development of Potomac River Generating Station Blocks B & C 

We are writing on behalf of AHAAC to provide additional context for our vote to approve the affordable 
housing plan of Blocks B and C of the Potomac River Generating Station redevelopment.  In Blocks 
B&C, HRP Group (formerly Hilco Redevelopment Partners) proposes a mixed-use development 
consisting of 815 residential units and assorted commercial, retail, and other non-residential space.  In 
accordance with the use of Section 7-700-like bonus density, these blocks will include the creation of 19 
committed affordable rental units split among studio, 1-bedroom, and 2-bedroom apartments. 

Subsequent blocks will produce approximately 41 additional affordable units within the new residential 
space as well as another ~100 units in an affordable project that will leverage a public-private partnership 
(P3) between the developer and the City.   

HRP Group will also provide a contribution to the city’s Housing Trust Fund. HRP Group has requested 
that the full amount of the Housing Trust Fund contribution be provided no later than June 30, 2034, be 
indexed to inflation, and be set aside explicitly for use in developing the additional 100 affordable units as 
part of the conditions for the CDD and the project’s proposed tax increment financing (TIF) arrangement. 
While this represents a break with the customary practice of using Housing Trust Fund contributions at 
the discretion of the City, AHAAC feels the exception is warranted due to the fact that the likely 
inflation-indexed sum will ideally provide sufficient gap financing for the development of 100 affordable 
units. 

That said, AHAAC’s approval came with two conditions: 

• The size, cost, and complexity of the Potomac River Generating Station redevelopment carry
considerable risk.  It is possible that HRP Group will not be able to embark upon or complete subsequent
blocks.  If one or more blocks (including the planned 100-unit affordable residential property) are not
completed, HRP Group still will provide the full amount of its Block B & C inflation-indexed
commitment to the Housing Trust Fund by mid-2034.  This contribution should then be available to use
for any purpose at the City’s discretion, not solely for supporting the Potomac River Generating Station
redevelopment.

• In light of the substantial amount of City support already committed to the project through its use of Tax
Increment Financing, HRP Group’s Housing Trust Fund contribution should be the only City-related
support used for the development of the additional 100 affordable units within the future P3 project.
AHAAC’s position is that the City should not commit additional funds to the public-private partnership
given the City’s proposed TIF support and commitment of the project’s monetary contribution. The City’s
financial resources are needed for other stalled affordable housing projects within the city that are
awaiting funding.

Respectfully, 

Shelley McCabe Sean Zielenbach 
Co-chair, AHAAC Co-chair, AHAAC 
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2 June 2026

Members of the Alexandria Planning Commission,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to see a 
transformative housing development on today’s docket, along with a subdivision and an approval for a 
home on a vacant lot, and we ask you to vote yes on all of them. Together, these developments will add 
817 desperately needed new homes to Alexandria. We’d also like to share our enthusiastic support for 
the Housing 2040 Plan, which codifies the importance of expanding housing supply in Alexandria into 
our city’s Master Plan.

Docket item 9, the PGRS redevelopment, will make significant progress to address our housing shortage 
and will also have enormous benefits for the entire community. The first phase of the development will 
transform a rusting power plant into 815 homes, including 19 committed affordable homes, commercial 
space, and almost 5 acres of publicly accessible park space. The development will remove and 
environmentally remediate the power plant, plant more than 400 trees, and widen and improve the 
Mount Vernon trail. The publicly accessible park space will provide many ways to enjoy this currently 
inaccessible section of the waterfront.

We’d also like to comment on Green Building Policy implementation, since this development is a perfect 
example of the importance of flexibility in implementing the 2026 Green Building Policy. This 
development is going forward under the 2019 policy, and the buildings are expected to have Energy Use 
Intensity (EUI) between 35 and 40, slightly above the 2026 policy’s limit of 35. Our understanding is that 
this is common for high-rise buildings. The PGRS development has enormous environmental benefits for 
Alexandria, and in general, every home that is built in walkable, transit-rich Alexandria neighborhoods 
rather than in our car-dependent exurbs is a win for the environment. As the 2026 Green Building Policy 
is implemented, we hope you will bear in mind the value of flexibility to allow the environmental 
benefits of developments like this one in Alexandria.

We would also like to share our enthusiastic support for docket item 10, the Housing 2040 Plan. The 
data presented in the plan is clear – Alexandria has a housing affordability emergency. As the 
introductory section of the plan shows, the cost of renting a home in Alexandria has far outpaced the 
growth in median income since 2000, and the cost of becoming a homeowner has become even more 
extreme – increasing at approximately triple the rate of increase of median income. According to the 
plan, there are approximately 8,700 households on the waitlist for public housing, and approximately 
10,600 on the waitlist for housing vouchers. This cannot be explained away as a money management 
issue by young adults. This is a systematic failure to build enough homes to keep pace with the 
population and job growth in our region. As the plan makes clear, our housing shortage has caused 
numerous life-altering impacts for Alexandrians – from people displaced from their homes when they 
are unable to afford a rent increase, to seniors who are stuck because they are unable to afford a move 
to a home that better supports them as they age, to people who live with health impacts such as mold 
and pests because they are unable to afford a home that supports their health and safety.
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As the plan rightly makes clear, we must use all tools at our disposal to expand the supply of homes in 
Alexandria to meet our city’s urgent needs. We must use our Small Area Plan process to maximize 
housing supply, streamline the development review process, build homes on city-owned land, continue 
the implementation of Zoning for Housing Part 1 and fast-track Part 2, review our zoning and parking 
rules to ensure we encourage development of all types of homes, and encourage innovative technology 
to build more quickly and at lower costs. As members of the Planning Commission, we urge you to take 
seriously your crucial role in making these changes happen. Please vote yes on the Housing 2040 Plan, 
and please consider the urgency of our regional housing crisis in all decisions you make.

We hope Alexandria will continue to welcome new homes of all types, all price points, and in all parts of 
our city to address our regional housing crisis and make our city more economically productive, 
environmentally friendly, and socially connected today and for generations to come.

Phoebe Coy, Alex Goyette, Peter Sutherland, Stephanie Elms and Yasir Nagi
YIMBYs of Northern Virginia Alexandria leads
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May 27, 2026 

Ms. Elizabeth Chimento 

1200 N. Pitt Street 

Alexandria, VA  22314 

Dear Elizabeth: 

I am responding to your request for wind information representative of Alexandria and the 
location of the former Mirant facility.  I have attached a web-based wind rose for Reagan 
Airport.  Your question:  will there be wind flow from the north?  As shown in the attached 
figure most of the wind flow is from the south through southwest (direction wind is blowing 
from).  There also is a secondary maximum with wind flow from the northwst through 
northeast.  The wind rose shows the range of wind speed by direction.  Both the primary 
and secondary maximum areas both have a relatively large fraction of wind flow in the 
range of 10-20 mph. 

I would recommend that an official wind rose be obtained prior to making final decision on 
this matter. 

Sincerely, 

David A. Sullivan 

Certified Consulting Meteorologist 
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City of Alexandria, Virginia 
________________ 

MEMORANDUM 

DATE: JUNE 2, 2026 

TO: CHAIR MCMAHON AND MEMBERS OF PLANNING COMMISSION 

FROM: PAUL STODDARD, PLANNING & ZONING DIRECTOR 

SUBJECT: DOCKET ITEM 9: CDD#2025-00004 & DSUP#2025-10011 THROUGH 10014 - PRGS 
____________________________________________________________________________________ 

ISSUE: Response to Applicant Letter to the Planning Commission 

SUMMARY: 

The applicant, HRP Group, represented by Kenneth W. Wire, sent a memo to Planning Commission on 
June 1 with proposed conditions changes to the CDD amendment related to open space delivery and DSUP 
conditions, specifically for blocks B and C. Staff and the applicant have come to an agreement on 
conditions for three sets of conditions that included complex challenges and need for compromise from 
both sides. Acknowledging that the applicant is asking Planning Commission to revisit a few conditions, 
staff has provided its recommendation and reasoning below.  

DISCUSSION: 

The applicant highlighted in yellow proposed language additions and used strikethrough for language it 
proposed to delete from the condition. 

CDD#2025-00004 

Conditions 30(b), 30.1(b), 31(b), 31.1(b), and 32 (b) 

Staff proposed edits to the above conditions (addition highlighted in yellow): 

Provide substantial completion of the following improvements (excluding limited punch list items 
to the satisfaction of the Director of P&Z and adhering to the Landscape Guidelines) and open the 
following areas to the public prior to issuance of any certificates of occupancy past the first 50 
percent of residential units: 
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Staff Reponse: Staff supports the condition language as originally drafted or amended by staff, and does 
not recommend the acceptance of additional alterations for the following reasons. 

• The standard for other projects, including large projects such as Landmark and Potomac Yard, has
been the delivery of the public open spaces at first Certificate of Occupancy (CO).  Staff has
worked with the Applicant for PRGS to provide additional flexibility to 50% of COs, and believes
that this is more than sufficient time allowance for the deliver of the associated phase’s parks
construction.

• The parks under discussion are off-site from the blocks’ construction.  Proceeding with the parks
construction should in no way impede the construction of the buildings on the blocks as they do
not directly conflict with access to the blocks.  Similarly, as the building construction will be
wholly separate from the parks, opening the parks at 50% CO does not create any use conflicts or
safety issues.

• Prior to the start of construction for the parks, a landscape pre-installation meeting with City staff
will be held to discuss the construction process and timing.  For reference, the planting seasons
per the Landscape Guidelines are September 15-November 15 and March 1 – June 15, however
the Guidelines specify a process for providing exceptions to these time periods.  In practice, City
staff reviewing planting processes have generally only discouraged planting in July and August,
however have consistently allowed planting through the winter when possible.

• It is the experience of City staff that the difference between 90% COs and 100% COs can be as
little as a few weeks, meaning that the new buildings could be fully occupied before the publicly
accessible parks are opened.  Further, if accidental disruptions occur in the construction and
opening of the parks, such issues could continue the closure of the parks while the buildings are
fully occupied.  At 50% COs, there would be sufficient time to remedy any unexpected delays in
opening.

• Finally, the amended phasing of the delivery of the parks sections has shifted the delivery of areas
of the parks that may have additional procedural impediments (such as the Pump House) and
reduced the scope of delivery for the first sections of the parks, therefore construction planning
should be more efficient and effective.

Condition 30.1(b)(i) 

Staff Reponse: Due to the changes in delivery of the open space and delay of elements of the Waterfront 
Park to future blocks, it is important that the first sections to be completed meet the long-promised goals 
and objectives of the open space, including access to the Mount Vernon Trail. This is for both good 
planning and practical reasons. Over the past several months, staff and the applicant team have reviewed 
the plans and previously agreed that the connection would be the final condition rather than a temporary 
connection. Staff recommends that the agreed-upon final condition for this connection be maintained. 
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Condition 32(b)(i) 

Staff Reponse: Staff supports the condition change to reflect the relocation of subcondition related to the 
study of the east-west road connection. Staff recommends that the highlighted text above reads as 
“subcondition (a)(iv)” instead of “Section 32(a)(iv)” for the sake of clarity. 

Condition 32.1 

Staff Reponse: Staff supports the proposed condition amendment. 

DSUP#2025-10011 and 10012 

Condition 98 

Staff Reponse: Staff recommends that Condition 98 remains in the approval as written. The building code 
has noise mitigation construction and material requirements while this condition requires a noise 
mitigation plan that includes not only how a space is constructed but also how it is operated to mitigate 
noise and vibration impacts on residents associated with fitness centers and gyms. This is a standard 
condition that has been incorporated into DSUP approvals since 2023 to address an increase in complaints 
from residents of mixed use and multiunit buildings whose quality of life have been negatively impacted 
due to improper mitigation efforts for fitness center and gym operations, whether as amenities to buildings 
or as businesses.  Most significantly, fitness centers in mixed use buildings have generated ongoing 
complaints associated with early classes where microphones of instructors and music are heard  in adjacent 
units and from vibrations associated with dropping weights and treadmills.  Resolving these ongoing 
complaints after construction requires staff resources and places a financial investment on building 
management/owner to appropriately correct the noise violations through building material upgrades.  The 
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cost of upgrades to adequately mitigate these impacts is generally more significant than installing 
appropriate noise mitigation measures during construction.  

STAFF: 
Paul Stoddard, Director, P&Z       
Melissa Atwood, T&ES 
Robert M. Kerns, AICP, Chief of Development, P&Z           
Catherine Miliaras, Principal Planner, P&Z        
Nathan Imm, Principal Planner, P&Z   
Michael Swidrak, Urban Planner, P&Z   
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