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PLANNING COMMISSION ACTION, JANUARY 6, 2026: On a motion by Vice Chair 
Koenig, seconded by Commissioner Manor, the Planning Commission voted to recommend 
approval of MPA #2025-00005. The motion carried on a vote of 7 to 0. 

Application General Data 

Request: Public Hearing and 
consideration of a request for (A) an 
amendment to the Old Town North 
Small Area Plan Chapter of the Master 
Plan to change the Recommended 
Height District Limits Map to allow for 
54 feet in building height; (B) a 
Rezoning from  CD-X/Commercial 
Downtown Zone (Old Town North) to 
CRMU-X/Commercial Residential 
Mixed Use (Old Town North) zone; (C) 
Special Use Permits for a multi-unit 
dwelling use and a parking reduction; 
and (D) an Encroachment into the public 
right-of–way for upper floor balconies. 

Planning 
Commission 
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January 6, 2026 

City Council 
Hearing: January 24, 2026 

Address: 732 North Washington Street 
& 710 Madison Street Zone: 

Existing: 
CD-X/Commercial Downtown Zone

(Old Town North) 
Proposed: 

CRMU-X/Commercial-Residential-
Mixed-Use (Old Town North) zone 

Applicant: 732-806 Development LLC 
represented by Kenneth Wire, attorney 

Small Area 
Plan: Old Town North 
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On a second motion by Vice Chair Koenig, seconded by Commissioner Manor, the Planning 
Commission voted to recommend approval of REZ #2025-00006. The motion carried on a vote 
of 7 to 0. 
On a final motion by Vice Chair Koenig, seconded by Commissioner Manor, the Planning 
Commission voted to recommend approval of SUP #2025-00066 and ENC #2025-00009. The 
motion carried on a vote of 7 to 0. 
Reason: 
The Planning Commission agreed with staff’s analysis and recommendations.  
Discussion: 
Commissioner Manor clarified with staff the number of proposed units, how the off-street parking 
spaces would be configured, and what the proposed fifth floor renovations and rooftop 
improvements entailed. 
Commissioner Brown highlighted that the adjacent lot across the alley behind the subject property 
is included in the site area and therefore can be used to calculate the maximum floor area ratio 
(FAR). He observed that this seemed to be unique and asked staff to clarify. Staff explained that 
the Zoning Ordinance allows this only when a tract of land is within a Coordinated Development 
District or one of Commercial Residential Mixed-Use (CRMU) zones. Commissioner Brown 
observed that, because of this, the adjacent lot could not be re-developed. 
Commissioner Dube asked staff and the applicant to confirm the location of the dumpster enclosure 
and where loading and unloading would occur. Staff explained that the dumpster enclosure would 
be located behind one of the parking spaces across the alley from the building. Staff also explained 
that the proposed use would not be required to provide off-street loading spaces but that any use of 
the street or alley by future residents would require permission from the City.  
Commissioner Ramirez spoke in support of the request. She explained that the office market has 
changed substantially in recent years and found that vacant office buildings create a general lack 
of foot traffic. Commissioner Ramirez was also supportive of the re-use of the existing building 
instead of demolition and redevelopment. 
Chair McMahon also voiced support for the request, finding that it included modest proposed 
changes to the building itself and was a suitable site for conversion. She explained that Planning 
Commission, City staff, and the market would continue to evaluate the suitability of future 
conversion requests.    
Vice Chair Koenig echoed Chair McMahon’s support and observation about tracking office-to-
residential conversions. He found that mixed-use development generally offers the most vibrancy 
and activity levels but that it was not possible at this site. 
Speakers: 
Melissa Kuennen, 525 Montgomery Street, disagree with staff and the applicant’s conclusions that 
the conversion would be supported by the Old Town North Small Area Plan’s (SAP) goals and 
objectives. She stated that the SAP encourages office retention. She also stated that conversions 
would decrease activity and walkability along North Washington Street. 
Ken Wire, attorney representing the applicant, explained that the building has been functionally 
vacant for two years.  
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He also clarified the parking configuration as requested by Commissioner Dube. He also cited a 
2017 City Council policy that acknowledged issues with vacant office buildings and the benefits 
of office-to-residential conversions generally. 
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I. PROJECT SUMMARY
The applicant, 732-806 Development LLC, represented by Kenneth Wire, attorney, requests:  

(A) A master plan amendment (MPA) to the Old Town North Small Area Plan (SAP) chapter
to change the Recommended Height District Limits Map to allow for 54 feet in building
height;

(B) a rezoning from CD-X/Commercial Downtown Zone (Old Town North)
to CRMU-X/Commercial Residential Mixed Use (Old Town North) Zone;

(C) special use permits (SUP) for a multi-unit dwelling use and a parking reduction; and
(D) an encroachment into the public right-of-way for proposed upper floor balconies.

These approvals would allow an office-to-residential conversion of the existing building at 732 
North Washington Street. The applicant proposes 20 dwelling units. 

Staff recommends approval of all four requests as they 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 contains two lots of record at 732 North Washington Street and 710 Madison 
Street. In total, the subject property contains 9,425 square feet of site area. The lot at 732 North 
Washington Street is located at the southwest corner of North Washington and Madison Streets. 
A five-story office building, constructed in 1963 occupies the site. The building has 24,326 square 
feet of floor area, which, based on the size of the subject property, results in a Floor Area Ratio 
(FAR) of 2.58. As measured to the top of the fifth-floor mansard roof, the building is 53.6 feet tall. 
No additions or significant alterations have been made to the building since its construction.  
The building occupies almost the entire site but provides an 18.7-foot west side yard along a 20-
foot-wide public alley. Figure one, below, shows the subject building.  
The subject property is surrounded by a mix of uses including gas stations, offices, a school, and 
future multi-unit residential (see figure four, below). Due to its location on North Washington 
Street, the subject property is within the Old and Historic Alexandria District (OHAD). As such, 
any exterior changes will require review by the Board of Architectural Review. 
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Figure 1 – Subject property 
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Figure 2 – Surrounding buildings/uses 

III. BACKGROUND
EXISTING BUILDING

The subject property’s five-story building was developed pursuant to Site Plan #1963-00040. The 
approvals allowed a building with a maximum height of 55.67 feet, a 2.70 FAR, and a floor area 
of 25,400 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 77 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 building provides a 2.58 FAR, it became a noncomplying 
structure with the 1992 rezoning. Noncomplying structures may remain indefinitely subject to 
Zoning Ordinance section 12-100. 

NONCOMPLYING STRUCTURE LIMITATIONS 
Generally, any permitted use 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.  
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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 both Subarea One (Washington Street Gateway) and Four 
(Mixed Use Core) of the Old Town North Small Area Plan (SAP) chapter of the City’s Master 
Plan. Both Subareas strongly encourage a mix of buildings and uses (residential, retail, and office) 
within their 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.  
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 converting the subject property’s existing office building to a multi-unit 
residential use with 20 dwelling units. There would be no changes to the building’s footprint nor 
increases to overall height or floor area.  
The applicant proposes minor exterior improvements including façade refinements, balconies, 
rooftop access via stair penthouses, and an expansion to the fifth floor. Open space for residents 
would be provided on the roof. Several units would also have individual balconies. All exterior 
changes would require approval by the Board of Architectural Review. To accomplish the 
conversion, the applicant has requested a rezoning from CD-X to CRMU-X, SUPs for a multi-unit 
dwelling use and parking reduction, a master plan amendment to change the maximum permitted 
height from 50 to 55 feet, and an encroachment for the upper-level balconies.  

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) 28-foot south and west side setbacks would be required 
and the building provides no setbacks on its south side and an 18.7-foot setback on its north side, 
and 2) the change in use would subject the property to the zone’s lower residential FAR limit sand 
would therefore 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. 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 
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constraints established by the CD-X zone (and discussed in the previous section). Therefore, the 
proposal would be permitted with rezoning and SUP approval. 
 MASTER PLAN AMENDMENT 
The subject building is an existing five-story structure measuring 53.6 feet tall. It was constructed 
prior to the adoption of the 50-foot height limit in the Old Town North Small Area Plan’s (SAP) 
Recommended Height Limits Map and is therefore considered a noncomplying structure.  
The applicant proposes a modest expansion to the building’s fifth floor. The existing fifth floor 
does not have a full ceiling height across the full footprint of the floors below. Along the building’s 
perimeter, about five feet from the edge of the roof, the fifth floor’s roofline is sloped. This reduces 
the fifth floor’s ceiling height around the full perimeter of the building. The proposed addition 
would fill in these areas with space that has full ceiling height and would result in a mansard roof 
profile.  
Additions to noncomplying structures must comply with applicable zoning requirements, 
including the height limit established by the SAP’s height map. To accomplish the proposed 
addition, the applicant has requested a Master Plan Amendment to change the height limit of the 
subject property only from 50 to 55 feet. Figure 3 shows the existing North Washington Street 
elevation and, though final design could be refined and will ultimately be subject to approval by 
the Board of Architectural review, figure 4 illustrates the proposed conceptual elevation. 
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Figure 3 – Existing North Washington Street elevation 
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Figure 4 – Preliminary North Washington Street elevation 

PARKING 
The Zoning Ordinance would require a total of 20 off-street parking spaces for the proposed 
residential use. Up to 15 spaces (75 percent of the total requirement) of these spaces may be 
compact. The subject property would provide 23 total spaces. Of these, 5 would be standard and 
the remaining would be compact. Further, 8 spaces would be in a tandem arrangement and could 
not be counted toward the off-street parking requirement. Given the foregoing, the subject property 
can provide a maximum of 15 total off-street parking spaces. As such, the applicant requests a 
five-space parking reduction.  
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HISTORIC PRESERVATION 
As stated in Section I, the subject property is located within the Old and Historic Alexandria 
District. Any exterior alterations to the building will require review and approval by the Board of 
Architectural Review (BAR). 

ENCROACHMENTS 
The applicant requests encroachment approval for second to fourth floor balconies located in the 
North Washington and Madison Street rights-of-way (ROW). The balconies would be at least 11 
feet above the sidewalk grade.  

Figure 5 – Proposed encroachments
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ZONING TABLE 
The table below summarizes all zoning regulations applicable to the request. 

Existing Permitted/Required 
(CD-X) 

Permitted/Required 
(CRMU-X) Proposed 

FAR 
2.58 

(24,326 sq. 
ft.) 

Nonresidential: 
1.5 

(14,137 sq. ft.) 
Residential: 

1.25 
(11,781 sq. ft.) 

Nonresidential: 
1.5 

(14,137 sq. ft.) 
Residential: 

2.5 
(23,562 sq. ft.) 

2.4 
(23,144 sq. ft.) 

Height 53.6 Ft. 50 Ft. 50 Ft. No change 

Open 
Space None 

Nonresidential: 
None 

Residential: 
35% 

(2,422 sq. ft.) 

Nonresidential: 
None 

Residential: 
25% 

(1,729 sq. ft.) 

25% 
(1,730 sq. ft.) 

Front Yard (N. 
Washington St.) 0 Ft. Nonresidential: 

None 
Residential: 

0 Ft. (minimum) 
1 Ft. (maximum) 

Nonresidential/ 
residential: 

None 
No changes 

Front Yard 
(Madison St.) 0 Ft. 

Side Yard 
(South) 0 Ft. 

Nonresidential: 
None 

Residential: 
28 Ft. 

Side Yard 
(West) 18.7 Ft. 

Nonresidential: 
None 

Residential: 
28 Ft. 

Parking 

20 spaces 
(9 tandem, 

18 
compact) 

Nonresidential: 
7 spaces (minimum) 

36 spaces (maximum) 
Residential: 

20 spaces (up to 15 compact) 

23 spaces (8 
tandem, 18 
compact) 
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VI. STAFF ANALYSIS
Staff recommends approval of the applicant’s requests. The proposed adaptive reuse proposal 
would advance SAP goals for office-to-residential conversions and would eliminate 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 Subareas 1 and 4. These 
subareas, Old Town North’s “mixed-use core,” already contains numerous properties zoned 
CRMU-X and CRMU-H. The SAP establishes cohesive land use goals for these subareas despite 
mixed zoning designations. Both the existing CD-X zone and CRMU-X zone exist within the 
subareas which indicates that both zones would be suitable for achieving and maintaining the 
desired mixed-use character envisioned by the SAP. Further, the redevelopment site across 
Madison Street shares the CRMU-X zoning designation.  
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 provides deficient setbacks. Under the existing CD-X zone, modifications would 
be required from setback requirements to allow a residential use. 
Given the applicant’s proposed renovations to the building, which includes square footage eligible 
for exclusion from floor area, the resulting FAR would be 2.4. That combined with the proposed 
rezoning to the CRMU-X zone, which allows a 2.5 FAR would eliminate the existing FAR 
noncompliance. As such, the proposed rezoning would eliminate the building’s FAR 
noncompliance. 
Mix of Uses 
The subject property is surrounded by a range of uses. 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.”  The proposal would add residential square footage that would better balance 
the mix of office and residential uses in the surrounding neighborhood. 
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: age, condition, and lack of amenities. The SAP also 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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MASTER PLAN AMENDMENT CONSIDERATIONS 
Staff supports the requested master plan amendment finding the proposal to be consistent with the 
Old Town North SAP. The amendment is technical in nature: it would formalize the building’s 
existing height on the SAP’s Height District Limits Map rather than authorizing a meaningful 
increase to the building’s height. The existing building and proposed addition would be compatible 
with several surrounding buildings along North Washington Street in terms of height. The 
proposed addition fills in existing areas of the building within the existing building envelope so 
the visual height impact would be minimal. The proposed amendment would allow for interior 
improvements without altering the building’s established scale or visual compatibility with the 
surrounding neighborhood.  

Staff has recommended increasing the height map limit from 50 to 55 feet to account for any 
possible variation in grade and height measurements as the building plans are finalized. To ensure 
that the overall height does not increase, staff has included condition #13, below which stipulates 
that the final height shall not exceed the existing height of the building.  

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. If the building were fully occupied with office spaces, there would likely be 
more building users than would be expected with the building fully occupied by residential uses. 
Given this, staff expects no undue impact to the surrounding neighborhood. 
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.  
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Parking reduction 
Staff recommends approval of the applicant’s request to reduce the parking requirement from 20 
to 15 spaces.  
While the site currently provides 20 spaces and the applicant proposes three additional spaces, 
eight of the spaces are configured in a tandem arrangement that cannot count toward the parking 
requirement. Despite this, the tandem spaces would work well for units with more than one vehicle. 
Staff finds that providing the required spaces on site would be infeasible given that the existing 
building occupies the entire site. The building would have to be demolished to meet the off-street 
parking requirement.  
Staff further finds that the parking reduction would not negatively impact the surrounding 
neighborhood given the site’s transit-rich, walkable location. The property is a half mile from the 
Braddock Road Metro station and has multiple bus stops within a half block along both Madison 
and North Washington Streets. Multiple grocery stores and several restaurants are located within 
a three-block radius which would enable residents to commute and accomplish daily errands 
without relying on a personal vehicle. 

ENCROACHMENT CONSIDERATIONS 

Staff recommends approval of the encroachment request for the proposed balconies. They upper- 
would provide modest outdoor space for residents and would be positioned well above street level, 
ensuring no interference with existing sidewalk usability or building access. 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.  

OUTREACH 

The applicant held a community meeting on December 15, 2025 regarding the proposal and 
another of the applicant’s projects. No significant concerns were raised and staff has not received 
community comments or concerns to date. 

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 $41,395.  
To achieve zoning compliance, secure on-site units, and estimate a voluntary monetary 
contribution, staff analyzed the following policy approaches:1) applying the 2020/21 Commercial 
to Residential Conversion voluntary monetary contribution policy (the recommended approach) 
and 2) applying the 2020/21 Rezoning Housing Contribution Policy Update. 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.  
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Staff has included Condition #6 which recommends that the voluntary contribution be made prior 
to City issuance of the certificate of occupancy.   

VIII. RECOMMENDED CONDITIONS
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions:  

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. (T&ES)

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. (T&ES)

3. Applicant shall submit the noise study and building shell analysis to T&ES Environmental
Quality team for review and approval prior to approval with Planning Commission and
City Council. (T&ES)

4. No exterior loudspeakers are permitted on the roof deck. (T&ES)

5. Site shall 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). (T&ES)

6. Prior to the issuance of the Certificate of Occupancy, contribute $41,395 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)

7. 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)

8. 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)

9. 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)
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10. 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)  

11. Balconies located within the encroachment areas shall be at least 8 feet above sidewalk 
grade. (P&Z) 

12. 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)  

13. No alterations or additions except those permitted by Zoning Ordinance section 6-403 shall 
exceed the height of the existing building. (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: 
F-1 The Site is located within the Enhanced Transit Area. It is also within Parking District #3.

(Transportation Planning) 
F-2 The Site is subject to the City’s Residential Parking Permit Policy (RPP) for New

Development. (Transportation Planning)  
F-3 As this site does not require a site plan, it is therefore not subject to the City’s TMP Policy.

(Transportation Planning) 
F-4 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 

R-1 Provide short-term and long-term bicycle parking pursuant to the City’s Guidelines. Given
the location – which experiences high volumes of bikes, peds, vehicles, etc., the preference 
is for the short-term spaces specifically to be located in a well-lit area (preferably covered 
from the elements by way of a canopy, awning, etc). (Transportation Engineering/ 
Transportation Planning) 

R-2 Provide the parking study to determine if residents of this new development are eligible for
RPP. See Finding #3 above. (Transportation Planning) 

R-3 Given the compactness of the asphalt [parking] surface, wheel-stops or similar are strongly
encouraged for all parking stalls to prevent vehicles from striking the building. 
(Transportation Planning) 

R-4 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. (OEQ) 

R-5 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. (OEQ)  

R-6 Applicant shall submit the noise study and building shell analysis to T&ES Environmental
Quality team for review and approval prior to approval with Planning Commission and 
City Council. (OEQ) 

R-7 No exterior loudspeakers are permitted on the roof deck. (OEQ)
R-8 Site shall 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). (OEQ) 
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C-1 Provide ‘Drainage Certification’ and ‘Disturbed Area Certification’ in the site plan from
the Memoranda to Industry 02-08 dated April 28, 2008. Grading Plan requirements and 
waiver provisions, are available at the following web address. (SWM) 
http://www.alexandriava.gov/uploadedFiles/tes/info/gradingPlanRequirements.pdf  

Disturbed Area Certification: 
“I hereby certify that the limits of disturbance associated with this project represent a 
total land disturbance of less than 2,500 square feet.  I further certify that no 
construction work, material storage, dumpster placement, construction access or 
disturbance of any other kind will take place beyond the limits of disturbance as 
depicted.  I acknowledge that should this project result in land disturbance equal to or 
greater than 2,500 square feet, the City will issue a stop work order and work on the 
project will not be allowed to resume until the revision is submitted and approved by 
the City of Alexandria, Department of Transportation and Environmental Services.” 
Drainage Certification: 
“I hereby certify that the existing and proposed drainage patterns associated with this 
project are as depicted herein, that construction of this project will not create a 
nuisance to adjacent or downstream properties either public or private and that any 
existing drainage problems on adjacent or downstream properties either public or 
private will not be exacerbated by construction of this project.  I acknowledge that 
should this project result in the creation of any nuisance, or exacerbation if any existing 
drainage problem, the City will issue a stop work order and work on this project will 
not be allowed to resume until the revision is submitted and approved by the City of 
Alexandria, Department of Transportation and Environmental Services.” 

C-2 Should greater than 2,500 square feet of land be disturbed, the stormwater quality and
quantity requirements of Article XIII, Environmental Management Ordinance, must be 
fulfilled. (SWM) 

C-3 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). 

Code Enforcement: 
F-1 A building permit is required.
Fire:
No comments or concerns.
Recreation, Parks, and Cultural Activities:
R-1 The conversion of office space to residential units is likely to increase demand on existing

RPCA facilities and open spaces near the proposed site. Collaborate with City staff to 
mitigate the additional pressures associated with higher usership of amenities, services, and 
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maintenance of open spaces. Contributions to support the maintenance or operations of the 
Charles Houston Recreation Center should be considered. Additionally, the provision of 
on-site amenities, such as dog parks, children’s playgrounds, and similar facilities, is 
encouraged to enhance the usability and functionality of the development area. 

R-2 Collaborate with RPCA to identify comparable amenities or facilities that can be provided 
in lieu of green space, provided that such amenities or facilities meet or exceed the 
beneficial purposes of the original green areas. 
a. Open space requirements provide allowance for the partial reduction in the minimum 

25 percent of open space given that “a portion of the space which would otherwise be 
required as green area may be met by comparable amenities and/or facilities provided 
in lieu thereof if such amenities or facilities meet or exceed the beneficial purposes 
which such green areas would accomplish. A determination by the director or by 
council in the case of a special use permit shall be made in each case as to whether the 
open space provided, in addition to meeting the technical definition of open space, is 
functional and usable or includes comparable amenities” (5-408). 

Office of Historic Alexandria: 
No comments. 
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Master Plan Amendment Resolution 

RESOLUTION NO. MPA 2025-00005 

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

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

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

WHEREAS, a duly advertised public hearing on the proposed amendment was held on 
January 6, 2026 with all public testimony and written comment considered; and 

WHEREAS, the Planning Commission finds that: 

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

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

 

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

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

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Alexandria that: 

1. The attached amendment to the Old Town North Small Area Plan is hereby adopted in 
its entirety amending the Old Town North Small Area Plan chapter of the 1992 Master Plan 
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of the City of Alexandria, Virginia in accordance with Section 9.05 of the Charter of the 
City of Alexandria, Virginia, to: 

• Amend Figure 2.14: Recommended Height District Limits, to change the height limit
for the property from 50 feet to 55 feet (page 43).

2. This resolution shall be signed by the Chair of the Planning Commission and attested by
its secretary, and a true copy of this resolution forwarded and certified to the City
Council.

ADOPTED the 6th day of January, 2026. 

________________________________ 

Chair, Alexandria Planning Commission 

ATTEST: ___________________________ 

Paul Stoddard, Secretary 
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X. CITY DEPARTMENT COMMENTS

Figure 2.14 Recommended Height Limits, Existing (pg. 43) 
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Figure 2.14 Recommended Height Limits, Proposed (pg. 43) 
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fi
di
_ixfabit_imdeep
cwcmdfidhe_
ndp
m̂dm
decb
cwhcmdimfdeep
fika_dc_c
m̂_
ofmpzc
md{
hdc_|
}dcm_a
vedi
̂_fŷm
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RSTUVWX�YZ[�[\]Û\_̀UWX��a]�_\\̂\̂�YZ[�bWU_̀\_W_V\�c\d\_�̂WS]�T\[�e\\f �gT�̀Z�hi�jZg[]
RSTUVWX�YZ[�[\]Û\_̀UWX��k[ZT\[̀S�bW_Wl\b\_̀�

Form Revised November 2019

33

Ashley Casimir
Rectangle



�� ������	�
��

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

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

���
���!
"����
������
�����#
����
 �������$
�����������������������������������������������������������������������������
�����������������������������������������������������������������������������
%�
 &� 
����
�����
���
���	���
 ���
	�
���������
	

���
���!
"����
'
��
	���
��
������
���
��

��
���
 ��($
�����������������������������������������������������������������������������
�����������������������������������������������������������������������������
)�
 &� 
�����
 ���
�����
	�
���������!
�����������������������������������������������������������������������������
�����������������������������������������������������������������������������
��
 &� 
 ���

��
�������
���������
��
���
�������
#
�������
���
����	

����������!
�����������������������������������������������������������������������������
�����������������������������������������������������������������������������
*+� ����
��

��,������
���������#
��
�������
	

���
�����
��
�������
����������#
	�
�������#
������#
��
���������
�����
�������
!-

.

/���
 -

.

0��1�

��#
�������
���
����#
������

2������
#
���
��������
��������
������
	��� �����������������������������������������������������������������������������������������������������������������������������������������������������������
3456
78946:9;
<=>?@>AB?= C

DEFGHEIJ
KLMLNHOHMI

PJGQRLS
TFE
EHUQVHMIQLS

PJGQRLS
TFE
EHUQVHMIQLS

WU
MHHVHV
DEFGHEIJ
OLMLNHOHMI


X

Form Revised November 2019

34

Ashley Casimir
Rectangle



�� �������	�
�����
�

��
�������
������������������������
��������������
��
��������
��������������
��������������������
�����
������������
��������
����	������� ��!� �������"
!#��	������
����������������
����	��������	���������
���
�����
��������
�����
$%&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&��'� ���������
���������
�
�����
�����������������	�
�������	����������������
	������������
���&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�()*+,+)�-().-��/�� 0!� �����������
�
����������
��������������
��������$�����
������������������������ ��� ������"
�#��	�������
��������������1��������
����2�������
�
������

�
�����������
$����
��������������034���
�����$������
�����
�5������������6
��
��5��������������!��&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&&�
789:�;<=8:>=?�@ABCDBEFCA G

H

IJKLMJNO�PQRQSMPMRN�
H

Form Revised November 2019

35

Ashley Casimir
Rectangle



Form Revised November 2019

36

Ashley Casimir
Rectangle



��� ����������	

��
���
��	������
�����
�����	��
������������������������������������������������������������������������������������������������������������������������ ����������
��	����	
�
��������	��	�������
��	���������	������	����
�	���
	�	��������������������������������������������������������������������������������������������������������������������������������������������������������������������� �	��
������
��������	���������	������	����
�	��������
���
	�	���� ���������	���������! ��������	����
���������������������������������������������������������������������������������������������������������������������������������������������������������������"#$ %���
���
��������
	�
�����&'��
���	���
��������
��	�����������
���
��(��	)�(��
� ���������������
����������� ����������
	�(���(�*���(���
��	��
��

���
�	�������������������������������������������������������������������������������������������������������������������������������������������������������������+,-.�/0121/-.2,+-,/+�"3$ �����
�����	�	���������&���	��
�������������
����&�������� ���4�5��6��� 4�5��7	��	��	����	�	���
	��	��
���
��������
�	��
	�
���&��������� ���4�5��6��� 4�5��7	��	�������������
�������
�	��&���������������������
��
����"8$ ���
������
���
	
��������	��������&��
�����	�	��������&���������������

��9����
���:�;���������������

��9����
�	���
����:�<�������������

��9
	
��:�"=$ >�����	�	������������	��
�����?��@ABCAD�EFCG4��5����
������	���&�������4��5����	�����	��
���������������
����*	��4��5��������	���4��5�����	���������
�����H��������	)������(��	
�
������
��?����������������������������4��5����	

����&����������H��������	)������(��	
�
���&�������?����������������������������4��5�	
�����H������������&�?�����������������������������������������������������IJK�LM�NOOPQRSTQLJ�
UVWX�YZ[VX\[]�̂_̀ab̀cda_ e

fg�hiijklm�nlo�pjqgl�romqshstl�uvnqthi�wjo�olgqmlsxqhi�yzqgxqs{�gxollx�httlgg�qg�hml|}hxl~
� �

�

Form Revised November 2019

37

Ashley Casimir
Rectangle



�����������	
	�����
�
�����������	��������� ���	�		������������������������
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6 January 2026

Members of the Alexandria Planning Commission,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to see two significant 
housing developments on today’s docket, in addition to three subdivisions and a Zoning Text 
Amendment that is a step in the right direction towards streamlining the process for office-to-residential 
conversions, and we ask you to vote yes on all of them. Together, these developments will add 31 
desperately needed new homes to Alexandria. Lastly, we’d like to share our perspective on the 
proposed Green Building Plan.

Docket item 6, 220 and 224 S Peyton Street, will replace a small surface parking lot with eight homes 
close to the King Street Metro station. The development will also benefit its neighbors with improved 
sidewalks and new street trees. We would like to note that you are again being asked to approve a 
parking reduction within a quarter mile of a Metro station in one of our city’s most walkable areas. We 
hope you will legalize parking flexibility to make it easier to build homes like these, in locations where 
residents have choices in how to get around.

Docket item 7, 732 N Washington and 710 Madison, will convert a 1960s office building in Old Town 
North to twenty homes. In addition to the fact that a parking reduction is again required for a 
development within a half mile of a Metro station, we’d like to note 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. Lastly, we’d like to comment on 
the map in the staff report showing that this development will be the sixth height increase to the Old 
Town North Small Area Plan, which is less than ten years old. We hope this will inform height limits that 
are appropriate for the housing our city needs in future planning processes, including the Duke Street 
plan.

Docket item 8, the zoning text amendment, is a step in the right direction towards simplifying the 
approval process for office-to-residential conversions. We enthusiastically support formalizing staff’s 
interpretation to allow existing noncomplying buildings to convert to residential use. The new SUP 
process is a step in the right direction towards streamlining the regulatory complexity around office-to-
residential conversions. We hope you will approve the proposed amendment, and then make further 
changes to our zoning code to allow more office-to-residential conversions to be approved by-right 
rather than requiring City Council approval for an SUP. This could include increasing residential FAR 
limits to match commercial limits in zones where they are not equal, and exempting office-to-residential 
conversions from requirements like open space and setbacks that do not apply to the existing office 
building.

Lastly, we’d like to share our thoughts on Docket Item 9, the proposed Green Building Plan. We 
unfortunately missed the initial public engagement last year, and we wish we had a clearer 
understanding of how the cost for building housing compares to the current policy. If the proposed 
policy will lower the cost of building homes as compared to the current policy in virtually all cases, then 
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we enthusiastically support it. If there are cases where it would increase the cost of building homes, 
then we urge caution and consideration of how the cost of important environmental requirements can 
be offset to ensure projects remain feasible in Alexandria itself. Any policy that aims to make buildings in 
Alexandria more sustainable must also acknowledge that any multifamily housing building within the 
City of Alexandria is inherently sustainable compared to the alternative. When a project cannot be built 
affordably in Alexandria it does not simply stop existing; that demand of housing is instead fulfilled 
elsewhere. This drives regional housing sprawl, increasing emissions as more people are forced to live in 
jurisdictions that are both A) more car-reliant and B) do not require projects to be built as sustainably. 
Reducing "Alexandria's" greenhouse gas emissions by displacing them into Fairfax or Prince William 
Counties is not a good solution. We are particularly concerned by the projected high costs for 
multifamily low-rise buildings, which the plan estimates at $10 per square foot. More care should be 
given to reducing the costs of or allowing more leeway for this housing type. 

In addition to that broader consideration, we suggest two specific changes to the Plan:

1) The plan mandates a certain percentage of required parking spaces be compatible for electric
vehicles. The plan should instead: A) call for the elimination of parking mandates, since mandating more
parking spaces than people actually need is bad for the environment, and B) shift how EV spaces are
required by applying the percent to a project's number of built parking spaces rather than the mandated
spaces. This disentangles the Green Building Plan from the current parking mandate policy, and also
avoids penalizing developers for seeking a parking reduction.

2) The plan exempts buildings "under 25,000 square feet or with 4 or fewer units." By exempting the
most inherently costly and least inherently sustainable form of housing (large single-family homes) while
layering requirements on the most naturally affordable ones (multifamily, especially low rise), this
creates a perverse incentive that will further encourage builders to focus on luxury houses. It is our
understanding that all buildings over 3,000 square feet require a DSP, in theory allowing them to be
subjected to this plan. Every single family home in Alexandria over 3,000 square feet costs at least $1
million. It seems fair to apply higher standards to these luxury homes, and balance this by easing
restrictions on the most-impacted and more affordable typologies.

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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