
Special Use Permit #2026-00019 
1010 & 1020 Princess Street & 331 North Henry Street 
Office to Residential Conversion 

PLANNING COMMISSION ACTION, JUNE 22, 2026: On a motion by Vice Chair Koenig, 
seconded by Commissioner Dubé, the Planning Commission voted to close the public hearing. The 
motion carried on a vote of 6-0. 

On a motion by Vice Chair Koenig, seconded by Commissioner Ramirez, the Planning 
Commission voted to recommend approval of Special Use Permit #2026-00019. The motion 
carried on a vote of 6-0. 

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

Discussion: 
Chair McMahon asked how the proposal had evolved from 11 dwelling units to four. Staff 
explained that reducing the number of units allowed the applicant to provide rooftop open space 
where none had been proposed with the 11-unit configuration. The applicant added that the 
building’s smaller footprint limited unit size given the additional spaces, e.g., hallways and 
bathrooms needed to support the residential use. Chair McMahon noted a tension between two of 
the City’s goals: encouraging more affordable units, which a greater number of smaller units would 
advance more than the current proposal, and ensuring quality housing with usable open space. She 
noted that the rooftop open space came at the cost of unit count, and that the two objectives were 
somewhat at odds. 

Application General Data

Request: Public hearing and 
consideration of a request for a special use 
permit for the conversion of a 
noncomplying structure from commercial 
to residential use with yard and open 
space reductions 

Planning 
Commission 
Hearing: 

June 22, 2026 

City 
Council 
Hearing: 

July 1, 2026 

Address: 1010 and 1020 Princess Street 
and  331 North Henry Street Zone: CL/Commercial Low 

Applicant: Old Creek Homes LLC 
represented by Duncan  W. Blair, attorney 

Small Area 
Plan: Braddock Road Metro 

Staff Recommendation: APPROVAL 

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



Special Use Permit #2026-00019 
1010 & 1020 Princess Street; 331 North Henry Street 

Commissioner Dube asked staff to explain how the Department communicates with civic 
associations regarding upcoming cases. Staff explained that they previously attended the 
Alexandria Federation of Civic Associations’ monthly meetings but had since transitioned to a 
standing, bi-monthly meeting hosted by the City, which reaches a broader audience. 
 
Commissioner Ramirez and Vice Chair Koenig both spoke in support of the request. Commissioner 
Ramirez identified how challenging conversion projects can be from a construction standpoint and 
found that the four unit building (as opposed to 11 units) could be less challenging. 
 
Speakers: 
Dino Drudi, representing the West Old Town Citizens’ Association, noted inconsistencies in the 
application materials and described the difficulty in conducting due diligence of the proposal on 
behalf of the civic association. He noted that the staff’s past attendance at the Alexandria Federation 
of Civic Associations’ meetings had made the process less burdensome.  

Ducan W. Blair, applicant, gave additional background on the proposal and answered questions 
from the Planning Commissioners. 
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I. PROJECT SUMMARY 

The applicant, Old Creek Homes LLC, represented by Duncan W. Blair, attorney, requests a 
special use permit (SUP) with yard and open space reductions to facilitate the conversion of an 
office building at 1010 and 1020 Princess Street and 331 North Henry Street to multi-unit 
residential with four dwelling units.   

Staff recommends approval of the request.    

II. SITE DESCRIPTION AND CONTEXT 
The subject property is located at the southeast corner of the intersection of Princess and North 
Henry Streets with the following addresses: 1010 Princess Street, 1020 Princess Street, and 331 
North Henry Street. It contains three lots of record with a total lot size of 4,057 square feet; a lot 
width of 115.92 feet; and 115.92 and 35 feet of frontage along Princess and North Henry Streets, 
respectively. The subject properties are located within the Parker-Gray Historic District. 

The subject property contains a two-and-a-half story office building that measures 32.10 feet tall 
and has a net floor area of approximately 6,360 square feet. The site provides no setbacks along 
Princess or North Henry Streets and has south and east side yards of 1.2 and 27 feet, respectively.  

The subject properties are surrounded by a mix of commercial and residential uses. 

 

 
Figure 1 – Subject property 

III. BACKGROUND 
The existing building was developed pursuant to Site Plan #1981-00020. At the time of approval, 
the property was zoned I-1/Industrial which allowed a maximum floor area ratio (FAR) and height 
of 2.5 and 77 feet, respectively.  
In 1992, the subject property was rezoned to CL/Commercial Low as part of a comprehensive 
City-wide zoning update. The new CL zone allowed a maximum 0.75 FAR for non-residential 
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uses and a maximum height of 45 feet. Given that the subject property and building results in a 1.9 
FAR, it became a noncomplying structure with the 1992 rezoning.  

IV. SMALL AREA PLAN 
The subject property is located within the Braddock Road Metro Station Small Area Plan (SAP) 
and Braddock Metro Neighborhood Plan area. The SAP designates the blocks surrounding the 
subject property along North Henry Street for lower density commercial and residential land uses. 
The Neighborhood Plan does not establish specific goals for the subject property. 

V. PROJECT DESCRIPTION  
The applicant proposes converting the subject property’s existing office building to a multi-unit 
residential use with four dwelling units. There would be no changes to the building’s footprint nor 
increases to overall height or floor area.  

The applicant proposes minor changes to the building’s exterior including expanded dormers along 
the building’s Princess Street façade and conversion of a portion of the existing third level to 
rooftop terrace space. Because of the property’s location within the Parker-Gray Historic District, 
these exterior changes would require approval by the Board of Architectural Review.  

The applicant originally proposed 11 dwelling units and no rooftop open space which would have 
necessitated a parking and a full open space reduction with the SUP request. The proposal was 
revised later in the process to the current proposal.  

 ZONING 

To accomplish the proposed conversion, the applicant requests SUP approval with side yard and 
open space reductions pursuant to Zoning Ordinance section 12-1101. These provisions allow for 
a change in use from non-residential to residential, with SUP approval, where the proposed 
residential use would not comply with all provisions of the Zoning Ordinance. This section also 
allows for reductions from yard, open space, off-street parking, and other minimum requirements 
with SUP approval if the applicant demonstrates that meeting such requirements would be 
infeasible. 
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The table below summarizes all zoning regulations applicable to the request. 

 
 
 

Existing Permitted/Required Proposed 

FAR 1.57 
(6,360 sq. ft.) 

0.75 
(3,043 sq. ft.)  

1.14 
(4,627 sq. ft.) 

Height 32.1 Ft. 45 Ft. No change 

Open Space None 35% 
(1,419 sq. ft.) 

23% 
(928 sq. ft.) 

Front Yard 
(Princess Street) 0 Ft. 0 Ft. (minimum) 

42 Ft. (maximum) 

No changes 

Front Yard 
(North Henry Street) 0 Ft. 0 Ft. (minimum) 

1 Ft. (maximum) 

Side Yard (South) 1.3 Ft. 16 Ft. 

Side Yard (East) 27 Ft. 16 Ft. 

Parking 4 spaces 
(all compact) None 

 PARKING 
The Zoning Ordinance does not require off-street parking for multi-unit residential uses with four 
or fewer dwelling units. The subject property does provide four compact off-street parking spaces 
on site.  

VI. STAFF ANALYSIS 
Staff recommends approval of the applicant’s request. The proposal would re-activate an 
underperforming office building with a limited potential for viable alternative uses. The applicant’s 
requested side yard and open space modifications are warranted because it would not be feasible 
for the existing building to be modified to achieve full compliance. Further analysis follows. 

SUP CONSIDERATIONS 

The proposed conversion would satisfy all required criteria under section 11-504(A). Unlike the 
previous office use, the site would be occupied after work hours and over the weekend, resulting 
in increased activity levels at times when the office spaces were unoccupied.  The proposal would 
also substantially conform to the Braddock Road SAP which envisions a mix of lower density uses 
for the subject property. Conversion of the vacant office building would also advance the SAP’s 
overall vision for an active, residentially anchored neighborhood. 

The proposed use would not create substantial impacts on surrounding properties and would not 
affect neighborhood character. The existing building would be preserved at its existing size and 
height and would continue to be compatible with the predominantly residential character of the 
surrounding blocks.  
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While the Zoning Ordinance does not require off-street parking for the proposed use, the four 
spaces that would be available to residents ensures that no parking impacts would result from the 
proposal. 

YARD AND OPEN SPACE REDUCTIONS 

Staff also finds the applicant’s request for yard and open space reductions to be reasonable. 
Compliance with the 16-foot south side yard requirement would be impossible without 
demolishing the building. The building also occupies nearly the entire site, making compliance 
with the open space requirement also infeasible. Each dwelling unit would have access to private 
rooftop space which, in total, would represent 928 square feet of open space. While this would be 
491 square feet below the maximum required for the site, it represents the maximum amount of 
rooftop space that would be possible given the building’s structural constraints. 

OTHER CONSIDERATIONS 

Staff has included conditions #1-3 related to noise and vibration exposure for future residents and 
conditions #4 and 5 related to sanitary and storm sewer requirements. Staff also included condition 
#7 which requires the existing lots of record to be consolidated. 

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 2026 commercial to residential conversion rate of $1.90 
per net square foot, staff estimate a voluntary monetary contribution of $12,084.  Staff has included 
Condition #6 which recommends that the voluntary contribution be made prior to City issuance of 
the certificate of occupancy.   

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

1. The applicant shall coordinate with a noise mitigation consultant and shall 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 occupancy. (T&ES) 

2. If the noise study identifies noise impacted areas, the applicant shall 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. The applicant shall submit the noise study and building shell analysis, if required, to T&ES 
Environmental Quality team for review and approval along with building permit 
submission. (T&ES) 

4. Submit sanitary sewer tap fee calculation. Once reviewed and approved by our Sanitary 
division, the tap fee invoice will be created in APEX, and must be paid prior to the first 
certificate of occupancy. (T&ES) 

5. The project is located in the CSS area and will need to be in compliance with CSO memo 
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requirements. There’s no way to separate sanitary flow, therefore contribution fees will 
apply. If the land disturbance is less than 2,500 square feet, then the stormwater 
requirement will not apply. (T&ES) 

6. Prior to the issuance of the Certificate of Occupancy, contribute $12,084 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 applicant shall consolidate the three lots (Parcels 1, 2, and 3 shown on the plat dated 
May 21, 2012) and record a deed of consolidation with City Land Records prior to P&Z 
approval of the certificate of occupancy. (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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VIII.     CITY DEPARTMENT COMMENTS 

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

Transportation & Environmental Services: 

C-1 The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5, 
Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).  
In order to comply with this code requirement, the applicant shall provide a completed 
Recycling Implementation Plan (RIP) Form within 60 days of SUP approval.  Contact the 
City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at 
commercialrecycling@alexandriava.gov, for information about completing this form.  
(T&ES)   

C-2 Section 5-1-42- Collection by Private collectors. (c) Time of collection. Solid waste shall 
be collected from all premises not serviced by the city at least once each week. No 
collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00 a.m. from 
May 1, through September 30) if the collection area is less than 500 feet from a residential 
area. (T&ES)   

C-3  The applicant 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)   

Code Enforcement: 

C-1 The design shall comply with VCC Table 1006.3.4(1) for maximum exit access travel 
distance is 125ft, and sprinkler system per VCC 903.2.8 

Fire: 

No comments or concerns. 

Recreation, Parks, and Cultural Activities (RPCA): 

F-1 Braddock Neighborhood continues to experience significant growth and redevelopment, it 
is essential that open space requirements are maintained to provide functional community 
amenities, recreational opportunities, play spaces, and gathering areas that contribute to 
neighborhood livability. 

R-1  Coordinate with RPCA staff to explore alternative measures to satisfy the intent of the open 
space requirement. Such measures may include the provision of amenities or facilities that 
meet or exceed the public benefit associated with the required open space; or financial 
contributions toward future public open space improvements within the Braddock 
Neighborhood. 

Office of Historic Alexandria: 

No comments. 
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DATE:  June 18, 2026 

TO: Chair McMahon and Members of the Planning Commission 

FROM: Paul Stoddard, Planning & Zoning Director 

SUBJECT: Docket Item #5 – Special Use Permit #2026-00019  

The purpose of this memorandum is to update and correct the application materials 
associated with the Special Use Permit request. 

The docket currently includes application materials from an earlier proposal to convert the 
building from an office use to eleven residential units. The applicant subsequently revised 
the proposal to four residential units to provide additional open space on the rooftop and 
eliminate the need for a parking reduction. While the updated floor plans were included 
in the published docket, the revised application and Special Use Permit narrative were 
not. The revised application is included with this memo. 

In addition, a revised front (north) elevation is also included to correct a discrepancy in 
architectural drawings. The first-floor plan correctly showed four front entrances, while the 
front (north) elevation incorrectly only showed three. The revised elevation included with 
this memo shows four front entrances, consistent with the first-floor plan. 
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Incorrect North Elevation 

Correct North Elevation 

VOID 
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