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#1. CALL TO ORDER

The Planning Commission Public Hearing was called to order at 7:00 p.m. All members were
present at the Call to Order.

Chair McMahon read the following instructions:

“Welcome to the January 6, 2026 Planning Commission Public Hearing at the Redella S
“Del” Resource Community Center. This is the new location of our Public Hearings, pending
the renovation of City Hall. I am Melissa McMahon, Chair of the Alexandria Planning
Commission. Before we begin, I have just a few announcements about participating in
tonight’s meeting.

If you wish to speak on a Docket Item and have not already signed up to do so, please fill out
Speaker Form online by following the “Sign Up to Speak” hyperlink on the cover page of this
evening’s Public Hearing Docket or in person by filling out a hardcopy speaker form, which can
be found on the tables located immediately outside the Chambers, and providing it to Ms. Jacobs,
who has her hand raised.

Please note, comments from the public are limited to 3 minutes per speaker, with the
exception of applicants and their representation. To make your public comment through the
Zoom application, please click on the "Raise Hand" button located on the Zoom taskbar once
you hear your name called, to let staff know you need to be unmuted. If you are dialing into
tonight’s meeting via phone, please press *9 to execute the “Raise Hand” function once you
hear your name called upon to make your statement, followed by *6 to toggle the unmute
function.

For those here in person, please come up to the podium located at the front of Chambers when
you hear your name called upon to make your statement. Before starting your public
comment, please first identify yourself by first and last name and address.

The City encourages and welcomes public comments from all residents on Planning Commission
matters. In keeping with that principle, and with the principle of inclusiveness, this is a reminder
of the shared expectation that the content and tenor of public comments always be civil and
respectful. Thank you for honoring those principles. A reminder to all, including Commissioners,
staff, and speakers in the Chambers to please speak clearly into the microphone to ensure all can
hear you clearly.

The restrooms are located in the corridor left of the security desk in the lobby. Planning
Commissioners can access the corridor to the restrooms from the door to my left.”

Item #2 was removed from the Consent Calendar.



CONSENT CALENDAR

#2

#3

Subdivision #2025-00009

106 East Braddock Road

Public Hearing and consideration of a request for a Subdivision to re-subdivide one existing lot
and two part lots into two lots; zoned R-2-5/Residential.

Applicant: Classic Cottages, LLC, represented by Chad Riedy, Agent

This item was removed from the consent calendar and heard before Docket Item #6.

SPEAKERS

Kathryn Chakmak Reed, 108 East Braddock Road, spoke in opposition to the request. She stated
that the additional density allowed by the subdivision and the shared driveway would create safety
issues for pedestrians and vehicles that use East Braddock Road.

Monica Deangelo, 104 East Braddock Road, spoke in opposition to the request. She expressed
concerns related to stormwater and neighborhood compatibility.

Mary Catherine Gibbs, attorney representing the applicant, stated that the proposal met all
requirements for subdivision approval. She also explained that the existing site was develop prior
to current City stormwater requirements and that future development would have to comply with
all City requirements

DISCUSSION

Chair McMahon found that the request met the subdivision approval requirements. She explained
that the subdivision review criteria are different from those established for other types of
development applications. Chair McMahon also explained that stormwater, vehicular access, and
other site specifics would be reviewed for compliance with City requirements through later review
processes.

Commissioner Brown noted a neighborhood trend of demolitions of smaller houses to be
redeveloped with duplexes. He expressed general support for these redevelopments because the
additional density allowed by duplex dwellings adds to the area’s housing supply. Vice Chair
Koenig echoed this sentiment, explaining that the neighborhood was originally platted with 25-
foot-wide lots suitable for duplex development. Both Vice Chair Koenig and Commissioner
Brown found that staff should keep track of these redevelopment trends to ensure that new houses
are compatible with established neighborhood character.

PLANNING COMMISSION ACTION
On a motion made by Vice Chair Koenig, seconded by Commissioner Brown, the Planning
Commission moved to approve SUB #2025-00009. The motion carried on a vote of 7 to 0.

Subdivision #2025-00010

412 East Nelson Avenue

Public Hearing and consideration of a request for a Subdivision to re-subdivide an existing lot
into two lots; zoned R-2-5/Residential.

Applicant: OCH at 412 E Nelson, LLC represented by Duncan Blair, Attorney
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PLANNING COMMISSION ACTION
By unanimous consent, the Planning Commission voted to approve Subdivision #2025
-00010.

Subdivision #2025-00011

413 East Nelson Avenue

Public Hearing and consideration of a request for a Subdivision to re-subdivide an existing lot
into two lots; zoned RB/Townhouse.

Applicant: OCH at 413 E Nelson, LLC represented by Duncan Blair, Attorney

PLANNING COMMISSION ACTION
By unanimous consent, the Planning Commission voted to approve Subdivision #2025-00011.

Development Special Use Permit #2025-10021

3120 Colvin Street - Colvin Street Garage

Public Hearing and consideration of a request for an extension of a previously approved
Development Special Use Permit and Site Plan (DSUP#2021-10022) with a modification, to
construct a commercial building for a general automobile repair and a warehouse use; zoned
I/Industrial.

Applicant: 3120 Colvin LLC, represented by Duncan Blair, Attorney

PLANNING COMMISSION ACTION
By unanimous consent, the Planning Commission voted to recommend approval of Development

Special Use Permit #2025-10021.

New Business

#6

Development Special Use Permit #2025-10030

220 & 224 South Peyton Street

Public Hearing and consideration of a request for a Development Special Use Permit and Site Plan with
modifications to construct a multi-unit residential building with ground floor commercial use, and Special
Use Permit requests to increase the nonresidential floor area above 1.5 and for a parking reduction; zoned
CD/Commercial Downtown.

Applicant: Windmill Hill LLC. represented by Lauren Riley, Attorney

SPEAKERS

Andrew Herseth, residing at 336 Commerce Street and representing nine neighboring property owners who
submitted a letter expressing concerns. One concern he highlighted regarded emergency access from
Commerce Street because he stated that the parking lot serves to provide emergency access. This proposal
requires a special use permit and does not meet requirements — the increased development will increase
flood risks and add to parking challenges. He recommended more conditions related to the approval.

Karen Griffin, resident at 328 Commerce Street, had to travel by ambulance in 2020 and the ambulance
used the parking lot to exit Commerce Street, and it was challenging for the ambulance to go over the curbs.
She concurs with her neighbor’s statement and is very concerned about parking. She hopes the green space
will not be reduced.

Tim Foley, resident at 310 Commerce Street, said that while the development looks nice, he is very
concerned about pressure on residential parking in this area and that additional parking pressure will
devalue other properties. Many neighbors must find parking elsewhere. Flooding is a problem in this area
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because the cul-de-sac fills with water (could be due to a clogged drain). He also has concerns about
emergency vehicle access, particularly if the daycare is doing pick-up/drop-off.

Thomas Maresh, resident at 342 Commerce Street, is concerned about the increased density and the impact
of the project on Commerce Street, which has many historic properties. He thinks that it does not meet the
requirements of the Old and Historic Alexandria District.

Lauren Riley, project attorney, spoke in support of the project.

DISCUSSION
Commissioner Brown inquired whether the residential units were multi-floor. Ms. Riley explained that each
unit is one level, spread across the second and third floors.

Commissioner Dub¢ inquired whether the first floor would be office use or retail. Ms. Riley responded that
the 2700 SF commercial space could be used be used for office or retail.

Chair McMahon noted that the future residents will not be eligible for residential parking permits.

Commissioner Brown asked about other projects that have been approved without any parking. A project
under construction in the 600 block of King Street was approved with a full parking reduction. Staff also
noted that many existing mixed-use buildings up and down King Street do not have parking nor are
residents eligible for parking permits. It is anticipated that this project will attract residents who do not have
cars.

Commissioner Dubé¢ addressed the fire truck access stating that Page 11 of the Preliminary Site Plan
illustrates the turning radii for fire trucks. He said he visited the site and saw cars parked in the traffic circle
which would impede fire trucks being able to make the turn around the circle.

Chair McMahon inquired about the BAR process and whether they found it compatible with the Old and
Historic Alexandria District. Staff explained that the applicant went through the BAR concept review
process and they were generally supportive of the proposal, finding it contextual infill development.

Commissioner Ramirez inquired about what the parking occupancy is in this area, asking if staff knew the
parking density in this area. Staff noted they can get the number of RPP 4 parking permits in this area and
that there are several nearby garages with excess parking. Transportation and Environmental Services
expects to review parking requirements/existing conditions soon, since the last time parking requirements
were evaluated was in 2015.

Chair McMabhon stated she is in support of the project and finds the proposed design to respond to the
unusual shape of the site. She said that the development will be required to improve stormwater
management, which will help with the flooding issues and that the location is optimal to transit,
neighborhood services and the like. The requested SUP for an increase in FAR is in keeping with the
neighborhood and this transitional location. The design with balconies and setbacks allows the scale to be in
keeping with the neighborhood. She noted that it seemed odd that there is a side yard requirement here
given the lot shape but was in support of the modification to the side yard setbacks. In many parts of Old
Town, it is hard to meet full open space and crown coverage requirements, so she also found those
modifications to be appropriate.

Commissioner Koenig noted that he appreciates the neighbors’ concerns but finds it to be a pragmatic
solution for an infill project. It is a multi-faceted solution to a challenging site. He appreciated that each unit
has its own outdoor space and that commercial space is also beneficial.
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Commissioner Dub¢ observed that neighbors have used the existing lot as a cut-through or access between
Peyton and Commerce but there is no easement there. Ms. Riley confirmed that use of the private lot by
others was not legal.

Commissioner Manor inquired whether ventilation to the roof was being provided from the commercial
space. Ms. Riley said it was not.

Commissioner Brown noted that when he first saw the application, he was concerned with the number of
requests for SUPs and modifications. However, he found that each request was modest and appropriate. He
agreed with his colleagues that this is a creative solution for this site.

PLANNING COMMISSION ACTION
On a motion by Commissioner Koenig, seconded by Commissioner Manor, the Planning Commission voted
to recommend approval of DSUP #2025-00030. The motion carried on a vote of 7 to 0.

Master Plan Amendment #2025-00005

Rezoning #2025-00006

Special Use Permit #2025-00066

Encroachment #2025-00009

732 North Washington Street & 710 Madison Street

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 55 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 residential use and a parking reduction; and (D) an Encroachment into
the public right-of-way for upper floor balconies to facilitate the conversion of an existing office
building to a multi-unit residential building; zoned CD-X/ Commercial Downtown.

Applicant: 732-806 Development LLC represented by Kenneth Wire, Wire Gill LLP, Attorney

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. He also clarified the parking configuration as requested by Commissioner Dubé. He also
cited a 2017 City Council policy that acknowledged issues with vacant office buildings and the benefits
of office-to-residential conversions generally.

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.
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Commissioner Dubé¢ 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.

PLANNING COMMISSION ACTION
On a motion made by Commissioner Dubé, seconded by Vice Chair Koenig, the Planning
Commission voted to close the Public Hearing. The motion carried on a vote of 7-0.

On a motion made by Vice Chair Koenig, seconded by Commissioner Manor, the Planning
Commission moved to recommend approval of MPA #2025-00005. The motion carried on a vote
of 7to 0.

On a second motion made by Vice Chair Koenig, seconded by Commissioner Manor, the Planning
Commission moved to recommend approval of REZ #2025-00006. The motion carried on a vote of
7 to 0.

On a final motion made by Vice Chair Koenig, seconded by Commissioner Manor, the Planning
Commission moved to recommend approval of SUP #2025-00066 and ENC #2025-00009. The
motion carried on a vote of 7 to 0.

Zoning Text Amendment #2025-00009

Commercial to Residential Conversions

(A) Initiation of a Zoning Text Amendment and (B) Public Hearing and consideration of a Text
Amendment to Article XII - Noncompliance and Nonconformity of the City’s Zoning Ordinance to
establish provisions for office to residential conversions and to clarify the regulations related to the
use of noncomplying structures generally.

Staff: City of Alexandria, Planning and Zoning

SPEAKERS

Melissa Kuennen, Old Town North resident, stated that conversions are a “great idea to solve a
temporary problem.” She was concerned about the amount of available office space if too many
buildings are converted. Ms. Kuennen also found that the text amendment would only benefit the
City government and developers and would not have positive impacts on neighborhoods.
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Ken Wire, representing NAIOP, spoke in support of the amendments finding that the City is facing
a challenging residential and office market. He shared that Arlington County is trying to reduce the
amount of vacant office space because the high vacancy rate is starting to negatively affect office
rents. Mr. Wire observed that the City faces a shortfall of housing supply which drives up housing
costs. He stated that the office market faces an almost “opposite” problem; that there’s a lot of
vacant, aging office buildings.

DISCUSSION

Commissioner Brown explained that he was supportive of the concept back when staff presented
at the September 2025 Planning Commission and found the final proposal compelling. He spoke in
support of the amendments and found that the text changes aligned with staff’s intentions.
Commissioner Brown responded to concerns raised that conversions would raise the cost of
housing City-wide. He disagreed with this premise and found that adding to the housing supply
would likely have a downward impact on the cost of market rate housing. Commissioner Brown
concluded that the downward pressure on housing prices would benefit the City’s neighborhoods.

Commissioner Dubé spoke in support. He appreciated that it would be more efficient than the
current process. Commissioner Dubé echoed Commissioner Brown’s comments on housing costs
and observed that occupied buildings tend to provide more benefits to surrounding neighborhoods
than vacant ones.

Commissioner Lennihan highlighted the issue of balancing the City’s concentration of commercial
and residential uses. She explained that the Planning Commission is generally supportive of
mixed-use projects and sites. Commissioner Lennihan felt that the proposed amendments would
allow the City to negotiate for the retention of commercial space if a conversion proposal were to
be found as inconsistent with the Master Plan’s goals for mixed-use neighborhoods. She also
mentioned that conversion projects are difficult from a construction perspective. Because of their
large sizes, most office buildings are difficult to convert to residential use and therefore remain
vacant for longer periods of time. Commission Lennihan found that, in some ways, the City is
fortunate to have generally smaller office buildings which lend themselves well to conversions.

Commissioner Ramirez spoke in support of the amendments, echoing Commission Dubé’s
appreciation for the improved process efficiency that would be enabled by the amendments. She
also agreed with Commissioner Lennihan’s comments related to the City’s overall balance of
commercial and residential uses. Commissioner Ramirez appreciated staff’s responsiveness to the
market and found that the proposed amendments would allow for thoughtful evaluation of further
conversion proposals.

Commissioner Manor also spoke in support of the amendments, echoing the comments made by
Commissioners Dubé, Ramirez, and Lennihan. He found that the City is fortunate to have both the
necessary supply of vacant office buildings and demand for office-to-residential conversion
projects.

Chair McMahon supported staff’s recommendations. She drew a comparison between the
proposed policy and form-based code finding that what makes a building compatible is mostly
how it fits in with its surroundings visually and not necessarily the activity inside of it. Chair
McMahon found adaptive re-use to be a benefit and that many of the City’s office buildings lend
themselves well to conversions. She highlighted how the SUP process would create opportunities
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for Planning Commission and City Council to carefully evaluate whether future conversions would
conform to individual small area plans and be compatible with individual neighborhoods. Chair
McMahon also acknowledged that if the City were not to move forward with a conversion policy,
the potential for vacant buildings to remain vacant for long periods could be realized. She also
emphasized that re-use is more sustainable than redevelopment and can be less disruptive than new
construction. Chair McMahon concluded by stating that the City values and has robust experience
with adaptive re-use projects. She found that the proposal would improve the review process.

PLANNING COMMISSION ACTION
On a motion made by Vice Chair Koenig, seconded by Commissioner Manor, the Planning
Commission voted to close the Public Hearing. The motion carried on a vote of 7-0.

On a motion made by Commissioner Brown, seconded by Commissioner Ramirez, the Planning
Commission moved to initiate ZTA #2025-00009. The motion carried on a vote of 7 to 0.

On a separate motion made by Commissioner Brown, seconded by Commissioner Lennihan, the
Planning Commission moved to recommend approval of ZTA #2025-00009. The motion carried
on a vote of 7 to 0.

Master Plan Amendment #2025-00004

Green Building Plan

(A)Initiation of a Master Plan Amendment; (B) Public Hearing and consideration of a Master Plan
Amendment to adopt the Green Building Plan as a new chapter of the City’s Master Plan.

Staff: City of Alexandria, Office of Climate Action

SPEAKERS

Bill Pugh, resident, appreciates living in a city where climate change and addressing the issues
from it are a priority. He encouraged the Planning Commission to support adoption of the Green
Building Plan.

David Peabody, resident and an architect of high-performance buildings, Mr. Peabody
recommends lowering the EUI requirements for multi-family buildings from 38 to 30 in the Green
Building Plan, with an EUI requirement of 23 in 2030. He noted that more energy efficient
buildings protect residents from rising energy costs over the life of the project, as energy costs are
expected to double in the next 10-15 years. He noted that if a multi-family project with an actual
42 EUI was built to a 30 EUI would add 3.5% to construction costs, or 1.75% to total project
costs, which he supports shifting those costs to the developers as opposed to residents.

Deborah Buelow, an architect of high-performance buildings based in Alexandria for the
architecture practice Cedar, noted that costs from completed, occupied projects with a 30 EUI are
available. She noted that in her professional experience, achieving a 30 EUI does not require
passive house, extreme construction techniques, or unfamiliar materials, and can provide
flexibility, allowing a variety of envelopes and mechanical systems. She also noted that having
developers address a modest, one-time design and construction challenge will shift long-term
energy risk from residents.

Sandra Leibowitz, representing USGBC, recommended adding LEED certification to the list of
certifications in Option 2 of the Green Building Plan, and asked that LEED credit language be
updated in Appendix 2 to reference LEED 5. She noted that the platinum level of LEED 5
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addresses energy efficiency, renewable energy, and electrification goals in the Green Building
Plan, and all LEED 5-certified buildings must assess the direct and indirect carbon emissions from
the project over 20 years.

Moira MacDougal, resident and representative of Grassroots Alexandria, supports requiring multi-
family projects to have a 30 EUI instead of a 38 EUI, and for the City to commit to reviewing EUI
targets and metrics at least every two years with the goal of decreasing required EUIs. She also
recommended clarifying definitions and establishing policies that do not rely on federal
government standards.

Ken Wire, Wire Gill Law Firm and representing NAIOP Northern Virginia, noted that City code
does not allow solar panels to be installed over HVAC units or green roofs, which limits the
amount of renewable energy that can be generated. He recommended providing a range of EUIs in
the Green Building Plan that takes into account building occupancy, as he has concerns about
denser developments being able to meet the current requirements. He noted that developers may
prefer to develop townhouses, as it is more straightforward to meet the required EUI. He suggested
that the Green Building Plan supersede all other City policies on architecture. He does not think
the Green Building Plan is permitted under the Dillon Rule and suggested requesting a review
from the Attorney General.

Mary Catherine Gibbs, Wire Gill law firm and on behalf of their client Paradigm Development
Company, raised concerns about high density buildings being able to achieve a 38 EUI, and noted
that none of Paradigm Development Company’s high rise buildings have an EUI close to 38. She
stated that these requirements will disincentivize high-rise developments and will exacerbate the
housing crisis in Alexandria.

Stephen Walz, resident and representative of the Alexandria Hub of the Faith Alliance for Climate
Solutions and Build Our Future, recommends lowering the EUI requirements for multi-family
buildings from 38 to 30 in the Green Building Plan, with an EUI requirement of 23 in 2030. He
noted that a higher EUI will result in an energy burden on residents, and 37% of low or moderate
income households cannot pay their full energy bill, and rates may double over the next decade.
He also recommended using the 25th percentile of building performance to guide the Green
Building Plan, not the 75th percentile.

Scott Barstow, resident and member of the Faith Alliance for Climate Solutions and Build Our
Future, provided information from the ASHRAE 2022 net zero multi-family building design
guides, which show a 20 EUI is possible in buildings up to 39 stories, and that net zero buildings
provide increased resilience, utility cost stability, and lower utility costs for tenants and owners.
Eliminating combustion in housing units results in healthier homes and better air quality.

DISCUSSION

Vice Chair Koenig started the commissioner discussion with a process question related to ensuring
the memo he and Commissioner Lennihan had provided had been circulated and staff confirmed it
had been circulated digitally and that it could be shared on the screen when the Vice Chair was
ready to make a motion based on the memo’s recommended modifications.

Commissioner Dubé reviewed the intent behind the memo he wrote and circulated — RE: EV
Charging and Life Safety. The memo included potential changes to the Green Building Plan but he
withdrew his proposed modifications related to electric vehicle charging infrastructure after
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reviewing the proposed modifications with the City Attorney Office’s staff. Since the City of
Alexandria and the Fire Official Authority do not have the legal authority to dictate charger
locations, density, or placement in enclosed/below-grade garages, he requests that staff coordinate
these topics with the Fire Department and their current review of proposed development projects
to request that the Fire Department Official conducting the review include “recommendations”
related to EV charging and life safety rather than “requirements” development teams must follow.

Vice Chair Koenig recommended EV charging and life safety considerations and
recommendations be incorporated into the development review process. He noted Commissioner
Dubé¢’s recommendations are market leading recommendations which have not been incorporated
yet by regulators.

Commissioner Manor asked staff if there are requirements now that new developments have EV
charging infrastructure. Staff responded that the EV charging infrastructure is part of the standard
conditions and negotiations for each project.

Chair McMahon thanked Vice Chair Koenig and Commissioner Lennihan for their input on and
their recommendations for the Green Building Plan. She expressed her disappointment that the
staff recommendation does not reflect the Planning Commission’s letter they wrote in June 2025.
She supports modifications to the staff recommendation that bring the Plan closer to what Planning
Commission recommended in that letter. She supports the letter and recommended modifications
outlined in Vice Chair Koenig’s and Commissioner Lennihan’s letter from January 4, 2026. She is
compelled that an EUI of 30 for multi-unit residential projects now and an EUI of 23 for multi-unit
residential projects in 2030 is an achievable goal based on data that has been collected through the
engagement process to put this Plan together. She also underscored that she is not a developer and
respects their fear that these goals are not achievable. Chair McMahon stated that she does not
want high-rise residential developers to stop building in Alexandria, but she is not convinced that
will happen. Her perspective is that she would be doing a disservice if she was afraid to lead on
this issue due to projects that might stop or might not happen in the future due to the changes in
this Plan.

Chair McMahon further stated that she thinks Alexandria is a leader in making things easier for
development and reflects on a previous docket item of the night related to simplifying the
approvals needed to covert unused commercial buildings to residential use. She states how
community members often speak in the Planning Commission’s public hearings about how
Planning Commission is making it too easy for developments to happen, the process is too fast and
there is not enough scrutiny in the process. In her opinion, development is a give-and-take. Chair
McMahon also acknowledges the Plan narrows the focus of what projects have to implement and
that is an efficiency projects can realize.

Chair McMahon discussed the affordability and equity benefits from greener buildings. Green
buildings have better air quality, more sustainable energy bills over the life of the unit and are
more resilient should a brownout occur during extremely hot or cold weather. Heat emergencies
and brownouts will be very impactful to the community, and we can make decisions today to
lessen that risk and impact. Resilient green buildings last longer, make our residents less
vulnerable to threats, require less energy to operate, they put less strain on the grid, and they can
generate some of their own power. The long-term bet on greener buildings is better for our
community. Chair McMahon expressed concerns with completely eliminating the Clean Energy
Fund.
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Commissioner Lennihan outlines technologies over the past decades that have been deemed
impossible or costly by industry but have been widely adopted now and have resulted in wide
benefits: the catalytic converter, ADA, and volatile organic compounds in household emitting
products are her examples. She states there needs to be a paradigm shift in design and construction
of buildings in terms of building envelopes, EUI, and onsite PV arrays. She thinks these items
need to be a requirement before the market begins designing and constructing buildings with these
green features.

Commissioner Lennihan acknowledged this change will not be simple. It is going to take time to
get the market to shift and she thinks requirements need to be in place before the market begins to
shift. It is her perspective that we will not get to our 2030 commitments unless we really begin to
require developers to focus on low EUI design and construction and the incorporation of onsite
renewable energy.

Commissioner Ramirez expressed support for Commissioner Lennihan’s comments. Human
adaptability will help the market adjust to these standards. She supports removing the cap on the
Clean Energy Fund to encourage more developers to do onsite renewable energy. Data centers
have constrained our local utility grid and incorporating greener buildings which are more energy
efficient is the responsible thing to do. This could help establish a standard for the region or for
Virginia. Commissioner Ramirez supports a two year re-evaluation for implementing the Plan as
to whether it’s a good idea to carry this policy and requirements forward or whether things need to
be adjusted.

Vice Chair Koenig reviewed the background information in his and Commissioner Lennihan’s
memo dated January 4, 2026. He points to the Washington, D.C. BEPSs examples in staff’s
presentation. He points to the foundational documents of this effort: 2019 Resolution of the
Alexandria City Council to Declare a Climate Emergency, the Environmental Action Plan 2040,
the Energy and Climate Change Action Plan, the 2019 Green Building Policy, and the joint letter
from the Environmental Policy Commission and the Planning Commission in early 2023 which
advocated for an update to the Green Building Policy which resulted in electric, efficient, and
renewable energy buildings. He describes his perspective of how the previous efforts to get to this
goal of electric, efficient, and renewable energy buildings have been challenged.

Vice Chair Koenig states that if this Plan passes, people in the coming decades will live and work
in buildings which are healthier, safer, less expensive to energize, and more resilient in the face of
climate change impacts. It is his perspective that the generation of renewable energy onsite is as
important as the EUI piece of the Plan. He supports the elimination of the Clean Energy Fund and
the establishment of the onsite renewable energy requirement.

Vice Chair Koenig also supports a biannual review of the standards in the Plan. He says this is key
to getting to the City’s goals. He thinks these are important process improvements and must be
partnered with appropriate performance targets in the Plan. The EUI target for multi-unit
residential projects should be 30 and that should be reviewed in two years. He justifies this by
pointing to examples that buildings in our region are regularly built to this standard based on the
presentation examples.

Vice Chair Koenig recommended increasing the onsite renewable energy requirement from three
percent to five percent. This would diversify energy production in Alexandria and support local
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workforce capacity and skill development. He recommends staff set design criteria for roof design
that will facilitate future solar arrays. If a requirement or standard is not set, developments will not
incorporate these design aspects.

The Vice Chair believes the creation of the Clean Energy Fund will significantly inhibit the clean
energy goals of the Plan and supports eliminating it from the Plan.

Commissioner Manor asks whether the renewable energy section would apply to conversions as
well as new construction. Staff responds that there is some flexibility for conversion projects in the
Plan on a case-by-case basis based on the limitations of the building being converted.

Chair McMahon expresses appreciation for the arguments made by Commissioner Lennihan for
removing the Clean Energy Fund from the Plan since they are ultimately looking for buildings to
begin installing renewable energy as part of resilience.

Commissioner Brown supports the modifications recommended in Vice Chair Koenig and
Commission Lennihan’s memo dated January 4, 2026. He states he is persuaded by the arguments
made by the Vice Chair Koenig and Commissioner Lennihan.

Commissioner Dubé fully supports the letter the Planning Commission wrote in July 2025 and the
arguments made by the Vice Chair and Commissioner Lenihan. He supports advancing resiliency
in buildings in Alexandria.

Commissioner Lennihan outlines specific details of a net zero energy building she has previously
worked on and concludes that the recommendations in the Plan are very different and are much
easier than what is required for a net zero energy building.

Commissioner Ramirez outlines that the market needed to make energy efficient buildings a
reality already exists and adopting the Plan with the modifications proposed by the Vice Chair and
Commissioner Lenihan will further support developing a market for energy efficient buildings and
the products needed to design and construct them. She supports the modifications recommended in
Vice Chair and Commission Lennihan’s memo dated January 4, 2026.

The Vice Chair makes a motion which incorporates the modifications proposed in the letter dated
January 4, 2026 from the Vice Chair and Commissioner Lennihan. The motion is adopted 7 to
zero.

PLANNING COMMISSION ACTION
On a motion by Vice Chair Koenig, seconded by Commissioner Manor, the Planning Commission
voted to close the Public Hearing. The motion carried on a vote of 7-0.

On a motion by Vice Chair Koenig, seconded by Commissioner Dubé, the Planning Commission
voted 7-0 to recommend approval of Master Plan Amendment #2025-0004 with the following

modifications by Vice Chair Koenig and Commissioner Lennihan:

1. On page 18, Table 2, Site EUI by Property Type, for Multi-Unit Residential — High Rise and
Multi-Unit Residential — Other, change the Site EUI Target from 38 to 30.
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On page 19, Renewable Energy, Option 1, change the text as follows: “Generate at least 3%
5% of the project’s anticipated total annual energy use with on-site renewable energy.”

On pages 19-20, Renewable Energy, delete references to the clean energy fund and options to
make contributions to the fund in lieu of providing onsite renewable energy. This includes
deleting the language related to options 2 and 3 and any associated text paragraphs, steps,
formulae, etc.

On page 20, Electrification, add a second sentence as follows: "Onsite combustion is
prohibited unless included in Permitted Combustion Uses."

On page 28, Option 4: Small Projects, change the text as follows: “Residential projects with
four or fewer units, or projects under 25;660 10,000 square foot gross floor area are exempt
from Options 1,2,and 3 ...”

On page 29, Option 5: Public Projects, select and add an industry recognized net zero energy
standard for Public Projects in the Development Review Process (item 7) to be created by the
Office of Climate Action.

Insert the following language in an appropriate location: “The City’s Office of Climate Action
is directed to create a process for reviewing development submissions and periodically
updating the Green Building Plan’s application in the City’s development process,
administratively and as necessary, to accommodate swift, accurate, and effective submission
review and Green Building Plan implementation.”

Insert the following language in an appropriate location: “The Office of Climate Action will,
at least every two years, review the standards set in this policy, particularly Energy Use
Intensity, Renewable Energy, and Permitted Combustion Uses, and recommend any changes
to City Council.”

As part of the development review process and to the extent permitted, the Office of Climate
Action should consider the emergency management implications of electrical vehicle
charging infrastructure, including types of chargers, spacing, locations, emergency egress, and
fire access.

MINUTES
#10 Consideration of the November 6, 2025 Planning Commission Public Hearing minutes.
#11 Consideration of the December 2, 2025 Planning Commission Public Hearing minutes.
On a motion by Commissioner Ramirez, seconded by Commissioner Lennihan, the Planning
Commission voted to approve the minutes of November 6, 2025 as amended and the minutes of
December 2, 2025 as submitted. The motion carried on a vote of 6-0.
OTHER BUSINESS

Commissioners’ Reports, Comments & Questions

There was no Commissioner discussion.
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Planning & Zoning Director’s Report

The Planning Commission received the Director’s Report.

#12 ADJOURNMENT

The Planning Commission meeting was adjourned at 12:04 am.
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