
DOCKET ITEM #14 

Special Use Permit #2025-00008 

2525 Mount Vernon Avenue 

_________________________________________________ 

 Application General Data 

Public hearing and consideration of 

a request for a special use permit for 

a parking reduction with yard and 

open space modifications. 

Planning Commission 

Hearing: 

May 6, 2025 

City Council 

Hearing: 

May 17, 2025 

Address: 

2525 Mount Vernon Avenue 

Zone: CL/Commercial Low 

Applicant: Ganges Property Group, 

LLC represented by M. Catharine 

Puskar, attorney 

Small Area Plan: Potomac West & Mount Vernon 

Avenue Business Area Plan 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 

ordinances and the recommended permit conditions found in Section III of this report. 

Staff: Catherine McDonald, catherine.mcdonald@alexandriava.gov 

Sam Shelby, sam.shelby@alexandriava.gov 
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SUP #2025-00008 

2525 Mount Vernon Avenue 

I. DISCUSSION

The applicant, Ganges Property, LLC, represented by M. Catharine Puskar, attorney, requests 

special use permit (SUP) approval for a parking reduction with yard and open space modifications. 

The request would allow for conversion of the building’s second floor to residential. 

SITE DESCRIPTION 

The subject property is one lot of record with 158.38 feet of frontage along Mount Vernon Avenue, 

220.85 feet of frontage along East Mount Ida Avenue, and 115.02 feet of frontage along Stewart 

Avenue. Its size is 29,749 square feet. The two-story building that occupies the subject property is 

currently vacant; it was formerly used by the City’s Department of Community and Human 

Services (DCHS). A mix of commercial and residential uses surround the subject property. 

Figure 1 – Subject property 

BACKGROUND 

Prior to 1984, the property operated as a commercial building which for many years contained the 

retail furniture store, C.L. Barnes. On January 21, 1984, the City Council voted to award a contract 

with Poladian Construction Corporation to rehabilitate the former furniture store as the Alexandria 

Human Services office building. Subsequent approvals for the rehabilitation of the building are as 

follows: 

- On March 8, 1984, the Board of Zoning Appeals approved a variance from the then-

required zone transition setback (BZA Case #5031);

- On May 1, 1984, Planning Commission approved Site Plan #84-00015 to expand the

existing building for the new Alexandria Human Services office building; and

- On May 12, 1984, City Council approved Special Use Permit #1666 for a request to extend

off-street parking into a residential zone.

The building operated as one of the City’s DCHS offices from 1985 until early 2023. 
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PROPOSAL 

The applicant proposes converting the existing office building to a mixed-use building with 

daycare and retail/restaurant uses on the ground floor and residential uses on the upper floor. The 

residential portion of the building would provide 30 dwelling units which the applicant intends to 

use as short-term rentals. To facilitate this conversion, the applicant requests SUP approval, with 

yard and open space modifications, for a 38 space parking reduction. 

PARKING 

The recently adopted Short-Term Residential Rental Regulations require 0.25 parking spaces per 

bedroom for sites within the Enhanced Transit Area. The applicant proposes 34 bedrooms total, 

four two-bedroom units and 26 one-bedroom units. Therefore, nine off-street parking spaces would 

be required for the proposed short-term residential rental use on site or within 500 feet of the 

property. However, because the applicant would like flexibility to offer long-term rentals in the 

future, the parking requirement for multi-unit dwellings will be applied for the purposes of this 

application.  

Zoning Ordinance section 8-200(A)(2(a)(i) requires one off-street parking space per bedroom for 

multi-unit dwellings outside the metro walkshed. The parking requirement is reduced by 10 

percent because the subject property is within the Bus Rapid Transit Half-Mile Walkshed. 

Additionally, the parking requirement is reduced by five percent because the subject property has 

a walkability index score of 85. The final parking requirement is 0.85 spaces per bedroom. Given 

that the applicant proposes 34 total bedrooms, 29 off-street parking spaces would be required for 

the proposed residential use. The ground floor daycare use would require three off-street parking 

spaces. The ground floor restaurant/retail uses would require an additional nine spaces and one 

loading space. Overall, the applicant’s proposal would require a minimum of 41 off-street parking 

spaces. 

The subject property currently provides four off-street parking spaces on site along Stewart 

Avenue. The applicant intends to remove these spaces and utilize this area as a loading zone. There 

are also currently four handicapped parking spaces on East Mount Ida Avenue that are located 

partially on the subject property. There is also a parking garage across East Mount Ida and Uhler 

Avenues in the 2400 block of Mount Vernon Avenue. The applicant would provide 20 parking 

spaces for the proposed daycare use. The applicant therefore requests a 38-space parking reduction 

for the proposed residential and ground floor retail/restaurant uses pursuant to 8-100(A)(4).  

ZONING/MASTER PLAN DESIGNATION 

The subject property is zoned CL/Commercial Low. The applicant’s proposed addition of 

residential uses to the building requires compliance with the CL zone’s bulk and open space 

requirements. The existing building is not subject to bulk or open space requirements because the 

CL zone exempts nonresidential uses from bulk and open space requirements. 

The CL zone requires multi-unit dwellings to provide 35 percent of the total lot size as open space.  

Because the building covers almost the entire site, only providing small front yards along each of 

its frontages, it cannot meet the CL zone requirement to provide 10,412 square feet of open space. 
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2525 Mount Vernon Avenue 

The applicant proposes 5,289 square feet, or approximately 17.7 percent of the total lot size, of 

open space. 3,359 square feet of ground level open space would be provided within the subject 

property’s two secondary front yards along Stewart and East Mount Ida Avenues. An additional 

1,930 square feet of open space would be provided in the form of open terraces. The applicant 

requests a modification to reduce the open space requirement from 35 to 17.7 percent. 

The existing building provides 39,993 square feet of non-residential floor area or a floor area ratio 

(FAR) of 1.34. When the building was expanded in the 1980s, the subject property was zoned C-

2/Commercial. The C-2 zone allowed a maximum FAR of 3.0. Along with the City’s 1992 

comprehensive Zoning Ordinance re-write, the subject property was rezoned to CL/Commercial 

Low. The CL zone permits a maximum FAR of 0.50 for non-residential uses and 0.75 for 

residential uses. The existing building became noncomplying with regard to FAR with the 1992 

rezoning. 

With the proposed renovations, the building would provide 19,414 square feet of non-residential 

floor area or a non-residential FAR of 0.65. It would also provide 19,864 square feet of residential 

floor area or a residential FAR of 0.67.  The proposed residential floor area would comply with 

the CL zone’s maximum residential FAR. The proposed non-residential floor area would 

significantly decrease the building’s noncompliance with regard to non-residential FAR. 

The CL zone would also require the building to provide front yards, as well as side yards based on 

height-to-setback ratios of 1:2 and each with a minimum depth of 16 feet. The existing building 

provides a primary (west) front yard of 13.2 feet on Mount Vernon Ave. and two north and south 

secondary front yards of 15.8 feet and 18.1 feet on Stewart (north) and East Mount Ida (south) 

Avenues, respectively. To accommodate the conversion, although no expansion to the building’s 

footprint is proposed, the applicant requests modifications from the CL zone’s north front and 

north and east side yard requirements. 

The Potomac West Small Area Plan (SAP) and the Mount Vernon Avenue Business Area 

Plan (BAP) identify the subject property for low-density commercial and medium-density 

residential. Additionally, the BAP specifically encourages first floor retail uses and second floor 

residential or office uses along Mount Vernon Ave. As such, the proposed mixed-use of the 

building would be consistent with the SAP and the BAP. 

II. STAFF ANALYSIS

Staff supports the applicant’s proposal to convert the existing building from commercial office use 

to restaurant/retail and daycare uses on the ground floor and to residential uses on the second floor, 

and recommends approval of the SUP for the parking reduction and yard modifications. The 

applicant’s proposal would be consistent with the Mount Vernon Avenue BAP which encourages 

second floor residential uses with retail and restaurant uses concentrated on the ground floor to 

provide a “…level of activity desirable for a successful retail environment.” Conversion of the 

existing ground floor office spaces to restaurant/retail and daycare space would increase the site’s 

consistency with the Mount Vernon Avenue BAP by activating the ground floor. 
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PARKING REDUCTION 

Staff recommends approval of the parking reduction SUP. Providing the required parking spaces 

on site would not be feasible without demolishing the existing building. The parking garage, 

located across East Mount Ida and Uhler Avenues, would also not be a feasible location for the 

required parking. It contains a total of 138 off-street parking spaces with 28 standard and 109 

compact spaces. 79 percent of the total spaces are compact. Section 8-200(E)(1) only allows up to 

75 percent of spaces to be compact so providing complying off-street parking spaces in the garage 

would not be feasible. Further, parking for the multi-unit residential use in the garage would not 

technically comply with section 8-200(C)(2) which requires multi-unit parking to be located 

directly across a single street. Users would have to cross both East Mount Ida and Uhler Avenues 

to access the parking garage from the subject property. 

Staff does not expect the parking reduction to have an adverse impact on the neighborhood. The 

subject property is located in an amenity-rich neighborhood with a walk score of 85, providing 

easy access to shops, restaurants, parks, schools, and grocery stores. There are also two Capital 

Bike Share stations within one-half mile of the subject property. Further, the site is well served by 

public transit with a bus stop directly in front of the building on Mount Vernon Avenue. The DASH 

33 and 10A and 10B Metrobuses all serve this bus stop.  

The subject property is also a half mile to the National Landing – Potomac Yard Metroway Bus 

Rapid Transit Lane and about a mile to both the Potomac Yard-VT and Braddock Road metro 

stations. Given the walkability and transit accessibility of the site, many visitors and residents 

could easily access the site without a car. 

Although the residential blocks surrounding Mount Vernon Avenue are not currently within a 

Residential Parking Permit (RPP) district, staff has included Condition #3 which would preclude 

residents of the building from obtaining RPPs if one were to be established. Staff has also included 

Condition #4 which requires the applicant to notify residents about alternative forms of 

transportation and locations of off-street parking facilities in lease or purchase agreements. 

MODIFICATIONS 

Staff also recommends approval of the applicant’s modification requests. These requests are 

technical in nature as the building would not be physically expanded. Staff supports the requested 

yard and open space modifications because they are necessary to allow for residential use of the 

upper floor of the building. If the modifications were not granted, the building would have to be 

demolished and rebuilt to provide side yards and open space in compliance with the CL zone’s 

requirements for residential uses. The demolition of existing buildings is not desirable in this case 

as it would adversely impact the fabric and character of the street, harming the existing streetscape 

and detracting from the qualities that make Mount Vernon Avenue an attractive street.  

The applicant’s requested front yard modification would be to accommodate a proposed fence 

located in the required yard along Stewart Avenue. This fence would provide screening of the off-

street loading space from the residential properties along Stewart Avenue.  
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Section 2-180 states that “the purpose of open and usable space is to provide areas of trees, shrubs, 

lawns, pathways and other natural and manmade amenities which function for the use and 

enjoyment of residents, visitors and other persons.” Given that some on-site open space would be 

provided, staff finds the purpose of the open space requirement to be upheld.  

Overall, none of the requested modifications would impact the surrounding neighborhood because 

no expansion to the building is proposed. All are necessary to facilitate the conversion of the 

building. The applicant has also proposed additional screening to mitigate any potential impacts 

that the proposed second-floor residential patios could have on adjacent neighbors. 

OTHER CONSIDERATIONS 

Staff attended a meeting with the Del Ray Citizens Association’s Land Use Committee and the 

applicant on March 25, 2025. Attendees expressed concerns regarding the proposed short-term 

residential rentals specifically possible noise, trash, and safety issues. The applicant’s 

representative and City staff explained that the short-term residential rentals proposed must adhere 

to the City’s recently adopted Short-Term Residential Rental regulations. Additionally, there were 

concerns regarding the requested parking reduction for the residential use.  The applicant’s 

representative explained that their client intends to reserve spaces, as needed, for renters in the 

parking garage located in the 2400 block of Mount Vernon Avenue. Further, staff explained that, 

considering the walkability and access to public transit, renters would have multiple options to get 

around. 

The Del Ray Citizens Association (DRCA) also sent a letter of support for the project on April 17, 

2025.  In the letter, the DRCA requests a traffic study to analyze overlap in pick up and drop off 

times of the existing school and proposed future day care use. 

The 2020/21 Housing Contributions Policy Update established a new voluntary monetary 

contribution policy for commercial to residential building conversions. The contribution to the 

City’s Housing Trust Fund is based on existing floor area proposed to be converted from 

commercial to residential use. The subject property is converting 19,865 square feet of commercial 

floor area, as defined by Section 2-145(B), to residential use. The contribution resulting from the 

proposed conversion totals $36,353 based on a 2025 contribution rate of $1.83 per square foot.  

Subject to the conditions stated in Section III of this report, staff recommends approval of the 

Special Use Permit request. 

III. RECOMMENDED CONDITIONS

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

the following conditions:  

1. A minor site plan amendment to Site Plan #1984-00015 is required. (P&Z)

2. Prior to the issuance of the Certificate of Occupancy, contribute $36,353 to the City’s

Housing Trust Fund. Make out all payments to the City of Alexandria and submit them to
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the Office of Housing with a cover letter to include the project name, case number, and 

explanation of the contribution amount, if phased. (Housing) 

3. If a Residential Parking Permit (RPP) district is established in the vicinity of the subject

property and if the proposal includes more than 10 dwelling units at the time of building

permit submission, based on the City’s RPP for New Development Policy, residents and

guests would not be eligible to obtain City-issued residential parking permits. (P&Z)

4. The applicant shall provide information regarding alternative transportation options and

nearby off-street parking facilities with lease or purchase agreements. (P&Z)

STAFF: Tony LaColla, AICP, Division Chief, Department of Planning and Zoning 

Sam Shelby, Principal Planner, Department of Planning and Zoning 

Catherine McDonald, Urban 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.  

IV. CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services: 

F-1 DROW, SWM, OEQ, and Resource Recovery have no comments. 

R-1 Provide a copy of a lease agreement, or similar, for the three off-street spaces for the day 

care use. (Transportation Planning) 

R-2 Provide a pick up and drop off plan for the day care use. (Transportation Planning) 

Code Administration: 

C-1 A building permit is required. 

Fire: 

No comments or concerns. 

Office of Housing: 

Health: 
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Food Facilities: 

C-1 An Alexandria Health Department Permit is required for all regulated facilities.  A permit 

shall be obtained prior to operation, and is not transferable between one individual, 

corporation or location to another.  Permit application and fee are required. 

C-2 Construction plans shall be submitted to the Health Department located at 4850 Mark 

Center Drive and through the Multi-Agency Permit Center.  Plans shall be submitted and 

approved by the Health Department prior to construction.  There is a $200.00 plan review 

fee payable to the City of Alexandria- fee must be paid separate from any other 

departmental fees.  

C-3 Construction plans shall comply with Alexandria City Code, Title 11, Chapter 2, The Food 

Safety Code of the City of Alexandria.  Plans shall include a menu of food items to be 

offered for service at the facility and specification sheets for all equipment used in the 

facility, including the hot water heater.  

C-4 A Food Protection Manager shall be on-duty during all operating hours. 

C-5 The facility shall comply with the Virginia Indoor Clean Air Act and the Code of 

Alexandria, Title 11, Chapter 10, Smoking Prohibitions.  

C-6 In many cases, original wooden floors, ceilings and wall structures in historical structures 

may not be suitable for food service facilities.  Wood materials shall be finished in a manner 

that is smooth, durable, easily-cleanable, and non-absorbent.      

C-7 Facilities engaging in the following processes may be required to submit a HACCP plan 

and/or obtain a variance: Smoking as a form of food preservation; curing/drying food; 

using food additives to render food not potentially-hazardous; vacuum packaging, cook-

chill, or sous-vide; operating a molluscan shellfish life-support system; sprouting seeds or 

beans; and fermenting foods. 

F-1 Starting on 1/1/2023, The Virginia Department of Agriculture and Consumer Services 

(VDACS) is the point of contact for the following type of establishments: grocery stores, 

convenience stores, ice cream stores, wine shops, or bakeries.  The divisions of Food Safety 

can offer further guidance. Please use the following contact information:  

VDAC’s Food Safety Program 

804.786.3520 

804.371.7792 

foodsafety@vdacs.virginia.gov 

Child Care Facility: 

C-8 An Alexandria Health Department Permit is required for all regulated facilities that are 

serving and/or preparing food.  A permit shall be obtained prior to operation, and is not 

transferable between one individual, corporation or location to another.   
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C-9 Construction plans shall be submitted to the Health Department located at 4850 Mark 

Center Drive and through the Multi-Agency Permit Center.  Construction plans shall be 

submitted and approved by the Health Department prior to construction.  There is a $200.00 

plan review fee payable to the City of Alexandria. 

C-10 Construction plans shall comply with Alexandria City Code, Title 11, Chapter 2, The Food

Safety Code of the City of Alexandria.  Plans shall include a menu of food items to be 

offered for service at the facility and specification sheets for all equipment used in the 

facility, including the hot water heater.  

C-11 A Food Protection Manager shall be on-duty during all operating hours.

C-12 The facility shall comply with the Virginia Indoor Clean Air Act and the Code of

Alexandria, Title 11, Chapter 10, Smoking Prohibitions.   

Recreation, Parks and Cultural Activities: 

C-1 Confirm the proposed building is consistent with the design guidelines of the Mount 

Vernon Urban Overlay District in order for the requested modification to open space 

standards to be granted. 

Police Department: 

No comments received. 

Historic Alexandria (Archaeology): 

No comments. 
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Last updated: 1 . .20

See attached

✔

✔

See attached.
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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 t  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 t
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

Last updated: 1 . .20

See attached

2525 Mount Vernon Avenue

See attached

Ganges Property Group LLC

None None
None None

2/10/2025 Ganges Property Group LLC By: M. Catharine Puskar Attorney/Agent

DE Mt. Vernon Ave LLC

Ganges Property Group LLC

DE Mt. Vernon Ave LLC
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{A1284035.DOCX / 1 Owner Consent Letter 014094 000002}

Karl Moritz 
301 King Street 
City Hall, Room 2100 
Alexandria, Virginia 22314 

Re:  Consent to File for a Special Use Permit 
2525 Mt. Vernon Avenue, Alexandria, VA 22301, Tax Map No. 024.04-05-01 
(the “Property”) 

Dear Mr. Moritz: 

DE Mt. Vernon Ave LLC, as owner of the above-reference Property, hereby consents to 
the filling of a Special Use Permit on the Property and any related requests by Ganges Property 
Group, LLC.  

Very truly yours, 

DE Mt. Vernon Ave LLC 

By:  ___________________ 

Its:  _______________________________ 

Date: ______________________________ 
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{A1284118.DOCX / 1 Owner disclosure statement and breakdown (draft) 014094 000002}

APPLICANT OWNERSHIP BREAKDOWN 

Owner of 2525 Mt. Vernon Avenue (TM No. 024.04-05-01) 

DE Mt. Vernon Ave LLC (Title Owner) 

Alexandria, VA 22314 

Member(s):  Percent Ownership: 
See attached org chart 

Note: None of the people or entities listed above have a business or financial relationship with 
any member of the Board of Architectural Review, Board of Zoning Appeals, City Council, or 
Planning Commission as defined by Section 11-350 of the Zoning Ordinance.  
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Last updated: 1 . .20

See attached.
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Last updated: 1 . .20

✔

N/A

N/A

Residential: Sunday - Saturday 24/7

Commercial: to be determined to be determined

N/A

N/A
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Last updated: 1 . .20

N/A

N/A

N/A

N/A

N/A

✔
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Last updated: 1 . .20

✔

N/A
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Last updated: 1 . .20

✔

0

1
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Last updated: 1 . .20

An on-site surface loading space is proposed to be accessed from Stewart Avenue

Between 7:00am to 11:00pm

As often as necessary to serve the residential and the to be determined commercial
uses.

The existing street access is adequate.

✔

✔

39,993 39,279

✔
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APPLICATION - SUPPLEMENTAL

PARKING REDUCTION

SUP #  ________________________

Supplemental information to be completed by applicants requesting special use permit
approval of  a reduction in the required parking pursuant to section 8-100(A)(4) or (5).

1. Describe the requested parking reduction.   (e.g. number of spaces, stacked parking, size, off-site
location)

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

2. Provide a statement of justification for the proposed parking reduction.
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

3. Why is it not feasible to provide the required parking?
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

4. Will the proposed reduction reduce the number of available parking spaces below the
number of existing parking spaces?
_________ Yes. ________  No.

5. If the requested reduction is for more than five parking  spaces, the applicant must submit a Parking
Management Plan which identifies the location and number of parking spaces both on-site and off-site, the
availability of on-street parking,  any proposed methods of mitigating negative affects of the parking reduction.

6. The applicant must also demonstrate that the reduction in parking will not have a negative impact on the
surrounding neighborhood.

Last updated: 11.4.2019

The applicant is requesting a reduction of 38 parking spaces. Currently 0 parking spaces
are allocated for the proposed residential and retail/restaurant uses, which would require a
minimum of 38 parking spaces.

See attached.

See statement of justification.

✔
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Statement of Justification/Parking Management Plan 

The Applicant, Ganges Property Group LLC, is the contract purchaser of Property located at 2525 Mt. 
Vernon Avenue (the “Property”), which is currently improved with a two-story office building constructed 
in 1985. The Property contains approximately 29,747 SF (0.68 ac) and is located in the CL zoning district, 
which permits a number of uses by-right. The Applicant proposes to convert the existing office building to 
a mixed-use building including daycare and retail/restaurant uses on the ground floor with a multi-unit 
dwelling on the second floor.  The proposed uses are permitted by-right in the CL zone.  However, the 
Applicant is requesting an SUP for a parking reduction associated with the retail/restaurant and multi-unit 
dwelling uses, with modifications to the side yard setback and open space requirements associated with 
the multi-unit dwellings. With the proposed conversion, the building will contain approximately 10,  
SF for daycare use, approximately 8,  SF for retail and/or restaurant uses on the ground floor and 
thirty (30) multi -unit dwellings on the second floor, including 26 one-bedroom and 4 two-bedroom 
units.

The Applicant requests an SUP for a reduction in the required parking spaces for the retail/restaurant and 
multi-unit dwelling uses. Pursuant to the Zoning Ordinance, a minimum of 2  parking spaces are required 
to be provided for the proposed multi-unit dwelling use and a minimum of 9 parking spaces are required 
for the restaurant/retail uses (the higher restaurant parking ratio has been used given that the 
tenants are to be determined for a total of a minimum of  required parking spaces for the proposed 
uses.  

Given that the Applicant intends to retain the existing building and provide an off-street loading space on 
Stewart Avenue, there are no parking spaces on site.  There is an adjacent parking lot located at 208 
E. Mt Ida Ave., which is not part of this Application, that will be removed to accommodate
play equipment accessory to the day care use, so long as the day care is a tenant of the building.
There is also a parking lot across E. Mt. Ida Ave in the 2400 block of Mt. Vernon Avenue.
Dedicated parking spaces for the day care use will be provided in this lot, as permitted by the Zoning
Ordinance, given the fact that many individuals drop off and pick up children via single occupancy
vehicles.  However, the Applicant does not intend to dedicate parking spaces for the proposed
retail/restaurant uses or multi-unit dwelling in the 2400 lot, given the walkability of the neighborhood
and the fact that, given the smaller size of the units and the flexibility for the multi-unit dwelling to be
for typical rentals or short term residential rentals, there will either be renters who are carless
by choice or who will access the property via other transit modes such as uber, taxi, metro, bus,
walking or biking.

While there will not be any dedicated spaces for the multi-unit dwelling or restaurant/retail uses in 
the 2400 lot, spaces will be available in the lot, for a fee, for those who need them.  In addition, there 
will be short term parking spaces dedicated on E. Mt Ida for pick up/drop off and deliveries.  Given that 
there is on street public parking adjacent to the building and available parking in the neighboring lot, 
there will be no negative impact on the neighborhood from the parking reduction.   

The Applicant also requests a modification to the required side yard setback for the multi-
unit dwelling use as the existing building layout prevents compliance with the residential requirements of 
the CL zoning district. The existing office building is located on the adjoining side yard property lines. The 
CL zone does not have any side yard setback requirements for non-residential components, but with 
the proposed residential conversion on the second floor, the residential use would be unable to 
meet the side yard setback ratio of 1:2. As the Applicant is retaining the existing building it is not 
possible to increase the setbacks. Finally, the Applicant requests a modification of the open space 
requirement. Given that the existing building footprint covers a majority of the Property it is not 
possible for the Applicant to provide 

{A1284261.DOCX / 2 2525 Mt. Vernon Statement of Justification 2.10.25 014094 000002}
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{A1284261.DOCX / 2 2525 Mt. Vernon Statement of Justification 2.10.25 014094 000002}

In addition, although there is open area along Mt Vernon Avenue, it cannot technically be counted 
as open space as the Applicant intends to use that area as accessory dining or other outdoor area 
for the restaurant/retail tenants.  There will be some outdoor space created on the second level of 
the building for occupants of the multi-unit dwellings.  

The proposed conversion of this Property will facilitate the adaptive re-use of an existing vacant 
office building to provide child care, restaurant, retail and residential uses that will provide 24/7 
activity, enhance the pedestrian experience along this portion of Mt. Vernon Avenue, and add to 
the overall vibrancy of the neighborhood.  Furthermore, this proposal is in keeping with the vision 
expressed by the community during previous conversations regarding the reuse of this building. 
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ASYMCA ALEXANDRIA - 2525 MOUNT VERNON AVE

0' 8'

Alexandria, Virginia SECOND FLOOR PLAN
SEPTEMBER 27, 2023

16' 32' 64' 128' 256'

EXISTING CONDITIONS

SECOND FLOOR GROSS AREA: 19,468 SF

1,944 sf

472 sf

1 BED

1 BED

1 BED

1 BED

1 BED

2 BED

1 BED

2 BED

2 BED

1 BED

1 BED

1 BED

1 BED 1 BED 1 BED 1 BED

1 BED
1 BED

1 BED

1 BED

1 BED

1 BED

1 BED

2 BED

2 BED

NEW PATIO - REMOVE PORTION OF
ROOF 

1 BED

1 BED

1 BED

T
R

A
S

H

0 sf

20,213 sf

1 BED

22,214 sf

LAV.
LAV.

LAV.

LAV.

LAV.

LAV.

LAV.

LAV.

LAV.

LAV. LAV.

LAV.

LAV.

LAV. LAV.

LAV.

LAV.

LAV.

LAV.

PROPOSED SECOND FLOOR

19,468 SF

N

0' 4' 8' 16' 32'

 SCALE:  3/32= 1'-0"2525 MT VERNON

RETAIL/ RESTAURANT

SHARED CORE AREA

DWELLING MULTI UNIT

DAY CARE

EXCLUDED AREA

KEY:

50 SF TYPICAL ALL LAVS

20,461 sf

BUILDING UNIT MATRIX

Day Care Center

Dwelling Multi-unit

Dwelling Multi-unit

04.01.25

LAV.

1 BED

1 BED

1 BED

UTILITY

LAV.

LAV.

LAV.

LOUNGE

LAV.

LAV.
LAV.

LAV.

LAV.

LAV.
LAV.

LAUNDRY

EXCLUSIONS: REMOVE
SKYLIGHT AND CONSTUCT
NEW FLOOR SLAB (OPEN TO
THE SKY PATIOS)

1,607 sf

31



C

D

E

AA

A

B

1

0.5

2 3 4 5 11 12 13 14 15

P

N

M

L

K

J

JJ

1 2 3 4

5.5

AA

A

B

C

0.5

5.5

11 12 13 14 15

1'-5 1/2"

18'-1" 19'-0" 19'-0"

5

MECH/ELEC

METER
GAS/WTR

BOILER RM

JC

KITCHEN

ELEC

EMR

TELE

26
'-0

"
26

'-0
"

26
'-0

"
26

'-0
"

26
'-4

"

UP

UP

LOT 522

MO
UN

T 
VE

RN
ON

 A
VE

NU
E

E. MOUNT IDA AVENUE

STEWART AVENUE

1'-5 1/2"

18'-1" 19'-0" 19'-0"

10

21'-6"VARIES

21'-6"VARIES

17'-10" 17'-10" 17'-10" 18'-0"

19
'-1

0 1
/4"

16
'-4

"
16

'-4
"

16
'-4

"
16

'-4
"

24
'-1

 1/
4"

WOMEN'S MEN'S

VARIES

+41'-8"

+44' - 71
4"

WOMEN'S MEN'S

E01
ELEVATOR

TELECOM

MECHANICAL
STORAGE

DUMPSTER

+41'-8"

+47'-31
2" +46'-71

2"

EWC

EWC

STAIR 3

UP

FEC

MEN'S

EWC

+/- 44'-8"

ELEC

STAIR 2

STAIR 1

4

4

Kerns Group Architects, P.C.
Falls Church, Virginia

Copyright 2023 Kerns Group Architects, P.C., All Rights Reserved

ASYMCA ALEXANDRIA - 2525 MOUNT VERNON AVE
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ASYMCA ALEXANDRIA - 2525 MOUNT VERNON AVE
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ASYMCA ALEXANDRIA - 2525 MOUNT VERNON AVE

0' 8'

Alexandria, Virginia SECOND FLOOR PLAN
SEPTEMBER 27, 2023

16' 32' 64' 128' 256'

EXISTING CONDITIONS

SECOND FLOOR GROSS AREA: 19,468 SF
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EXISTING & PROPOSED SECOND BUILDING CALCULATIONS
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