


















                                          

Narrative Description
Request for Five-Year Extension of Special Use Permit

Virginia Paving Company
5601 Courtney Avenue, Alexandria, Virginia

Executive Summary

Virginia Paving Company requests a five-year extension of its Special Use Permit (SUP) to 
continue operation of its asphalt production facility at 5601 Courtney Avenue. The facility has 
operated continuously since 1960.  Virginia Paving purchased the site in the early 2000s and 
since the adoption of the existing SUP has demonstrated a strong record of compliance under a 
highly regulated SUP framework that includes more than 78 conditions governing environmental 
performance and community compatibility.

City staff reports have documented that extensive environmental upgrades implemented since 
2006—including best available control technologies, emissions controls, and stormwater 
improvements—have significantly reduced impacts. These measures, combined with robust 
enforcement and monitoring, have resulted in minimal verified complaints and no sustained 
violations in recent years. 

While the Eisenhower West Small Area Plan envisions long-term redevelopment, such 
redevelopment has not progressed as anticipated, particularly due to economic disruptions over 
the past several years. The requested extension allows continued operation under strict oversight 
while aligning with current market conditions and the actual pace of redevelopment. 

Background and Operational History

Virginia Paving’s Alexandria asphalt plant has operated continuously since 1960 and has been 
governed by successive Special Use Permits, including the current SUP originally issued in 2006 
and amended in 2010 and 2019. 

City staff has recognized that the facility has a long operational history with evolving regulatory 
oversight, transitioning from a lightly conditioned 1960 approval to a modern SUP framework 
with extensive environmental and operational controls. 

The current SUP includes more than 78 conditions addressing air quality, water quality, noise, 
site operations, and community engagement. These conditions provide the City with substantial 
enforcement authority and have created a regulatory structure that exceeds many state and 
federal requirements.



 
 

 

Environmental Improvements and Operational Enhancements 

A central outcome of the 2006 SUP amendment was the requirement for significant 
environmental and operational upgrades. Between 2006 and 2009, Virginia Paving implemented 
a comprehensive series of improvements specifically designed to reduce emissions, odors, noise, 
and off-site impacts. 

These improvements included, but were not limited to: 

 Installation of blue smoke control systems and fugitive emissions controls 
 Use of low-NOx burners and enhanced exhaust stack configurations 
 Installation of particulate control systems and baghouse filtration 
 Paving and dust suppression measures to reduce fugitive dust 
 Stormwater management facilities and enhanced environmental buffers along Backlick 

Run 
 Transition to cleaner fuel sources, including natural gas 

These upgrades were implemented in conjunction with enhanced monitoring, including stack 
testing, continuous recordkeeping, and coordination with the Virginia Department of 
Environmental Quality (VDEQ). 

City monitoring data confirms that emissions from the facility have remained well below 
National Ambient Air Quality Standards, even prior to improvements, and have further declined 
following installation of new control technologies. 

In addition, the facility has received recognition for environmental performance, including 
participation in the Virginia Environmental Excellence Program (VEEP) as an “exemplary 
environmental enterprise.” 

Compliance Record and Community Impacts 

City staff reports demonstrate a strong and consistent compliance record under the current SUP 
framework. 

 Since 2010, no violations of SUP conditions have been identified during annual multi-
agency inspections, with only minor administrative issues noted and corrected. 

 State inspections conducted by VDEQ have similarly found the facility to be in 
compliance, with only minor, promptly corrected issues. 

The SUP also established a comprehensive complaint tracking and response system, including a 
24-hour hotline and City oversight. This system has proven highly effective. 

 Complaints have been relatively low overall and have declined significantly over time. 
 Only nine complaints were recorded over a recent three-year period, with just three 

verified. 



 
 

 

 Verified complaints represent a small fraction of total complaints and have been promptly 
addressed through coordination with City staff. 

Importantly, staff concluded that improved communication, operational controls, and 
enforcement mechanisms have enabled rapid resolution of issues without the need for punitive 
action. 

This record demonstrates that the SUP conditions have been effective in mitigating impacts and 
ensuring compatibility with surrounding uses. 

2019 SUP Amendment and Existing Termination Condition 

On October 19, 2019, City Council approved SUP #2017-00097, which included Condition #75 
requiring that operations cease no later than January 1, 2027. 

This timeline was based on expectations regarding redevelopment under the Eisenhower West 
Small Area Plan. 

Eisenhower West Small Area Plan Context 

The subject property is located within the Eisenhower West Small Area Plan area, which 
envisions long-term redevelopment into transit-oriented, mixed-use uses. 

Virginia Paving acknowledges and supports this long-term vision. However, the staff report itself 
recognizes that the asphalt plant has historically been an important infrastructure asset, including 
supplying asphalt for City projects and regional transportation improvements. 

Economic Conditions and Development Constraints 

Since the 2019 approval, redevelopment conditions have changed materially. Development 
within the EWSAP area has progressed more slowly than anticipated due to: 

 Increased construction costs 
 Higher interest rates and financing challenges 
 Market volatility and reduced development activity 
 Broader economic disruption over the past several years 

Premature cessation of operations in 2027 would not advance redevelopment objectives and may 
instead result in underutilization of the site. 

Justification for SUP Extension 

The requested five-year extension is supported by the following: 

 Longstanding Operational History: Continuous operation since Virginia Paving took 
over and implements the evolving and increasingly rigorous regulatory oversight. 



 
 

 

 Demonstrated Environmental Improvements: Significant capital investments in 
emissions controls, stormwater management, and operational upgrades. 

 Strong Compliance Record: No sustained violations and consistent compliance with 
both City and state requirements. 

 Minimal Community Impacts: Low and declining complaint history with effective 
resolution mechanisms. 

 Effective SUP Framework: Existing conditions provide protections that exceed standard 
regulatory requirements. 

 Alignment with Current Conditions: Redevelopment has not progressed as anticipated, 
particularly due to recent economic disruptions. 

 Avoidance of Premature Vacancy: Continued operation ensures productive use of the 
site until redevelopment is feasible. 

Conclusion 

Virginia Paving Company respectfully requests approval of a five-year extension of its Special 
Use Permit beyond January 1, 2027. 

The extension represents a reasonable and balanced approach that recognizes the facility’s 
demonstrated compliance, environmental performance, and importance to regional infrastructure, 
while also acknowledging current economic conditions and the slower-than-anticipated pace of 
redevelopment. 
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