
 Rezoning #2025-00005 
 Special Use Permit #2025-00049 
Encroachment #2025-00006 
601 Wythe Street – Office to Residential Conversion 

Staff Recommendation: APPROVAL 

Staff Reviewers: Tony LaColla, AICP, anthony.lacolla@alexandriava.gov 
 Sam Shelby, sam.shelby@alexandriava.gov 

PLANNING COMMISSION ACTION, OCTOBER 9, 2025: On a motion made by Vice 
Chair Koenig, seconded by Commissioner Manor, the Planning Commission moved to 
recommend approval of REZ #2025-0005. The motion carried on a motion of 7 to 0. 

Application General Data 

Request: Public Hearing and 
consideration of a request for (A) a 
Rezoning from  CD-X/Commercial 
Downtown Zone (Old Town 
North) to CRMU-X/Commercial 
Residential Mixed Use (Old Town 
North) zone; (B) a Special Use 
Permit for a multi-unit dwelling 
use; and (C) an Encroachment into 
the public right-of–way for upper 
floor balconies, street-level 
bollards, a permanent planter, and 
walls. 

Planning Commission 
Hearing: 

October 9, 2025 

City Council Hearing: October 18, 2025 

Address: 601 Wythe Street Zone: 

Existing: 

CD-X/Commercial Downtown
Zone (Old Town North)

Proposed: 

CRMU-X/Commercial-
Residential-Mixed-Use (Old 

Town North) zone 

Applicant: 601 Wythe Street LLC 
represented by Kenneth Wire, 
attorney 

Small Area Plan: Old Town North 
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On a second motion made by Vice Chair Koenig, also seconded by Commissioner Manor, the 
Planning Commission moved to recommend approval of SUP #2025-0049. The motion carried 
on a motion of 7 to 0. 

On a third motion made by Vice Chair Koenig, seconded by Commissioner Lennihan, the 
Planning Commission moved to recommend approval of ENC #2025-0006. The motion carried 
on a motion of 7 to 0. 

Reason: The Planning Commission agreed with staff’s analysis and recommendation. 

Discussion: 
Commissioners Ramirez and Brown spoke in support of the request. Vice Chair Koenig clarified 
with staff that the building would continue to be considered noncomplying. Chair McMahon 
spoke in support of the request and expressed appreciation for the applicant to endure the 
complexity of the approval process. 

Speakers: 
Melissa Kuennen, Vice President of North Old Town Independent Citizens’ Association, spoke 
in support of the conversion and the proposed architectural changes. 

Ken Wire, attorney, acknowledged the complexity of the approval process for the project but 
thanked staff for working out a solution.  
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I. PROJECT SUMMARY

The applicant, 601 Wythe Street LLC, represented by Kenneth Wire attorney, requests: 

(A) a rezoning from CD-X/Commercial Downtown Zone (Old Town North)

to CRMU-X/Commercial Residential Mixed Use (Old Town North) Zone,

(B) a special use permit (SUP) for a multi-unit dwelling use, and

(C) an encroachment into the public right-of-way for proposed upper floor balconies and other

street level structures: bollards, a permanent landscaping planter box, and low walls.

These approvals would allow an office-to-residential conversion of the existing building at 601 

Wythe Street. The applicant proposes 18 dwelling units each with access to private and shared 

open space and off-street parking in the building’s garage. 

Staff recommends approval of all three requests as they generally meet all applicable criteria and 

are consistent with the City’s planning goals and strategies for office to residential conversions as 

envisioned in the Old Town North Small Area Plan (SAP). 

II. SITE DESCRIPTION AND CONTEXT

The subject property is a 9,748 square-foot lot at the northwest corner of the intersection of Wythe 

and North Saint Asaph Streets. A five-story office building, constructed in 1986, with a 70-space 

parking garage occupies the lot. The building has 34,160 square feet of floor area, which based on 

the lot size, results in a 3.5 Floor Area Ratio (FAR). As measured to the top of its rooftop decorative 

screening, the building is 64 feet tall. No additions or significant alterations have been made to the 

exterior of the building since construction in 1986. Previously, bollards, a brick landscaping 

planter box, a retaining wall, and a light pole were installed at various locations in the public right-

of-way (ROW) immediately in front of the subject property along both streets. 

The building occupies almost the entire site but provides space for a narrow strip of landscaping 

between the building and the sidewalk along both its frontages. Each frontage also provides access 

to the building's multi-level parking garage. Figures one through three, below show the front of 

the building as viewed at the intersection and from Wythe and North Saint Asaph Streets.  

4



Rezoning #2025-0005, Special Use Permit #2025-0049, & Encroachment #2025-0006 

601 Wythe Street 

Figure 1 – Subject property as viewed from opposite corner of Wythe and North Saint Asaph Streets 
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Figure 2 – N. St. Asaph St. elevation showing garage access to below-grade parking levels 

Figure 3 – Wythe St. elevation showing building's main entrance and garage acess to lobby-level parking 
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The subject property is surrounded by a wide mix of uses including a gas station, restaurant, 

residences, offices, and retail (see figure four, below). The adjacent building at 720 North Saint 

Asaph Street, immediately next to the subject property, is undergoing an office-to-residential 

conversion that was approved by City Council in December 2023. Due to its proximity to 

Washington Street, the subject property is within the Old and Historic Alexandria District 

(OHAD). 

Figure 4 – Surrounding buildings/uses 

III. BACKGROUND

EXISTING BUILDING

The subject property’s five-story building was developed pursuant to Site Plans #1984-0003 and 

#1984-0004. The approvals allowed a building with a maximum height of 64 feet, a 2.97 FAR, 

and a floor area of 24,130 square feet. At the time of approval, the property was zoned C-

2/Commercial which allowed a maximum FAR and height of 3.0 and 150 feet, respectively.  

ZONING HISTORY 

In 1992, the subject property was rezoned to CD-X/Commercial Downtown Zone (Old Town 

North) as part of a comprehensive City-wide zoning update, and the C-2/Commercial zone was 

deleted from the Zoning Ordinance. The new CD-X zone allowed a maximum 1.5 FAR for 

nonresidential uses. Given that the existing building provided a 2.97 FAR, it became a 

noncomplying structure with the 1992 rezoning. Noncomplying structures may remain indefinitely 

subject to Zoning Ordinance section 12-100. 

Between 1992 and now, City Council has approved several Zoning Ordinance amendments that 

change how floor area is calculated. Prior to these amendments, portions of the existing building 

with a ceiling height of less than 7.5 feet could be excluded from floor area. These areas are no 
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longer eligible for exclusion. As a result of these amendments, the subject property’s FAR 

increased from 2.97 to 3.5.  

The building is still classified as a legal noncomplying structure and can remain indefinitely. 

NONCOMPLYING STRUCTURE LIMITATIONS 

Generally, any permitted use (or use that receives SUP approval) can occupy a noncomplying 

structure provided that it meets all applicable requirements. As an example, in the CD-X zone, 

residential buildings must provide side setbacks while nonresidential buildings are exempt from 

setback requirements. Given that the existing nonresidential building provides no setbacks, and 

the change in use would trigger the CD-X zone’s residential requirements, a residential use would 

not be permitted without approved modifications from setback requirements.  

Further, the CD-X zone permits a lower maximum FAR for residential uses (1.25) than it does 

nonresidential uses (1.5). As a residential building, the subject property would be more out of 

compliance with maximum permitted FAR and would therefore not be permitted.  

IV. SMALL AREA PLAN

The subject property is located within Subarea Four (Mixed Use Core) of the Old Town North 

Small Area Plan (SAP) chapter of the City’s Master Plan. Subarea Four, as the name suggests, 

strongly encourages a robust mix of uses (residential, retail, and office) within its boundaries. 

North Saint Asaph Street, from Wythe to Montgomery is designated as one of the SAP’s required 

retail or arts and cultural uses corridors. Along these corridors, new buildings must provide ground 

floor retail or arts and cultural uses. The applicant’s proposal would be exempt from this 

requirement because only redevelopment sites must provide ground floor retail or arts and cultural 

uses.  

The SAP does not identify the subject property as a potential redevelopment site nor does it provide 

specific rezoning recommendations. It acknowledges that office-to-residential conversions could 

occur in Old Town North given nationwide office-to-residential trends, current market conditions., 

and its inventory of aging office buildings. The SAP states that sites like the subject property would 

likely be conversion candidates given the age of the existing building and its smaller footprint. 

V. PROJECT DESCRIPTION AND REQUIREMENTS

The applicant proposes to convert the subject property’s existing office building to a residential 

use with 18 dwelling units. There would be no changes to the building’s footprint, height, or overall 

floor area. The applicant proposes minor exterior improvements including façade refinements, 

balconies, and rooftop access via stair penthouses. Open space for residents would be provided on 

the roof and an existing west-facing balcony. Many units would also have individual balconies. 

To accomplish the conversion, the applicant has requested a rezoning from CD-X to CRMU-X, an 

SUP for a multi-unit dwelling use, and an encroachment for the upper-level balconies and other 

street level structures: bollards, a brick landscaping planter box, and a retaining wall.  

ZONING CONSTRAINTS 

As established in Section II, the existing CD-X zone would not permit residential use of the subject 

property due to two primary constraints: 1) 32-foot west and north side setbacks would be required 
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and the building provides no setbacks on these sides, and 2) the FAR limit for residential uses 

(being lower than that permitted for nonresidential uses) would increase the building’s FAR 

noncompliance. 

 PROPOSED ZONING 

The applicant requests a rezoning to CRMU-X. This zone does not require setbacks for residential 

uses. It also allows a higher FAR for residential uses than it does nonresidential. The CRMU-X 

zone is one of very few which requires SUP approval for multi-unit dwellings. Because the 

proposed zone would not require side yards for the proposed residential use nor would it increase 

the building’s FAR noncompliance, the proposal would free the subject property from the zoning 

constraints established by the CD-X zone (and discussed in the previous section). Therefore, the 

proposal would be permitted with rezoning and SUP approval. 

PARKING 

The Zoning Ordinance would require a total of 24 off-street parking spaces for the proposed 

residential use. Up to 18 spaces (75 percent of the total requirement) of these spaces may be 

compact. The existing garage provides 15 standard and 55 compact spaces. The applicant proposes 

setting aside at least 24 spaces (six standard, 18 compact) for the proposed residential use. The 

remainder of the spaces above the minimum required for the proposed residential use may remain 

without SUP approval pursuant to Zoning Ordinance section 8-200(F)(6). The applicant would 

make these additional spaces generally available to visitors to the neighborhood.  

 HISTORIC PRESERVATION 

As stated in Section I, the subject property is located within the Old and Historic Alexandria 

District. Nearly all exterior alterations to the building will require review and approval by the 

Board of Architectural Review (BAR). 

 ENCROACHMENTS 

Bollards, a brick landscaping planter box, a retaining wall, and a light pole are currently located in 

the public right-of-way adjacent to the property. See figure 5, below. There is no record of these 

having received encroachment approval. The applicant requests after-the-fact approval for all of 

the existing encroachments except the light pole. The light pole would be removed or a future 

encroachment approval would be sought prior to issuance of the Certificate of Occupancy. 
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Figure 5 – Existing encroachments

ZONING TABLE 

The table below summarizes all zoning regulations applicable to the request. 

Existing 
Permitted/Required 

(CD-X) 

Permitted/Required

(CRMU-X) 
Proposed 

FAR 
3.5 

(34,160 sq. ft.) 

Nonresidential: 

1.5 

(14,624 sq. ft.) 

Residential: 

1.25 

(12,186 sq. ft.) 

Nonresidential: 

1.5 

(14,624 sq. ft.) 

Residential: 

2.5 

(24,373 sq. ft.) 

No change 

Height 64 Ft. 66 Ft. 66 Ft. No change 

Open 

Space 
None 

Nonresidential: 

None 

Residential: 

35% 

(3,412 sq. ft.) 

Nonresidential: 

None 

Residential: 

25% 

(2,437 sq. ft.) 

25% 

(2,438 sq. ft.) 

Front Yard 

(Wythe St.) 
1 Ft. 

Nonresidential: 

None 

Residential: 

0 Ft. (minimum) 

1 Ft. (maximum) 
Nonresidential/ 

residential: 

None 

No changes 

Front Yard 

(N. St. 

Asaph St.) 

0 Ft. 

Side Yard 

(East) 
0 Ft. 

Nonresidential: 

None 

Residential: 

32 Ft. 
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Side Yard 

(North) 
0 Ft. 

Nonresidential: 

None 

Residential: 

32 Ft. 

Parking 

70 spaces 

(55 standard, 15 

compact) 

Nonresidential: 

9 spaces (minimum) 

103 spaces (maximum) 

Residential: 

24 spaces (up to 6 compact) 
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VI. STAFF ANALYSIS

Staff recommends approval of the applicant’s requests. The proposed adaptive reuse proposal 

merits approval because it advances SAP goals for office-to-residential conversions while reducing 

the building's FAR noncompliance. The project would likely have lower impacts than the existing 

office use and would maintain neighborhood character through preservation of the existing 

building envelope. Further analysis follows. 

REZONING CONSIDERATIONS 

Staff recommends approval of the applicant’s rezoning request as it would be consistent with SAP. 

Appropriateness of CRMU-X zone 

The proposed CRMU-X zone would uphold the SAP’s land use goals for Subarea 4. This subarea, 

Old Town North’s “mixed-use core,” already contains numerous properties zoned CRMU-X 

including property immediately adjacent to the subject site. The SAP establishes cohesive land use 

goals for the subarea despite mixed zoning designation. Both the existing CD-X zone and CRMU-

X zone exist within the subarea which indicates that both zones would be suitable for achieving 

and maintaining the desired mixed-use character envisioned by the SAP.    

Noncomplying Status 

As previously stated, unlike the CD-X zone, the CRMU-X zone doesn’t require setbacks for 

residential uses. Given this, the zone would be appropriate for the subject property given that the 

existing building doesn’t provide setbacks. Under the existing CD-X zone, modifications would 

be required from setback requirements to allow a residential use. 

No zones in the existing Zoning Ordinance would both: (1) be consistent with the SAP and (2) 

make the proposal comply with FAR requirements even with all available density bonus pathways. 

The proposed CRMU-X zone would reduce the existing FAR noncompliance from 2.0 to 1.0 or 

from 19,536 to 9,787 square feet. As such, the proposed rezoning would significantly reduce FAR 

noncompliance. 

The building would remain a noncomplying structure and would continue to be subject to 12-100. 

Mix of Uses 

The subject property is located between two grocery stores (Harris Teeter and Trader Joe’s) and is 

surrounded by a mix of residences, offices, and retail. The SAP states that “…to provide a balance 

of residents and employees, approximately two to three times more residential than office square 

footage is necessary.” Given the large amount of office square footage in the buildings adjacent to 

the subject property, the proposal would add residential square footage that would achieve a mix 

of office and residential uses closer to the ratio envisioned by the SAP. 

Office-to-Residential Conversions 

As stated in Section I, the SAP predicts several office-to-residential conversions within Old Town 

North. The existing building has characteristics that the SAP envisions would make it an 

appropriate conversion candidate. The SAP encourages “…innovative housing solutions such as… 

building conversions.” Given that the office-to-residential conversion of the subject property 

would not disrupt the mix of uses in the area, it has characteristics that make it an appropriate 

conversion candidate, and that such conversions are encouraged to increase housing supply, the 

proposed conversion would advance the SAP’s goals. 
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SUP CONSIDERATIONS 

Use Intensity and Anticipated Impacts 

Staff recommends approval of the SUP request for a multi-unit dwelling use because all required 

criteria would be met. The proposed multi-unit use would represent a reduction in use intensity as 

compared to the existing office use. As a frame of reference, the existing office building can 

accommodate up to approximately 260 employees. The proposed residential use, based on the 

proposed total number of bedrooms (32) could accommodate approximately 60 residents. Given 

that the residential use would likely result in a fewer number of building occupants than the 

existing office use, staff expects little impact to the surrounding neighborhood. The anticipated 

lower occupancy would likely translate to fewer peak-hour vehicular trips than the existing office 

use. The building also provides parking spaces in excess of the minimum required for residential 

use so staff anticipates little impact to traffic or surrounding on-street parking availability.  

Future residents would be present on nights and weekends when offices are typically closed but 

this would be an asset to the neighborhood and would increase consistency with the SAP as it 

would increase pedestrian activity levels in the SAP’s “mixed-use core.” 

Building Size and Function 

The proposal would be compatible with neighborhood character as the existing building would be 

preserved at its current size, height, and masing. The applicant proposes façade refinements that 

would make the building design more compatible with the newer and newly-renovated buildings 

that surround it. The proposed rooftop improvements would likely be minimally visible from the 

street level and therefore would not impact visual compatibility.  

The building would provide rooftop open space and balconies for residents’ use. These areas would 

serve as functional and usable outdoor space, ensuring that residents would have access to fresh 

air and sunlight. The large balcony on the west side of the building would provide shared outdoor 

recreational space.  

Staff has also included Condition #2, which would ensure that the applicant reduces impacts from 

the noise of the surrounding neighborhood on future residents.  

ENCROACHMENT CONSIDERATIONS 

Staff recommends approval of the encroachment requests for both the proposed and existing 

elements as they provide community benefits without impeding public ROW function. The request 

would bring the existing street-level elements into compliance with the City Code. The proposed 

upper-level balconies would provide essential outdoor space for residents and are positioned well 

above street level, ensuring no interference with existing sidewalk usability or building access. 

The existing street-level improvements have operated without issue for decades and provide 

important functions. The landscaping planters enhance street-level aesthetics, while the bollards 

adjacent to the garage entrance on Wythe Street protect both the building and ground-level 

landscaping from vehicle damage. The applicant intends to remove the light pole in the ROW or 

seek separate encroachment approval at a later date. None of these encroachments impact the 

ability for pedestrians or vehicles to utilize the right-of-way as intended. Staff has included 

standard encroachment conditions to ensure ongoing compliance with City Code requirements 

while preserving the City's flexibility for future right-of-way improvements if needed. 
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VII. VOLUNTARY HOUSING CONTRIBUTION

Staff found that the 2020/21 Housing Contributions Policy Update’s commercial to residential 

conversion guidance as the appropriate approach to determining the voluntary affordable housing 

contribution for this project. Based on the 2025 commercial to residential conversion rate of $1.83 

per net square foot, staff estimate a voluntary monetary contribution of $49,620. The applicant has 

volunteered an additional $45,380 contribution for a total voluntary contribution of $95,000.  

To achieve zoning compliance, secure on-site units, and estimate a voluntary monetary 

contribution, staff analyzed several policy approaches including 1) applying the 2020/21 

Commercial to Residential Conversion voluntary monetary contribution policy (the recommended 

approach); 2) applying the 2020/21 Rezoning Housing Contribution Policy Update; and 3) 

applying Section 7-700. The Rezoning policy only applies for cases where the SAP envisions a 

lower FAR than what’s proposed. Given that the Old Town North SAP doesn’t establish specific 

FAR nor identify the subject property as redevelopment site, the Rezoning policy would not be 

appropriate.. Section 7-700 would also not achieve FAR compliance. Given this and the scale of 

the project, staff does not recommend this approach either.  

The subject property proposes converting 27,115 square feet of commercial floor area, as defined 

by Section 2-145(B), to residential uses and retaining 7,045 square feet of existing parking floor 

area, totaling 34,160 square feet. Applying the 2020/21 Policy Update’s commercial to residential 

conversion rate, which considers only floor area that is converted from commercial to residential, 

staff multiplied 27,115 square feet by a factor of $1.83/ square foot (2025 commercial to residential 

rate) to estimate a voluntary monetary contribution of $49,620 to the City’s Housing Trust Fund. 

Including the applicant’s additional contribution, the total voluntary contribution would be 

$95,000. Staff has included Condition #3 which recommends that the voluntary contribution be 

made prior to City issuance of the certificate of occupancy.   
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VIII. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes and ordinances and 

the following conditions:  

1. The applicant shall install STC 28, or better, rated windows and doors in all locations

associated with residential units for noise mitigation. (T&ES)

2. Prior to the issuance of the Certificate of Occupancy, contribute $95,000 to the City’s

Housing Trust Fund. Make out all payments to the City of Alexandria and submit them to

the Office of Housing with a cover letter to include the project name, case number, and

explanation of the contribution amount, if phased. (P&Z)

3. The owner shall obtain and maintain an encroachment permit and policy of general liability

insurance in compliance with the permit requirements in § 5-2-29(a)(3). (T&ES)

4. Neither the City nor any private utility company will be held responsible for damage to the

approved encroachments arising from the repair, maintenance, or replacement of any

utilities that may exist within the area of the approved encroachments. (T&ES)

5. If the City in the future needs the encroachment area, then the applicant shall remove any

structure that encroached into the public right-of-way within 60 days upon written

notification. If a longer period of time for removal is required, written permission of the

City must be obtained. (T&ES)

6. The applicant is responsible for replacement and repairs to adjacent public right-of-way

including damages due to construction or maintenance of the encroaching elements.

(T&ES)

7. Within the encroachment areas identified in the metes and bounds exhibit, the applicant

may not erect any additional equipment or structures or enlarge or intensify any existing

equipment or structures shall without prior approval of the Directors of P&Z and T&ES.

No administrative changes may be made after approval of the encroachment ordinance.

(P&Z)

STAFF: Tony LaColla, AICP, Division Chief 

Sam Shelby, Principal Planner 

   Department of Planning and Zoning 

_____________________________________________________________________________ 

Staff Note: In accordance with section 11-506(c) of the zoning ordinance, construction or 

operation shall be commenced and diligently and substantially pursued within 18 months of the 

date of granting of a special use permit by City Council or the special use permit shall become 

void. 
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IX. CITY DEPARTMENT COMMENTS

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 

Transportation & Environmental Services: 

C-1 Comply with the City’s Noise Control Code, Title 11, Ch. 5, which sets the maximum 

permissible noise level as measured at the property line, which includes all rooftop HVAC 

and other mechanical equipment shall comply with the City noise ordinance by equipment 

design, location, or with noise mitigating devices (e.g., silencers, acoustic plenums, 

louvers, or enclosures). 

F-1 With a conversion from office space to residential, the requirements for noise mitigation 

will change to identify potential needs to upgrade the windows or doors to reduce noise to 

appropriate levels. (TES/OEQ)  

R-1 Applicant will coordinate with a noise mitigation consultant to 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 being occupied.  

R-2 If the noise study identified noise impacted areas, applicant will conduct a building shell 

analysis identifying ways to minimize noise and vibration exposure to future residents. 

Applicant shall submit the building shell analysis and install upgrade recommendations 

identified in the building shell analysis prior to occupancy.  

R-3 Applicant shall submit the noise study and building shell analysis to T&ES Environmental 

Quality tea for review and approval prior to approval with Planning Commission and City 

Council.  

R-4 Identify and label the short-term bicycle parking on the site plan. (Transportation Planning)  

R-5 Identify and label the long-term bicycle parking on the floor plans. (Transportation 

Planning) 

R-6 Paste a copy of the walkability index – see appendix II – somewhere on the plan set. 

(Transportation Planning) 

R-7 The site is located outside of a designated parking district, therefore residents of this new 

development will be ineligible for residential parking permits. (Transportation Planning) 

Code Enforcement: 

F-1 A building permit is required. 
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Fire: 

No comments or concerns. 

Recreation, Parks, and Cultural Activities: 

F-1 The proposed office-to-housing development increases maintenance pressure on the 

existing park in the area.  

Office of Historic Alexandria: 

No comments. 
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application master plan amend.pdf
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

PROPERTY LOCATION:  ___________________________________________________________________________

APPLICANT

Name: _______________________________________________________________________

Address:  _________________________________________________________________________

PROPERTY OWNER:

Name:  _________________________________________________________________________

Address: __________________________________________________________________________

Interest in property:
 Owner  Contract Purchaser

 Developer  Lessee  Other ______________________

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

 Yes: If yes, provide proof of current City business license.

 No:    If no, said agent shall obtain a business license prior to filing application. 

THE UNDERSIGNED  certifies that the information supplied for this application is complete and accurate, and,
pursuant to Section 11-301B of the Zoning Ordinance, hereby grants permission to the City of Alexandria, Virginia,
to post placard notice on the property which is the subject of this application.

_________________________________________ _________________________________________
Print Name of Applicant or Agent Signature

_________________________________________  __________________     ____________________
Mailing/Street Address Telephone #           Fax #

_________________________________________ _________________________________________
City and State Zip Code Date

Application Received:  ______________________________ Fee Paid:  $_______________________________________
Legal advertisement:   _______________________________  ________________________________________________
ACTION - PLANNING COMMISSION ____________________            ACTION - CITY COUNCIL: ___________________________

DO NOT WRITE IN THIS SPACE  -  OFFICE USE ONLY

 APPLICATION

Master Plan AmendmentMPA# _______________________________ 

 Zoning Map Amendment REZ# _______________________________

601 Wythe Street, Alexandria VA 22066

601 Wythe Street LLC, a Virginia limited liability company

8401 Maryland Dr, Ste A, Richmond VA 23295-4648

Water Environment Federation, an Illinois not-for-profit corporation

601 Wythe Street, Alexandria, VA 22314

Kenneth W. Wire & Megan C. Rappolt, Wire Gill LLP, Agents

700 N. Fairfax Street Suite 600 202-431-3624/703-362-5232

Alexandria, VA 7/29/2025

✔
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application master plan amend.pdf
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

MPA #  ____________________

REZ #  ____________________

SUBJECT PROPERTY

Provide the following information for each property for which an amendment is being requested.  (Attach separate sheets if
needed.)

PROPERTY OWNERSHIP

[ ]  Individual Owner [ ]  Corporation or Partnership Owner

Identify each person or individual with ownership interest.  If corporation or partnership owner, identify each person with 

more than 3% interest in such corporation or partnership.

1. Name:  _________________________________________________ Extent of Interest: _________________

Address:  ________________________________________________

2. Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

3. Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

4 . Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

Address
Tax Map - Block - Lot

1  ____________________
______________________

2  ____________________
______________________

3  ____________________
______________________

4  ____________________
______________________

Land Use
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

Master Plan
Designation
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

Zoning
Designation
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

Frontage (ft.)

Land Area (acres)

_______________
_______________

_______________
_______________

_______________
_______________

_______________
_______________

054.04-09-08 Office M.Use Resi M.UseM.Use CDX   CRMU-X 9,749 sf
0.22381 acres

✔

Not-for-profit-corporation
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application master plan amend.pdf
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

MPA #  ____________________

REZ #  ____________________

JUSTIFICATION FOR AMENDMENT
(attach separate sheets if needed)

1. Explain how and why any proposed amendment(s) to the Master Plan are desirable, beneficial to

surrounding properties, in character with the applicable Small Area Plan and consistent with City policies: *

2. Explain how and why the proposed amendment to the Zoning Map(s) is consistent with the proposed

amendment to the Master Plan, or, if no amendment to the Master Plan is being requested, how the

proposed zoning map amendment is consistent with the existing Master Plan:

3. Explain how the property proposed for reclassification will be served adequately by essential public

facilities and services such as highways, streets, parking spaces, police and fire, drainage structures,

refuse disposal, water and sewers, and schools.

4. If this application is for conditional zoning approval pursuant to Section 11-804 of the Zoning Ordinance,

identify all proffered conditions that are to be considered part of this application (see Zoning Ordinance

Section 11-804 for restrictions on conditional zoning):

The proposal is desirable and beneficial, consistent with City policies and in character
with the Old Town North Small Area Plan because it creates homes for new residents,
reduces obsolete office space, supports cultural and retail activity and brings new
investment into the neighborhood in an environmentally sustainable way that also
substantially increases the City’s tax base.

The property is in "Mixed Use Core" area of the Old Town North Small Area Plan.  
Changing the zoning from the commercial CDX to mixed-use CRMU-X advanced the 
Old Town North Small Area Plan’s goals by increasing new housing, reducing outdated 
office inventory, and increasing the mix of uses in the neighborhood. 

The project does not expand the building and would reuse existing utilities and public 
infrastructure, subject to city review.  It also frees up existing parking spaces in the 
building making them available for public parking.

See attached SUP application for residential use.    
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APPLICATION 

IAL USE PERIT

SPECIAL USE PERMIT #____________________ 

PROPERTY LOCATION:  __________________________________________________________________ 

TAX MAP REFERENCE:______________________________________________ ZONE: _________________ 

APPLICANT:  

Name: _______________________________________________________________________________________ 

Address:  _____________________________________________________________________________________ 

PROPOSED USE: __________________________________________________________________________ 

_____________________________________________________________________________________________ 

_____________________________________________  _______________________________   ____________ 

Print Name of Applicant or Agent Signature              Date 

_____________________________________________ ____________________    ______________________

Mailing/Street Address  Telephone #  Fax # 

_____________________________________________  _____________________________________________ 

City and State  Zip Code Email address 

SPECIAL USE PERMIT 

THE UNDERSIGNED, hereby applies for a Special Use Permit in accordance with the provisions of 
Article XI, Section 4-11-500 of the 1992 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 staff and Commission Members to visit, inspect, and 
photograph the building premises, land etc., connected with the application.  

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 IV, Section 4-1404(D)(7) of the 1992 Zoning Ordinance of the City 
of Alexandria, Virginia.   

THE UNDERSIGNED, hereby attests that all of the information herein provided and specifically 
including all surveys, drawings, etc., required to be furnished by the applicant are true, correct and 
accurate to the best of their knowledge and belief.  The applicant is hereby notified that any written 
materials, drawings or illustrations submitted in support of this application and any specific oral 
representations made to the Director of Planning and Zoning on this application will be binding on 
the applicant unless those materials or representations are clearly stated to be non-binding or 
illustrative of general plans and intentions, subject to substantial revision, pursuant to Article XI, 
Section 11-207(A)(10), of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.

8401 Maryland Drive, Suite A, Richmond VA 23295

601 Wythe Street 

054.04-09-08 CRMU-X

601 Wythe Street LLC

Residential Use 

Kenneth Wire/Megan Rappolt 7/29/2025

Wire Gill LLP, 700 N. Fairfax St, Ste 600 202-431-3624/703-362-5232

Alexandria, VA 22314 kwire@wiregill.com

✔

✔

✔

✔
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OWNERSHIP AND DISCLOSURE STATEMENT 
Use additional sheets if necessary 

1. 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. 

2. 

3. 

2. Property.  State the name, address and percent of ownership of any person or entity owning an
interest in the property located  at ________________________________________________      (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. 

2. 

3. 

3. Business or Financial Relationships.  Each person or entity indicated above in sections 1 and 2, with
an ownership interest in the applicant or in the subject property are require 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 the12-month period prior to the submission of this application with any member of
the Alexandria City Council, Planning Commission, Board of Zoning Appeals or either Boards of
Architectural Review. All fields must be filled out completely. Do not leave blank. (If there are no
relationships please indicated each person or entity and “None” in the corresponding fields).

For a list of current council, commission and board members, as well as the definition of business 
and financial relationship, click here. 

Name of person or entity Relationship as defined by 
Section 11-350 of the Zoning 

Ordinance 

Member of the Approving 
Body (i.e. City Council, 

Planning Commission, etc.) 
1. 

2. 

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.  

__________    __________________________ __________________________ 
  Date   Printed Name Signature 

601 Wythe Street 

none

8401 Maryland Dr, Suite A Richmond VA Lee R. Kenna >3%

 601 Wythe Street, Alex, VA 100%

601 Wythe Street LLC

none none

7/29/2025 Kenneth Wire/Megan Rappolt 

Water Environmental Federation 
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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. 

NARRATIVE DESCRIPTION 

3. 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.  The description should fully discuss the nature of the
activity.  (Attach additional sheets if necessary.)

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

The Property is an existing office building that is proposed to convert to a residential 
use and this SUP for the residential use.  
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USE CHARACTERISTICS 

4. The proposed special use permit request is for (check one):

[ ]  a new use requiring a special use permit,

[ ]  an expansion or change to an existing use without a special use permit,

[ ]  an expansion or change to an existing use with a special use permit,

[ ]  other.  Please describe:______________________________________________________

5. Please describe the capacity of the proposed use:

A. How many patrons, clients, pupils and other such users do you expect?   

Specify time period (i.e., day, hour, or shift). 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

B. How many employees, staff and other personnel do you expect?   

Specify time period (i.e., day, hour, or shift). 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

6. Please describe the proposed hours and days of operation of the proposed use:

Day: Hours: 

________________________________ ____________________________________ 

________________________________ ____________________________________ 

________________________________ ____________________________________ 

________________________________ ____________________________________ 

7. Please 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 be controlled? 

______________________________________________________________________ 

______________________________________________________________________ 

✔

Typical for residential  

As needed for maintenance 

Seven days per week  up to 24 hours

Typical for residential  

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

_____________________________________________________________________________

_____________________________________________________________________________ 

_____________________________________________________________________________ 

9. Please provide information regarding trash and litter generated by the use.

A. What type of trash and garbage will be generated by the use? (i.e. office paper, food wrappers) 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

B. How much trash and garbage will be generated by the use? (i.e. # of bags or pounds per day or per 

week) 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

C. How often will trash be collected? 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

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

_____________________________________________________________________________ 

_____________________________________________________________________________ 

10. 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:

_____________________________________________________________________________

_____________________________________________________________________________

Property Management 

Typical for residential  

Typical for residential  

As needed 

Property management 

✔
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11. 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:

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

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

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

ALCOHOL SALES 

13. 

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

[  ]  Yes  [ ]  No 

If yes, describe existing (if applicable) and proposed alcohol sales below, including if the ABC license will 

include on-premises and/or off-premises sales.  

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

✔

Property management 

✔
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PARKING AND ACCESS REQUIREMENTS 

14. A. How many parking spaces of each type are provided for the proposed use: 

___________   Standard spaces  

___________   Compact spaces  

___________   Handicapped accessible spaces. 

___________   Other. 

B. 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? 

____________________________________________________________________ 

PLEASE NOTE: 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.   

C. 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.   

[   ] Parking reduction requested; see attached supplemental form  

15. Please provide information regarding loading and unloading facilities for the use:

A. How many loading spaces are available for the use? ______________ 

Planning and Zoning Staff Only 

Required number of spaces for use per Zoning Ordinance Section 8-200A________ 

Does the application meet the requirement? 

[  ] Yes    [  ] No 

Planning and Zoning Staff Only 

Required number of loading spaces for use per Zoning Ordinance Section 8-200________ 

Does the application meet the requirement? 

[  ] Yes    [  ] No 

✔

0
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B. Where are off-street loading facilities located?  _________________________________ 

_____________________________________________________________________________ 

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

_____________________________________________________________________________ 

_____________________________________________________________________________ 

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

_____________________________________________________________________________ 

_____________________________________________________________________________ 

16. 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?

_____________________________________________________________________________

_____________________________________________________________________________ 

SITE CHARACTERISTICS 

17. Will the proposed uses be located in an existing building?    [ ]  Yes [ ]  No 

Do you propose to construct an addition to the building?    [ ]  Yes [ ]  No 

How large will the addition be? __________ square feet.   

18. What will the total area occupied by the proposed use be?

________ sq. ft. (existing) + _________ sq. ft. (addition if any) = ________sq. ft. (total) 

19. The proposed use is located in:  (check one)

[  ] a stand alone building

[  ] a house located in a residential zone

[  ] a warehouse

[  ] a shopping center.  Please provide name of the center: ___________________________

[  ] an office building.  Please provide name of the building: ___________________________

[  ] other. Please describe:_____________________________________________________

End of Application 

As allowed per Noise Ordinance 

Typical for residential 

Existing street access is adequate.

✔

✔

34,160 34,160

✔
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caK�YVJTFY�VFH�AFDH==Iq�kpb�D\FCC?>@�B>?GYlP�YVJTF�Q�àK]]�YX�k>=>NHFY?DF>G?JClO�YVJTFY�Q�P]�B>?GYP�YVJTF�Q�e]̀]]]�YX�k>=>NHFY?DF>G?JClP�YVJTF�Q�K]�B>?GY
>QJ�k>=>NHFY?DF>G?JClT=>GFZGBJC�AC=TUd�e]MN]R�I?>c�kHFYcl>QJ�k>=>NHFY?DF>G?JClPne�YFGAJTU�HJG?=d�PhMN]R�I?>c�kHFYcl>QJ�k>=>NHFY?DF>G?JClPnP�YFGAJTU�HJG?=d�LMN]R�I?>c�kHFYcl>QJ�k>=>NHFY?DF>G?JCleKo�kHFY?DF>G?JCl
PcK�kY?>@CFNi�G\=NB>?G�HFY?DF>G?JClecK�kHFY?DF>G?JC�\QYBVlecK�k>=>NHFY?DF>G?JC�\QYBVl

VH=wFTG�[�n�

YEFFG�G?GCFYEFFG�>BIAFH

GE?Y�DHJ\?>@�?Y�J>
�?>YGHBIF>G�=X�YF

Hg?TF�J>D�
YEJCC�HFIJ?>�GEF�V

H=VFHGW�=X�GEF�JH
TE?GFTGY�J>D�

YEJCC�>=G�AF�HFVH
=DBTFD̀�VBAC?YEFD

�=H�BYFD�?>�
J>W�\JW�\?GE=BG�G

EF�\H?GGF>�VFHI?Y
Y?=>�=X�CFF�

DFY?@>�YGBD?=Y�CCT
c

=H?@?>JC�VJ@F�Y?<F
�ebZOh

bP]�Y�IJVCF�JgF>BF̀
�YB?GF�PPb

XJCCY�TEBHTÈ�gJ�e
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9 October 2025

Members of the Alexandria Planning Commission,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to see three 
significant housing developments on today’s docket, and we ask you to vote yes on all of them. 
Together, these developments will add 473 desperately needed new homes to Alexandria.

Docket item 2, the Braddock West development, will add 180 new homes across the street from the 
Metro station, including 14 committed affordable homes. In addition to adding much-needed homes 
and retail space near transit, the development will benefit its neighbors by significantly improving 
stormwater management and adding a new mid-block crossing to the station.

Docket item 5, West End Block D, will add 275 new homes amid the jobs and opportunities coming to 
the former Landmark Mall site. This development will help meet the growing demand for housing and 
ensure that middle-income Alexandrians have the opportunity to live and thrive in our city’s newest 
neighborhood

Docket item 6, 601 Wythe Street, will convert an aging office building to 18 new homes in Old Town 
North. It’s exciting to see Alexandria continuing to lead in office-to-residential conversion, and this 
development will turn more of our underutilized 1980s office building stock into opportunities to live in 
our city. It’s worth noting that a Special Use Permit is required to build a residential building in the 
CRMU-X zone. A residential building in a residential zone should not be considered a special use. We 
hope you will consider removing this requirement, and more broadly, simplifying our zones so that 
housing is legal everywhere in Alexandria.

We also would like to note that two of the developments on today’s docket require a Special Use Permit 
for a parking reduction – including the one that is across the street from a Metro station. In fact, of the 
34 apartment and condo developments approved from 2022 to now, 18 of them (more than half) 
required a SUP for a parking reduction. We hope you will consider legalizing parking flexibility by 
eliminating the current mandates, so that property owners can assess the unique conditions of each 
location to determine how many parking spaces are actually needed to rent or sell homes.

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 better for everyone.

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