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Application General Data 

Project Name:   
S. Peyton Mixed-Use
Building

PC Hearing:  January 6, 2026 
CC Hearing:  January 24, 2026 
If approved,       
DSUP Expiration:  January 24, 2029 

Plan Acreage:  .1 acre (4,381 SF) 

Location:  
220 & 224 S. Peyton St. 

Zone:  CD/Commercial Downtown 
Proposed Use:  Residential and commercial building 
Dwelling Units:  8 
Gross Floor Area:  10,540 SF 

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

Small Area Plan:  King Street Metro/Eisenhower Avenue 
Historic District:  Old & Historic Alexandria District 
Green Building:  2019 Green Building Policy 

Schools: 
 Lyles Crouch Traditional Academy 
 George Washington Middle School  
 Alexandria City High School 

Purpose of Application: 
Development Special Use Permit and Site Plan to construct a building with ground floor 
commercial space and eight residential units on the upper floors. 

Special Use Permits and Modifications Requested: 
1. Development Special Use Permit and Site Plan to construct a building with residential

and non-residential uses;
2. Special Use Permit to increase the non-residential FAR above 1.5 in the CD zone;
3. Special Use Permit for a parking reduction;
4. Modifications to side yard setback, open space and crown coverage requirements.

Staff Recommendation: APPROVAL WITH CONDITIONS 
Staff Reviewers:  
Paul Stoddard, AICP, Director, Planning & Zoning      paul.stoddard@alexandriava.gov 
Robert M. Kerns, AICP, Chief of Development            robert.kerns@alexandriava.gov 
Catherine Miliaras, AICP, Principal Planner                 catherine.miliaras@alexandriava.gov  
Stephanie Sample, Urban Planner stephanie.sample@alexandriava.gov 
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PLANNING COMMISSION ACTION,  JANUARY 6, 2026: 
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.   

Reason: 
The Planning Commission agreed with the staff analysis.  

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 Dube 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 Dube 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 did see 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 McMahon 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 
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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. 

Commissioner Dube 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. 

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 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. 
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I. SUMMARY

A. Recommendation

Staff recommends approval of the request to construct a building with ground floor commercial space 
and eight residential units at 220 & 224 S. Peyton Street. The completed project will provide several 
community benefits, including: 

• Redevelopment of a surface parking lot;
• Creation of eight one-bedroom housing units and new ground-floor commercial space;
• Removal of curb cuts on two public streets;
• Streetscape improvements consisting of continuous sidewalks and street trees;
• High-quality building design;
• Approximately $30,889 in contributions to the Urban Forestry Fund ($1,052) and the Housing

Trust Fund ($27,337), and including a contribution to the purchase of a freestanding parking meter
($2,500);

• Stormwater improvements which exceed the minimum treatment requirement twofold;
• Compliance with the Green Building Policy; and,
• On-site public art, or a contribution of approximately $3,162.

B. General Project Description

The applicant, Windmill Hill, LLC, requests approval of a three-story building at 220 & 224 S. Peyton 
Street, a triangular-shaped property with street frontage on both S. Peyton and Commerce streets.  The 
eight-unit building will have ground floor commercial (office) space and open spaces for both commercial 
and residential users.  No parking is proposed with this project.  

The following approvals are requested with this project: 

• Development Special Use Permit and Site Plan to construct a residential and commercial
building with;

o Special Use Permit to increase the commercial FAR above 1.5 in the CD zone;
o Special Use Permit for a parking reduction;
o Modifications to side yard setback, open space and crown coverage requirements.

II. BACKGROUND

A. Site Context

The small (.1 acre) project site is located within the boundaries of the King Street Metro/Eisenhower 
Avenue Small Area Plan and the Old and Historic Alexandria District (OHAD).  The triangular shaped 
surface parking lot has frontage on S. Peyton Street and the dead-end Commerce Street, which terminates 
in a turnaround.  The site is close to Duke Street and there is a public open space at the terminus of the 
Commerce Street right-of-way adjacent to the site.  It is surrounded by a mix of uses, including 
educational, residential and commercial.  

5



Development Special Use Permit #2025-10030 
 220 & 224 S. Peyton Street 

Figure 1: Aerial view of project site 

B. Detailed Project Description

The three-story triangular building proposed reflects the site layout with setbacks at the second and third 
floors.  The 10,540 gross square foot building will have the largest footprint on the ground floor, with the 
roofs of the lower floorplates providing roof decks for the south-facing apartments.  The remaining 
residential units will also have balconies, and the triangular at-grade open space will provide outdoor 
space for the office tenants.  Building materials consist mainly of brick masonry and metal panels, with 
detailing provided by projecting bays and cornices and roof deck fins that will provide some shade to the 
south-facing residents as well as visual interest.  The applicant proposes a trellis-like architectural element 
in the front courtyard to frame the space.  

No parking will be provided in the building due to the small size and unusual lot shape, as well as the 
availability of numerous transit facilities nearby (see below for the discussion related to the requested 
parking reduction).  The rental units will be marketed to reflect the lack of parking and tenants will be 
directed to nearby garages/lots offering monthly parking should the tenant have a car.  
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The commercial entrance will be located on S. Peyton Street, while the apartment entrance and trash pick-
up will occur on Commerce Street.  There will be 24-hour active loading and curbside pick-up/drop-off 
zones in front of each entrance to allow delivery vehicles like Amazon, DoorDash, Uber, etc., to have a 
place to park outside of the active travel lane.     

Figure 2: Building rendering from southwest 

C. Community Outreach

The applicant hosted two virtual community meetings and attended a BAR hearing.  At the first 
community meeting, attendees had questions and concerns about how the building would impact parking 
and traffic around the site and the compatibility of the building with the historic townhouses across 
Commerce Street to the southeast.  They also had questions about the project’s impact on neighboring 
properties like the school across S. Peyton Street (St. Colleta’s School) and the daycare center (Blue Bird) 
at the Commerce Street turnaround, both of which have very active drop-off and pick-up times. At the 
second meeting, one community member reiterated concerns about the building's compatibility, on-street 
parking, and the presence of the unit balconies providing views into neighboring properties. New residents 
in the building will not be eligible for on-street parking because the site will not be in a Residential Parking 
Permit district (see discussion below under Parking & Loading).   

The project concept was discussed on September 3, 2025, at the BAR public hearing, and the Board was 
generally supportive of the building and recommended that the applicant explore some minor architectural 
refinements prior to returning for a Certificate of Appropriateness following the project’s approval at City 
Council.  
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Table 1 – Community Meetings 
Meeting Date Attendees 

Applicant-hosted community meeting 8.4.2025 14 community members 
BAR Concept Review 9.3.2025 1 community member spoke at the hearing 

Applicant-hosted community meeting 10.22.2025 3 community members 
P&Z Virtual Meeting 10.30.2025 17 community members 

III. ZONING

Table 2 – Zoning Tabulations

Property Addresses 220 & 224 S. Peyton St. 
Total Site Area 4,381.5 SF (.10006 acres) 
Existing Zone CD/Commercial Downtown Zone 
Current Use Surface parking 
Proposed Use Residential and commercial building    

Permitted/Required Proposed/Provided 

FAR 
1.25 (residential) 
1.5 (non-residential) 
2.5 (with SUP) 

1.25 residential 
.62 non-residential 
1.871 

Height 50’ 38.25’
Setbacks Front (Commerce St.): 0’  

Front (S. Peyton St.): 0’  
Side: 1:3 (25’ min) 
Rear: N/A 

Front (Commerce St.): 5’  
Front (S. Peyton St.): 0’  
Side2: 0’ 
Rear: N/A 

Open Space 35% required (1,534 SF) 21.2 % provided (930 SF)3 
Crown Coverage 25% required (1,096 SF) 13% provided (570 SF)4 

Parking 
6 spaces (residential) 
1 space (commercial) 
7 spaces total required 

05 

Loading Spaces 0 0 

1 SUP for FAR increase requested.  
2 Side yard setback modification requested. 
3 Open space modification requested.  
4 Crown coverage modification requested.  
5 SUP for parking reduction requested (seven space reduction). 

8



Development Special Use Permit #2025-10030 
 220 & 224 S. Peyton Street 

IV. STAFF ANALYSIS

A. Conformance with the Master Plan and City Policies

King Street Metro/Eisenhower Avenue Small Area Plan 

The King Street Metro/Eisenhower Avenue SAP was adopted in 1992 and provides long-range guidance 
for neighborhoods surrounding the King Street and Eisenhower Metrorail Stations.  The Plan 
acknowledges the transit-rich neighborhood, and one principle states “mixed use development at relatively 
high densities should be encouraged near the two transit stations” (page 46).  The plan’s primary goal is 
“to create lively, mixed-use office, retail, residential and hotel development supported by open space, 
recreational, entertainment and cultural amenities” (page 55).  The proposed project will modestly increase 
the number of residents in the neighborhood and enhance the mixed-use character in this transitional area, 
implementing the plan’s objective to encourage “quality, high-density mixed-use development” near the 
King Street Metro Station.   

Green Building Policy  

The applicant has indicated the project will meet the 2019 Green Building Policy by achieving National 
Green Building Standard 2020 for New Homes. The project will also earn Energy Star version 1.1, 
multifamily certification which represents an estimated 25% improvement over current Virginia energy 
code. The building will be third party inspected and certified in accordance with Energy Star, with the 
work performed by a RESNET Certified Rating Quality Assurance Provider, a Certified HERS rater, and 
Home Innovations NGBS certified verifiers. An energy model will be completed for each of the units; the 
applicant has provided a preliminary model estimate for one typical unit (Unit #7) and that model estimates 
an energy use intensity of 33 kBtu/sf/yr.  

The all-electric building  will employ several energy efficient building features, from high-efficiency LED 
lighting, low-flow water fixtures, and Energy Star appliances, and will construct the roof such that it can 
accommodate future solar panels.   The project is providing no parking onsite due to its proximity to a 
robust transit network, thus there will be no electric vehicle charging infrastructure provided on-site.  

Public Art Policy  

In December 2014, the City Council adopted the Public Art Policy which established a monetary 
contribution requirement towards public art for development projects. The contribution can be used for 
public art on the site or a monetary contribution to further the City’s public arts efforts in the 
neighborhood.  The contribution amount is $0.30 per gross square foot of development, or approximately 
$3,162 for this project.  The applicant has not yet decided whether public art will be provided on-site or if 
a contribution will be made.  

Affordable Housing Policy  

The proposed redevelopment of the underutilized site will add to the supply of market-rate rental housing. 
The applicant has agreed to provide a voluntary monetary contribution of $27,337 to the Housing Trust 
Fund consistent with the City’s Affordable Housing Contribution Procedures. It is noted that the project 
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is not seeking bonus density and is not subject to on-site committed affordable unit requirements. The 
voluntary contribution will advance the implementation of the City’s Housing Master Plan 
recommendations which include investments in public-private affordable housing partnerships and 
support for down payment assistance programs for first-time homebuyers. 

B. Site, Building Design and Board of Architectural Review (BAR)

The proposed building brings a high-quality and contextual design to replace an underutilized surface 
parking lot.  The building form reflects the unique lot shape and adds to the diverse collection of building 
types in the immediate neighborhood, from historic buildings to 1980s era office and residential buildings. 
The building design is appropriate for this transitional area near both townhouses and smaller scale 
commercial buildings. The stepped back design with terraces allows the building to fit comfortably within 
its context and not overwhelm smaller nearby buildings.  The applicant designed the project such that the 
entrance to the residential portion of the building is located off the more residential street (Commerce) 
and the commercial entrance on the busier street. Removal of the curb cuts will help to create a safer and 
more pedestrian-friendly streetscape on both sides of the building. The ground-floor commercial space 
and open space overlooks the public open space to the south will bring activity to the street. 

BAR Refinements 

The Board was supportive of the in-fill project and requested that the applicant study certain architectural 
refinements prior to returning for a Certificate of Appropriateness, including brick detailing and color, 
scale of the first-floor columns, the terrace dividers, the feasibility of retractable canopies, and a bay 
window on Commerce Street.  The applicant was receptive to the Board’s recommendations.  

C. Special Use Permit Requests

Section 11-500 of the Zoning Ordinance gives authority to the City Council to approve Special Use 
Permits (SUPs). The Zoning Ordinance requires the approval of the SUPs associated with the development 
application: 

1. Will not adversely affect the health or safety of persons residing or working in the neighborhood
of the proposed use;

2. Will not be detrimental to the public welfare or injurious to property or improvements in the
neighborhood; and

3. Will substantially conform to the master plan of the city.
Increase in Non-residential FAR above 1.5 

The proposal includes a residential FAR of 1.25 and a non-residential FAR of .62. A special use permit is 
required for the additional FAR above 1.5 in the CD zone, for a total project FAR of 1.87. The commercial 
square footage amount of 2,900 gross square feet is approximately one-third of the overall building size. 
The applicant intends to use the space as their business office upon completion of the project though its 
design could also function as retail in the future.  
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Based on the three criteria City Council considers in its approval of SUPs, staff supports this approval due 
to the following: 

1. The increased density will not have an adverse effect on area residents and workers, as the building
is designed to be compatible and fits within this transit-rich area.

2. The increase in density allows for a diversity of uses and an increase in high-quality commercial
space in the neighborhood and will provide improvements to the public realm.

3. Allowing added density at this site is consistent with the goals and recommendations of the King
Street Metro/Eisenhower Avenue SAP, providing a mix of uses and new housing opportunities.

Parking Reduction  

The applicant has requested a full parking reduction from the required 7 spaces to zero spaces.  The 
applicant will advertise the residential units without parking in hopes of attracting car-free tenants.  There 
are several nearby garages that offer monthly parking if future residents desire parking. Further, the size 
and shape of the site make on-site parking, particularly below grade, nearly impossible to provide with 
this modest development site.  The project tenants will be ineligible for a Zone 4 parking district sticker 
(See the Parking & Loading section below for the full discussion.)  

Based on the three criteria City Council considers in its approval of SUPs, staff supports this approval due 
to the following: 

1. The project site is well served by a walkable and bikeable street grid, with various bus lines nearby
and within a quarter mile walk to the King Street Metro Station.

2. The transit-rich area of the project will attract those less dependent on cars and the need for
parking. In addition to the multi-modal transit options, there are many neighborhood serving
services and retail options nearby.

3. Reducing parking in transit-rich areas is a recommendation of the King Street/Eisenhower Avenue
SAP.

D. Site Plan Modifications

As part of this DSUP, the applicant is requesting three modifications.  Pursuant to Section 11-416 of the 
Zoning Ordinance, the Planning Commission may approve these modifications if they determine such 
modifications: 

1. Are necessary or desirable to good site development.

2. That specific and identified features of the site design compensate for the impacts otherwise
protected by the regulations for which the modification is sought.

3. That such modification will not be detrimental to neighboring property or to the public health,
safety and welfare.
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Side Yard Modification 
Given the unusual lot shape, the site has two front yards  and one side yard setback requirements. The 
proposed building therefore requires a side yard setback modification so that the building can abut the 
property line and the adjacent window-less building wall to the north.    

Based on the criteria listed above that Planning Commission uses to approve modifications, staff supports 
the modification for the following reasons: 

1. The modification will facilitate a site design that maximizes the unusual site layout and is
compatible with the mixed-use nature of the immediate neighborhood.

2. The side yard modification allows for the building to sit immediately adjacent to the blank wall of
the adjacent building, allowing for open space at the south end of the site.

3. The modification is not unusual in the historic district where most buildings are constructed at the
property lines.

Open Space Modification 

While the commercial designation of the first floor has no open space requirement, the residential 
component has a 35% open space requirement (or 1,534 square feet).  Staff notes the design of the building 
has been maximized to provide private open space for each residential tenant.  Though not required, the 
commercial open space will provide a green edge to the project and usable space for the office tenant.    

Based on the criteria listed above that Planning Commission uses to approve modifications, staff supports 
this modification for the following reasons: 

1. The modification is necessary to allow for a viable  project with a mix of uses on a small,
irregularly shaped lot.

2. The new project will provide highly functional open space areas for all building tenants and
residents will equally benefit from the adjacent City greenspace at the termination of Commerce
Street.

3. The reduced amount of on-site open space is consistent with other properties in this dense, transit-
rich area of Old Town.

Crown Coverage Modification 

The applicant has requested a modification to the 25-percent crown coverage requirement (1,096 square 
feet), providing approximately half of the required amount through tree and shrub plantings on the street 
fronting elevations and in the triangular open space.  Being an urban infill project, it is not unusual for 
applicants to request modification for crown coverage.  While they do not count toward crown coverage 
requirements, the seven new street trees will significantly soften the project edge and contribute to City-
wide canopy goals.   

Based on the criteria listed above that Planning Commission uses to approve modifications, staff supports 
this modification for the following reasons: 
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1. The proposed building footprint and site layout are consistent with implementing the goals in the
King Street Metro/Eisenhower Avenue SAP and remove an impervious surface parking lot.

2. The combination of on-site and off-side crown coverage will mitigate the proposed modification.
3. The reduced amount of crown coverage will not have an adverse impact on neighboring properties

and will in fact be a significant improvement over the surface parking lot. The applicant’s
contribution to the Urban Forestry Fund will fund tree plantings in the vicinity that will positively
impact neighboring properties.

E. Open Space and Crown Coverage

Open Space 

Only the residential component of the project is required to provide open space, though the project 
includes an open space component for the commercial user (see the open space modification section 
above).  Each of the eight rental units will have their own balcony/roof deck, though only half of them 
meet the 8’ by 8’ open space definition.  Nonetheless, the smaller balconies will still provide functional 
and usable space for residents.   

Crown Coverage and Tree Preservation  

The project requires 25 percent crown coverage, which is more challenging in the dense urban, portion of 
the city, especially when the building footprint fills the site (see the discussion above regarding the crown 
coverage modification).  The applicant will plant six new street trees, five on S. Peyton Street and one on 
Commerce.  The adjacent City right-of-way at the terminus of Commerce Street is a bermed landscaped 
open space with several trees, two will be impacted by construction and will be replaced by the applicant. 
The applicant will add tree protections around a third tree in the city open space (T-0005) to protect the 
root system; however, if the tree does not survive, a new tree will be installed by the applicant.   

F. Streetscape

The applicant’s streetscape improvements include a new six-foot-wide concrete sidewalk on both S. 
Peyton and Commerce streets, and a continuous planting strip on both streets where the existing curb cuts 
will be removed.  Two new streetlights will also be installed, along with a bike rack on S. Peyton Street.  
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G. Stormwater

The applicant proposes two BMPs consisting of a stormwater planter box and an underground 
hydrodynamic BMP. The project complies with Article XIII stormwater requirements and exceeds the 
minimum treatment requirement by twofold and provides a 14% reduction in phosphorus runoff compared 
to existing conditions. The project also meets all flood protection and channel protection requirements, 
ensuring no adverse downstream impacts. Currently, the site is almost entirely impervious and contains 
no existing stormwater BMPs. 

H. Transportation

Parking  and Loading 

As described above, no parking is proposed with the development, and no loading space is required. 
However, both street frontages will have curb side 24-hour active loading zones, allowing for any 
loading/un-loading/deliveries to take place out of the travel lane. 

The current boundary for the District 4 Residential Permit Parking District bisects the project site.  To 
respond to concerns about residential parking and to provide clarity about RPP eligibility, staff will bring 
a proposal to the Traffic and Parking Board in January to modify the RPP boundary to fully exclude this 
property and the future building from the District 4 boundaries.  This will make residents at this address 
ineligible for District 4 parking permits and guest/visitor parking permits. While this development is 
intended to attract car-free tenants, residents at this building that do have cars can obtain monthly parking 
at one of several nearby parking garages.   

The applicant will contribute $2,500 to the purchase of a multi-space meter to be located on Peyton Street 
south of the project site, replacing the existing standard 3-hour parking signs.   

Transit and Bicycle Facilities 

The site is in a transit-rich, walkable neighborhood of Old Town, approximately 6 minutes by foot to the 
King Street Metrorail Station. As well as being the gateway to Old Town, King Street Station is a major 
transfer hub along the Blue and Yellow Line to more than 10 DASH, WMATA, and other regional bus 
routes. A list of all the local and regional bus routes provided for riders at the King Street Metrorail station 
are provided below.  

Table 3 – Bus Routes 

Location Route Destination Location Weekday Weekend Operator Terminus 

King St Metro A71 Ballston Metro A Y Y metrobus Y 
King St Metro 31 NVCC Alexandria A Y Y DASH  
King St Metro F23 George Mason B Y Y metrobus Y 
King St Metro F24 Vienna Metro B Y Y metrobus Y 
King St Metro 30 Van Dorn St Metro B Y Y DASH  
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King St Metro F20 Tysons Metro C Y Y metrobus Y 
King St Metro KST King St Trolley E Y Y DASH Y 
King St Metro 30 Braddock Rd Metro F Y Y DASH Y 
King St Metro 31 Braddock Rd Metro F Y Y DASH  
King St Metro 32 Landmark G Y Y DASH Y 
King St Metro 33 Potomac Yard Metro H Y Y DASH Y 
King St Metro 102 Mark Center H Y DASH Y 
King St Metro P90 Suitland Metro J Y Y metrobus Y 
King St Metro F1X Ft Belvoir K Y Y metrobus Y 

With respect to walkability, as defined by the City’s Walkability Index, the site receives a score of 90 or 
greater (i.e., 90-100),otherwise known as a “Walker’s Paradise,” with access to all daily transportation 
and personal needs within walking distance of the location.   In addition to site’s immediate proximity 
(i.e., 0.2mi) to the King Street Metrorail Station and surrounding amenities, there are also on-street bicycle 
facilities nearby on Prince Street and a Capital Bikeshare station one-block to the north on Peyton.  In 
furtherance of the site’s walkability, the applicant will install a new public bicycle rack on S. Peyton 
Street.  For tenants with bicycles, they will have access to a vertical bike storage room inside the building.  

I. Traffic

The road network in the vicinity of the project site experiences increased traffic congestion around school 
pick-up and drop-off on S. Peyton Street and Commerce Street, and rush hour on nearby Duke Street. 
Staff understands that some daycare parents have been using the private lot for pick-up and drop-off; 
however, the only leased spaces on the lot are associated with nearby commercial tenants.   

The size of the project does not trigger a traffic study, and the trip generation shows significantly reduced 
trips from the existing AM and PM peak (for a surface parking lot) to the new use.  The proposed 
development will generate less than 50% of the trips associated with the current land use, resulting in less 
traffic on surrounding roadways. 

J. School Impacts

The student generation rate for the eight residential units in this low-rise building will be .56 students, 
equivalent to one student (based on a generation rate of .07). This project is in the Lyles Crouch Traditional 
Academy, George Washington Middle School, and Alexandria City High School attendance areas.  City 
and ACPS staff will monitor and integrate the projected student generation numbers in forthcoming school 
enrollment projections and ACPS will continue to coordinate with the City to review, plan and allocate 
resources.  

V. CONCLUSION

Staff recommends approval of the project subject to compliance with all applicable codes and the
following staff recommendations.
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Staff:  Paul Stoddard, AICP, Director, Planning & Zoning 
Robert M. Kerns, AICP, Chief, Development Division 
Catherine Miliaras, AICP, Principal Planner, Development Division 
Stephanie Sample, Urban Planner, Development Division 

VI. ADDITIONAL GRAPHICS

Figure 3: Proposed landscape plan 
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Figure 4: Aerial of the proposed project 

Figure 5: S. Peyton Street proposed elevation 
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Figure 6: Commerce Street elevation of the proposed project 
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VII. STAFF RECOMMENDATIONS

1. The Final Site Plan shall conform substantially with the preliminary plan dated October
24, 2025, and comply with the following conditions of approval.

I. SITE PLAN
2. Per § 11-418 of the Zoning Ordinance, the Development Special Use Permit shall expire

and become null and void, unless the applicant commences substantial construction of the
project within 36 months after initial approval and the applicant thereafter pursues such
construction with due diligence. The applicant shall provide a written status report to Staff
18 months after initial approval to update the City Council on the project status if they have
not yet commenced substantial construction. The applicant may petition to extend the
validity period after adequate notice and a public hearing. (P&Z)

3. Submit the plats and associated deeds for the applicable dedication identified in the
Preliminary Plan dated October 24, 2025The applicant must obtain approval of the plat(s)
prior to or concurrent with Final Site Plan release. Provide proof of recordation with the
first application for a building permit. (P&Z) (T&ES) *, **

4. Make all fee simple conveyances to the City with General Warranty of title (unless not
available) or provide the current ALTA survey and Title Report that includes the areas to
be dedicated to City. Include the City as an authorized user of the ALTA survey for any
purposes that the City deems necessary, including obtaining title insurance. Submit the
ALTA survey and Title Report for review prior to approval of subdivision plat and deed
by City. (T&ES) *

5. Show site utilities compatibly with other conditions on the site plan to the satisfaction of
the Directors of P&Z, T&ES prior to Final Site Plan release, specifically: (P&Z) (T&ES)
*

a. Locating above grade service openings and required clearances for items such as
transformers, telephone, HVAC units, and cable boxes.

b. Minimizing conflicts with plantings, pedestrian areas, and major view sheds.
c. Ensuring any necessary above-grade utilities do not reduce the amount of dedicated

open space or trees provided.
d. Screening all utilities from the public right-of-way.
e. Undergrounding of overhead utility lines shall be done in consultation with

Dominion Energy and the City, with the goal of avoiding additional poles in front
of other properties to the extent feasible, to the satisfaction of the Director of P&Z.

6. Provide a lighting plan prior to Final Site Plan release, unless otherwise identified below,
to verify that lighting meets the City’s Design and Construction Standards. The plan shall
be to the satisfaction of the Directors of P&Z, T&ES, Code, and the Climate Action Officer
of OCA and shall include: (P&Z) (T&ES) (OCA) (Code) *
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a. Photometric calculations must extend from proposed building face(s) to property
line and from property line to the opposite side(s) of all adjacent streets and/or 20
feet beyond the property line on all adjacent properties and rights-of-way.

b. All site lights designed to meet City of Alexandria photometric standards shall have
photovoltaic switches.

c. The location of conduit routing between site lighting fixtures to avoid conflicts with
street trees.

d. Light fixtures for the open canopies shall be recessed into the ceiling for any areas
visible from the public right-of-way. **

7. Provide a georeferenced CAD file in AutoCAD 2018.dwg or greater format that adheres
to the National CAD Standards prior to Final Site Plan release. The file shall have the
dimension plan including existing conditions, proposed conditions, and grading elements.
If proposing a subdivision, include the existing and new parcels and neighboring parcels.
Identify legal lot numbers for each lot and document the square footage. Show adjacent
lots and their Tax Map numbers on the subdivision plat. (GIS) *

A. BUILDING

8. Provide a building code analysis with these building code data prior to Final Site Plan
release: (1) use group, (2) number of stories, (3) type of construction, (4) total floor area
per floor, (5) height of structure, (6) non-separated or separated mixed use, (7) fire
protection system requirements, and (8) accessible routes. (P&Z) (Code) *

9. Provide a unit numbering plan for each floor of a multi-unit building prior to Final Site
Plan release. The unit numbers shall comply with a scheme of 100 level numbers on the
first floor, 200 level numbers on the second floor, and continue in this scheme for the
remaining floors. Indicate the use of each unit (i.e., residential, retail, office). (GIS) *

10. The total number of residential units may be adjusted higher or lower so long as the new
unit count does not increase the building envelope, parking is provided per the Zoning
Ordinance or  Parking Reduction SUP, and the building is in substantial conformance with
the preliminary plan to the satisfaction of the Director of P&Z. (P&Z) (BAR)*

a. Minor changes to the façade fenestration and details will be permissible, including
but not limited to, window count and alignment, to be coordinated with
sustainability envelope attributes and energy performance submission, provided the
changes are approved by the Board of Architectural Review.

b. The Sanitary Adequate Outfall Analysis must reflect the actual number of units.
c. The unit count must be finalized prior to Final Site Plan release.

11. The building design, including the appearance, color, and quality of materials; final
detailing; three-dimensional expression; and depth of all plane changes, shall be consistent
with the Certificate of Appropriateness and the following conditions. Provide this
information regarding materials and design to the satisfaction of the Director of P&Z prior
to Final Site Plan release: (P&Z) (Code) (OCA) (BAR) *

20



Development Special Use Permit #2025-10030 
 220 & 224 S. Peyton Street 

a. Where fiber cement façade panels are permitted, they shall not use a wrap-around
trim for mounting to the substructure but may use either a batten system to conceal
the joints or a rainscreen type installation. If exposed fasteners are proposed, they
may be either concealed or if exposed, shall be finished to match the adjacent panels
and their location integrated into the overall design. The underside of all balconies
shall be finished and present a visually cohesive appearance.

b. The underside of all balconies shall be finished and present a visually cohesive
appearance.

c. Coordinate the design, color, and materials of all penthouses, rooftop mechanical
areas, and rooftop screening with the overall architecture of the building, as regards
massing, materials, and detailing/expression. Roof surfaces must be light-colored
with green roofs encouraged as an alternative.

d. The recessed or projecting depth of brick rustication must be a minimum of 3/4
inches.

e. Where plane changes in facades are proposed, they shall generally not be less than
two feet.

f. Where dissimilar materials meet, they must typically meet at an interior corner;
where that is not possible, such transitions shall occur at a significant plane change
or reveal.

12. Provide detailed drawings in realistic colors to permit evaluation of key building elements
such as the building base, entrances, entry canopy, stoops, windows, balconies, railings,
cornices, and other ornamental elements, and material details including the final detailing,
finish, and color of these elements prior to Final Site Plan release. (P&Z) *

a. The drawings shall be enlarged and coordinated plan-section-elevation studies,
typically at ¼” =1’-0” scale, with shadows cast at 45 degrees from both left and
above to show true depth of recesses and projections.

b. Separate design drawings shall be submitted for each primary building typology,
different wall, or bay type.

13. Provide the items listed below to allow Staff to review the materials, finishes, and
architectural details. These materials shall conform substantially to the preliminary plan
and the current Guidelines for Preparation of Mock-Up Panels, Memo to Industry effective
at application submission. (P&Z) (Code)(BAR)

a. Samples of actual window glazing, frame, and sash components proposed for each
area of the building in the color and material that will be provided (may reduce
sample sizes for ease in handling). *

14. Before ordering final building materials, provide a materials board that includes all
proposed materials and finishes prior to Final Site Plan release. The materials board shall
remain with P&Z until the issuance of the final Certificate of Occupancy, when Staff will
return all samples to the applicant. (P&Z) *, ***

a. Staff may request more detailed/extensive materials relating to the proposed
fenestration, such as samples of the glazing, frame, and sash components, and
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including whether the windows will be double-or-triple glazed and have simulated 
divided lights.  

b. Materials may be modified or substituted only if in substantial conformance with
the Preliminary Site Plan approval and the Certificate of Appropriateness, to the
satisfaction of the Director of P&Z. *

c. Drawings of mock-up panel(s) that depict all proposed materials, finishes, and
relationships as part of the Final Site Plan. *

d. A mock-up panel using the approved materials, finishes, and relationships shall be
constructed on-site or at an agreed upon location in the vicinity for Staff review
and approval. Per VCC108.2 concrete or masonry mock-up panels exceeding 6-ft.
require a building permit. The panel(s) shall be constructed and approved prior to
vertical (above-grade) construction and before ordering building materials. Locate
the panel so that it receives sunlight from the same predominant direction as will
the finished structure. **

e. The mock-up panel shall remain in the same location and visible from the right-of-
way without entering the site throughout construction until the issuance of the first
Certificate of Occupancy. To the extent that the mock- up panel is located on site
and needs to be relocated during construction due to site constraints, the Applicant
shall obtain approval for any new location from P&Z and Code prior to
relocation.***

B. OPEN SPACE/LANDSCAPING

15. Develop a palette of site furnishings for review and approval by Staff prior to Final Site
Plan release. (P&Z) (T&ES) *

16. Site furnishings may include benches, bicycle racks, trash bins, recycling receptacles, and
other associated features. City standard materials are mandatory in all furnishings in the
public right-of-way.

17. Provide material, finishes, and architectural details for all retaining, seat, decorative, and
screen walls prior to Final Site Plan release. Indicate methods for grade transitions,
handrails, directional changes, and above and below-grade conditions. Coordinate with
adjacent site and building conditions. The design and construction of all walls shall be to
the satisfaction of the Directors of P&Z, T&ES, and Code. (P&Z) (T&ES) (Code) *

C. TREE PROTECTION AND PRESERVATION

18. Provide a Tree and Vegetation Protection Plan per the City of Alexandria’s Landscape
Guidelines for approval prior to Final Site Plan release and implement the plan for the
duration of construction. When the Applicant is responsible for the protection and
preservation of City-owned trees (within right-of-way, park, etc.), the applicant shall
provide signage indicating that the trees are under private management and maintenance
for the period of construction and maintenance bond. The applicant shall make efforts to
preserve Tree T-005 as shown on the plans, as requested by the City. If Tree T-005 cannot
be preserved, the applicant will replace the tree on a one-to-one basis. (P&Z) *
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D. ARCHAEOLOGY

19. Hire an archaeological consultant to complete a Documentary Study and an Archaeological
Evaluation as outlined in the City of Alexandria’s Archaeological Standards prior to Final
Site Plan release. If archaeological work needs to occur alongside demolition and
construction activities, then the applicant must demonstrate this necessity to the satisfaction
of the City Archaeologist. If the applicant discovers significant resources, then the
consultant shall complete a Resource Management Plan, as outlined in the City’s
Archaeological Standards. Implement the preservation measures listed in the Resource
Management Plan, as approved by the City Archaeologist. (Archaeology) *

20. Complete all archaeological fieldwork or prepare a Resource Management Plan subject to
review and approval by the City Archaeologist prior to Final Site Plan release, Grading
Plan release, or any other permit issuance involving ground disturbing activities (e.g.,
coring, grading, filling, vegetation removal, undergrounding utilities, pile driving,
landscaping, and other excavations defined in § 2-151 of the Zoning Ordinance).
(Archaeology) *

21. Call Alexandria Archaeology at 703.746.4399 two weeks before starting any ground
disturbance activities to establish an inspection or monitoring schedule with City
archaeologists. Include the preceding text on all Final Site Plan sheets involving any
ground disturbing activities. (Archaeology) *

22. Call Alexandria Archaeology immediately at 703.746.4399 if you discover any buried
structural remains (wall foundations, wells, privies, cisterns, etc.) or concentrations of
artifacts during development. Cease work in the discovery area until a City archaeologist
inspects the site and records the finds. Include the preceding text on all Final Site Plan
sheets involving any ground disturbing activities. (Archaeology) *

23. The applicant shall not allow any metal detection and/or artifact collection to be conducted
on the property, or allow independent parties to collect or excavate artifacts, unless
authorized by Alexandria Archaeology. Failing to comply shall result in project delays.
Include the preceding text on all Final Site Plan sheets involving any ground disturbing
activities. (Archaeology) *

24. Construct and install all interpretive elements or markers and submit the final
archaeological report for review and approval by the City Archaeologist prior to receipt of
the final Certificate of Occupancy. (Archaeology) ***

25. Hire a professional consultant to work with Staff and the landscape designers to incorporate
and interpret elements of the historic character and archaeological findings into the design
of the open space and to prepare interpretive elements to install as part of the project.
Indicate themes and locations of the interpretive elements in the site plan and provide text
and graphics for the signage subject to review and approval by the Office of Historic
Alexandria/Alexandria Archaeology prior to issuance of the Certificate of
Occupancy.(Archaeology) ***
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E. PEDESTRIAN/STREETSCAPE

26. Provide the pedestrian improvements listed below to the satisfaction of the Directors of
P&Z and T&ES. Complete all pedestrian improvements prior to the issuance of the final
Certificate of Occupancy. (P&Z) (T&ES) *, ***

a. Construct all concrete sidewalks to City standards. The minimum unobstructed
width of newly constructed sidewalks shall be 6 feet, with the exception of
connections to existing sidewalks

b. Sidewalks must comply with the City’s Green Streets and Sidewalks guidance.

27. Provide sidewalks, crosswalks, and curb ramps per the City’s Memo to Industry 23-01, Design and Construction
Standards, and the City’s Complete Streets Design Guidelines. (P&Z) (T&ES) *, ***

F. PARKING / CURB MANAGEMENT

28. Provide “Active Loading and Curbside Pick-Up Only” signage on both S. Peyton Street
and Commerce Street within 40-feet from the respective entrances. (P&Z)(T&ES)

29. Show all existing and proposed on-street parking controls and restrictions on the Final Site
Plan. The Traffic and Parking Board must approve any on-street parking changes after
Signature Set. (P&Z)(T&ES)

30. Contribute $2,500 to the purchase of one multi-space meter on S. Peyton Street.  (P&Z)
(T&ES) ***

31. Provide bicycle parking per current Bicycle Parking Standards, available at:
www.alexandriava.gov/bicycleparking. (T&ES) *, ***

a. Include details on the locations and types of bicycle parking prior to Final Site Plan
release. Install bicycle parking prior to the issuance of the first Certificate of
Occupancy.

32. Provide signage, striping, or other means to direct people to indoor and covered bicycle
parking areas within the private property. Show the proposed signage, etc. prior to release
of the Final Site Plan and install the signage, etc. prior to issuance of the Final Certificate
of Occupancy.

G. SUSTAINABILITY

33. The project shall comply with the requirements of the 2019 City of Alexandria Green
Building Policy or subsequently approved policy, at the applicant’s option. (OCA) *, **,
***, ****

34. The applicant shall provide these items to comply with the Green Building Policy at Final
Site Plan: (OCA) *

24



Development Special Use Permit #2025-10030 
 220 & 224 S. Peyton Street 

a. Evidence of the project’s registration with LEED, Green Globes, EarthCraft,
NGBS, or equivalent.

b. A copy of the draft certification scorecard which indicates the project will meet the
required performance points as outlined in the Green Building Policy for LEED,
Green Globes, EarthCraft, NGBS, or equivalent.

35. The applicant shall provide these items to comply with the Green Building Policy with the
Building Permit: (OCA) **

a. An updated copy of the draft certification scorecard/checklist prior to building
permit release for above-grade construction for LEED, Green Globes, EarthCraft,
NGBS, or equivalent.

b. A draft commissioning plan and verification, if required by the Green Building
Rating System and the building code, from a certified third-party reviewer that
includes items “i” through “iii” below, prior to receiving building permits for
above-grade construction.

i. A narrative describing the activities that will be accomplished during each
phase of commissioning, including the personnel intended to accomplish
each of the activities.

ii. A listing of the specific equipment, appliances, or systems to be tested and
a description of the tests to be performed, to include, but are not limited to,
calibrations and economizer controls, conditions under which the test will
be performed. The testing shall affirm winter and summer design conditions
and full outside air conditions.

iii. Measurable criteria for performance; the plan should match the project’s
submitted plans and sustainability certification scorecard.

c. Water efficiency and indoor environmental quality documentation for the priority
performance points in the Green Building Policy prior to building permit release
for above-grade construction for LEED, Green Globes, EarthCraft, NGBS, or
equivalent.

36. The applicant shall provide these items to comply with the Green Building Policy at with
requests for Certificates of Occupancy: (OCA) ***

a. Evidence that design phase credits (for the certifying party) have been submitted
by Temporary Certificate of Occupancy for LEED, Green Globes, EarthCraft,
NGBS, or equivalent.

b. A commissioning report verified by a certified third-party reviewer, including
issues log, completed pre-function checklists, and any completed functional
performance tests to match scorecard and approved permit plans prior to issuance
of the final Certificate of Occupancy.

c. Evidence showing that the project meets the priority performance points for Energy
Use Reduction, Water Efficiency, and Indoor Environmental Quality for Design
Phase credits for LEED, Green Globes, EarthCraft, NGBS, or equivalent.

d. If the project fails to achieve the required certification level and priority
performance points, then demonstrate a good faith, reasonable, and documented
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effort to achieve the certification level to the satisfaction of the Climate Action 
Officer. 

37. The applicant shall provide the following to comply with the Green Building Policy at
Release of Performance Bond: (OCA) ****

a. Documentation of applicable green building certification showing that the project
meets the priority performance points for Energy Use Reduction, Water Efficiency,
and Indoor Environmental Quality for LEED, Green Globes, EarthCraft, NGBS, or
equivalent.

38. Demonstrate that the roof(s) are solar ready, with the necessary conduit and available
electrical panel area to enable future solar panel installation, on the Building Permit. (OCA)
**

39. At the Final Site Plan, demonstrate that the building will be fully electric including all
mechanical systems. Natural gas back up DOAS and emergency generators are permitted.
For limited accessory elements, if using gas, food and beverage uses in retail spaces and
outdoor grills, must be controlled with occupancy sensors, timers not to exceed two hours,
or other technology to prevent the accessory element from using natural gas when not being
used by an occupant of the building. (OCA) *

II. TRANSPORTATION
A. STREETS/TRAFFIC

40. Repair any of the City’s existing public infrastructure that construction damages per the
most recent version of the T&ES Design and Construction Standards Memo to Industry
23-01, or to the satisfaction of Director of T&ES, prior to Performance Bond release.
(T&ES) ****

41. Provide full curb to curb restoration for any asphalt patches larger than 20 percent of the
total asphalt surface, measured along the length of the road adjacent to the property
frontage and/or extending to the centerline of the street prior to Performance Bond release.
(T&ES) ****

III. PUBLIC WORKS

A. WASTEWATER/SANITARY SEWERS

42. Comply with the Combined Sewer System Management Policy per Memo to Industry 23-
02, City of Alexandria’s Water Quality Volume Default, and state stormwater quality and
quantity requirements. Sanitary flow from the project site will have to be discharged to the
combined sewer system (CSS). With respect to the sanitary requirement, the applicant shall
contribute $17880 based on a formula of $1.5 per gallon of peak sanitary flow ($1.5 per
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gallon x 11,920 gallons) to meet Option B requirements of Memo to Industry 23-02. 
(T&ES)  

IV. ENVIRONMENTAL
A. STORMWATER MANAGEMENT

43. The City of Alexandria’s stormwater management regulations for water quality are: (1)
state phosphorus removal requirement and (2) Alexandria Water Quality Volume Default.
Complying with the state phosphorus reduction requirement does not relieve the applicant
from the Alexandria Water Quality Default requirement. Treat the Alexandria Water
Quality Volume Default, as determined by the site’s post-development impervious area, in
a Best Management Practice (BMP) facility. (T&ES) *

44. Provide a BMP narrative and complete pre- and post-development drainage maps that
include areas outside that contribute surface runoff from beyond project boundaries to
include adequate topographic information, locations of existing and proposed storm
drainage systems affected by the development, all proposed BMPs and a completed
Virginia Runoff Reduction Method (VRMM) worksheet showing project compliance prior
to Final Site Plan release. The project must use hydrologic soil group “D” in the spreadsheet
unless a soils report from a soil scientist or geotechnical engineer delineates onsite soils
otherwise. (T&ES) *

45. Design all stormwater (BMPs to comply with the most recent standards and specifications
published in the Virginia Stormwater BMP Clearinghouse. Provide complete design details
for all BMPs, including site specific plan views, cross sections, planting plans, and
complete design calculations for each BMP prior to Final Site Plan release. (T&ES) *

46. Provide a BMP table with a separate listing for each individual BMP that includes the name
of the practice, total area treated (acres), pervious area treated (acres), impervious area
treated (acres), phosphorous removal efficiency (percentage), phosphorous removal
efficiency (percentage), phosphorous removed by the practice (lbs.), and latitude and
longitude in decimal degrees, prior to Final Site Plan release. (T&ES) *

47. All BMP’s must be accessible for regular maintenance and inspections. The final building
design must include access points and maintenance accessibility for the BMPs. (T&ES)
(OCA)

48. Complete construction inspection checklists and associated photographic documentation
for each stormwater BMP and detention facility. Submit all documents required by the City
of Alexandria As-Built Stormwater Requirements including as-built plans, CAD data,
BMP certifications, and completed construction inspection checklists prior to Performance
Bond release. (T&ES) ****

49. Construct and install the stormwater BMPs required for this project under the direct
supervision of the design professional or their designated representative. Submit a written
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certification from the design professional to the Director of T&ES prior to Performance 
Bond release certifying that the BMPs are: (T&ES) **** 

a. Constructed and installed as designed and in accordance with the released Final 
Site Plan. 

b. Clean and free of debris, soil, and litter by either having been installed or brought 
into service after the site was stabilized. 

50. Submit the stormwater quality BMP and/or Stormwater Detention Facilities Maintenance 
Agreement to include the BMP Schedule and Guidelines Addendum with the Final Site 
Plan #2. Execute and record the agreement with the Land Records Division of Alexandria 
Circuit Court prior to Final Site Plan release. (T&ES) * 

51. The Applicant shall be responsible for maintaining stormwater Best Management Practices 
(BMPs) until activation of the homeowner’s association (HOA), and/or master association, 
if applicable, or until sale to a private owner. Prior to transferring maintenance 
responsibility for the BMPs to the HOA, master association, and/or owner, the applicant 
shall: (T&ES) **** 

a. Execute a maintenance service contract with a qualified private contractor for a 
minimum of three years, and transfer the contract to the HOA, master association, 
and/or owner.  

b. Include a copy of the contract in the BMP Operation and Maintenance Manual.  
c. Submit a copy of the maintenance contract to T&ES prior to Performance Bond 

release. 

52. Provide the Homeowner’s Association (HOA), and/or master association, with an Owner’s 
Operation and Maintenance Manual for all on site BMPs. The manual shall include at a 
minimum: (T&ES) 

a. An explanation of the functions and operations of the BMP(s), 
b. Drawings and diagrams of the BMP(s) and any supporting utilities,  
c. Catalog cuts on maintenance requirements including any mechanical or electrical 

equipment, 
d. Manufacturer contact names and phone numbers,  
e. A copy of the executed maintenance service contract, and 
f. A copy of the maintenance agreement with the City. 

53. Provide each home purchaser with a brochure describing the stormwater BMP(s) installed 
on the site, outlining the responsibilities of the homeowners and the Homeowners 
Association (HOA), and/or master association, with respect to maintenance requirements. 
Upon activation of the HOA, the applicant shall furnish five copies of the brochure per unit 
to the HOA for distribution to subsequent homeowners. (T&ES) 

54. Provide an Owner’s Operation and Maintenance Manual for all BMPs to the owner. The 
manual shall include at a minimum: (T&ES) 
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a. An explanation of the functions and operations of the BMP(s),
b. Drawings and diagrams of the BMP(s) and any supporting utilities,
c. Catalog cuts on maintenance requirements including mechanical or electrical

equipment,
d. Manufacturer contact names and phone numbers,
e. A copy of the executed maintenance service contract, and
f. A copy of the maintenance agreement with the City.

55. The applicant/owner shall install and maintain stormwater BMPs. The applicant/owner
shall execute a maintenance service contract with a qualified private contractor for a
minimum of three years and develop an Owner’s Operation and Maintenance Manual for
all BMPs on the project. The manual shall include at a minimum: (T&ES) ****

a. An explanation of the functions and operations of the BMP(s),
b. Drawings and diagrams of the BMP(s) and any supporting utilities,
c. Catalog cuts on maintenance requirements including mechanical or electrical

equipment; manufacturer contact names, and phone numbers,
d. A copy of the executed maintenance service contract, and
e. A copy of the maintenance agreement with the City. Include a copy of the contract

in the BMP Operation and Maintenance Manual. Submit a copy of the maintenance
agreement to the City prior to Performance Bond release.

56. Submit a copy of the Operation and Maintenance Manual to the T&ES Stormwater
Management Division prior to Performance Bond release. (T&ES) ****

57. Submit a certification by a qualified professional that any existing stormwater management
facilities adjacent to the project and associated conveyance systems were not affected
adversely by construction operations prior to Performance Bond release to the satisfaction
of the Director of T&ES. If maintenance of the facilities or systems were required to make
this certification, describe the maintenance measures performed. (T&ES) ****

B. WATERSHED, WETLANDS, & RPAs

58. Use standard city markers to mark all on-site stormwater curb inlets and public curb inlets
within 50 feet of the property line to the satisfaction of the Director of T&ES. (T&ES)

59. For sites that contain marine clays, account for marine clay or highly erodible soils in the
construction methodology and erosion and sediment control measures. (T&ES)

60. Provide Environmental Site Assessment Notes that delineate, map, describe, and/or explain
these environmental features (if located on site): (T&ES)

a. Individual components of the RPA as well as the total geographic extent of the
RPA, to include the appropriate buffer, intermittent streams, and associated buffers,

b. Highly erodible and highly permeable soils,
c. Steep slopes greater than 15 percent in grade,
d. Known areas of contamination; springs, seeps, or related features, and
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e. A listing of all wetlands permits required by law.

C. CONTAMINATED LAND

61. Indicate on the site plan whether any soil and groundwater contamination are present.
Submit supporting reports for associated environmental investigations or assessments
performed to substantiate this determination. (T&ES) *

62. If environmental site assessments or investigations discover the presence of contamination
on site, the Final Site Plan shall not be released, and no construction activity shall occur
until these items have been submitted and approved by the Director of T&ES: (T&ES) *

a. A Site Characterization Report/Extent of Contamination Study detailing the
location, applicable contaminants, and the estimated quantity of any contaminated
soils and/or groundwater at or in the immediate vicinity of the site.

b. A Risk Assessment indicating any risks associated with the contamination.
c. A Remediation Plan detailing any contaminated soil and/or groundwater, including

plans to remediate utility corridors. Utility corridors in contaminated soil shall be
over excavated by two feet and backfilled with “clean” soil. Describe the
environmentally sound methods of off-site transport and disposal of contaminated
soils and debris (including but not limited to types of vehicles appropriate for
handling specific materials and ensuring vehicle loads are covered).

d. A Health and Safety Plan with measures to take during remediation and/or
construction activities to minimize the potential risks to workers, the neighborhood,
and the environment. Initial Air Monitoring may be required during site activities
to demonstrate acceptable levels of volatiles and/or airborne particles. Justify the
air monitoring determination in the Health and Safety Plan submitted for review.

e. Screen for PCBs as part of the site characterization if any of the past uses are within
the identified high risk category sites for potential sources of residual PCBs, which
includes these SICs: 26&27 (Paper and Allied Products), 30 (Rubber and Misc.
Plastics), 33 (Primary Metal Industries), 34 (Fabricated Metal Products), 37
(Transportation Equipment), 49 (Electrical, Gas, and Sanitary Services), 5093
(Scrap Metal Recycling), and 1221 and 1222 (Bituminous Coal).

63. Should any unanticipated contamination, underground storage tanks, drums or containers
be encountered at the site during construction, the applicant must notify T&ES,
Development Site Inspector and Office of Environmental Quality and the Fire Marshall’s
Office immediately. Should unanticipated conditions warrant, stop construction within the
affected area until the appropriate environmental reports identified in “a” through “e”
above are submitted and approved at the discretion of the Director of T&ES. Include the
preceding text as a note on the Final Site Plan. (T&ES) (Code) (Fire) *

64. If warranted by a Site Characterization report, design and install a vapor barrier and
ventilation system for buildings and parking areas to prevent the migration or accumulation
of methane or other gases or conduct a study and provide a report signed by a professional
engineer showing that such measures are not required to the satisfaction of Directors of
T&ES and Code Administration. The vapor barrier and ventilation system must include a
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passive ventilation system that can be converted to an active ventilation system if 
warranted. If a vapor barrier and ventilation system is required, the schematic shall be 
signed by a professional engineer and included in the Final Site Plan. (T&ES) (Code) * 

65. If a Soils Management Plan is required by the Site Characterization report, then the plan 
shall be included in the Final Site Plan. (T&ES) * 

D. NOISE 

 
66. Upon completion of the project, the applicant shall take as-built, noise readings in the 

interior of the Duke Street facing units using the noise measurement criteria identified in 
the HUD standards.  If the interior noise readings during the heaviest traffic conditions do 
not meet the HUD Standard of 45dB or less, a disclosure shall be added to each tenant’s 
rental agreement for those units stating that the unit did not meet HUD standards for interior 
noise. The applicant shall provide a certified noise reading prior to approval of the 
Certificate of Occupancy. (P&Z)(T&ES) 

E. AIR POLLUTION 
 

67. Control odors and any other air pollution sources resulting from construction or 
commercial operations at the site and prevent them from leaving the property or becoming 
a nuisance to neighboring properties, as determined by the Director of T&ES. (T&ES). 

V. CONSTRUCTION MANAGEMENT 
68. Submit a separate construction management plan to the Directors of P&Z, T&ES, and Code 

Administration prior to Final Site Plan release. The plan shall satisfy these requirements: 
(P&Z) (T&ES) (Code)  

a. Do not remove streetlights without authorization from the City of Alexandria, 
b. If streetlights are to be removed from the public right-of-way, then provide 

temporary lights until the installation and commissioning of new lights, * 
c. Include an analysis as to whether temporary street or site lighting is needed for 

safety during the construction on the site and how it is to be installed, * 
d. Provide a detailed sequence of demolition and construction of improvements in the 

public right of way along with an overall proposed schedule for demolition and 
construction, * 

e. Include an overall proposed schedule for construction, * 
f. Include a plan for temporary pedestrian circulation, * 
g. Include the location and size of proposed construction trailers, if any, * 
h. Include a preliminary Maintenance of Traffic Plan as part of the construction 

management plan for informational purposes only, to include proposed controls for 
traffic movement, lane closures, construction entrances and storage of materials, 
and *  

i. Post copies of the plan in the construction trailer and give it to each subcontractor 
before they start work. ***  
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69. Provide off-street parking for all construction workers without charge and ensure that all 

workers use this parking. For workers who use Metro, DASH, or another form of mass 
transit, subsidize a minimum of 50 percent of the fees. Complying with this condition shall 
be a component of the construction management plan, which shall be submitted prior to 
Final Site Plan release and approved by the Departments of P&Z and T&ES prior to 
commencing any construction activities. This plan shall: (P&Z) (T&ES) * 

a. Establish and provide verifiable details and/or agreements on the location of the 
parking to be provided at various stages of construction, how many spaces will be 
provided, how many construction workers will be assigned to the work site, and 
mechanisms which will be used to encourage the use of mass transit, * 

b. Post information on transit schedules and routes, * 
c. The community liaison must manage parking actively for all construction workers 

and ensure compliance with the off-street parking requirement, and 
d. If the off-street construction worker parking plan is found to be violated during 

construction, a correction notice will be issued to the applicant. If the violation is 
not corrected within five days, a "stop work order" will be issued, with construction 
halted until the violation has been corrected.  
 

70. In the construction management plan, include chapters on: (T&ES) * 

a. Maintaining pedestrian access. Sidewalks adjacent to the site shall remain open 
during construction. If sidewalks must be closed, pedestrian access shall be 
maintained adjacent to the site per Memo to Industry 04-18 throughout the 
construction of the project.  

b. Maintaining bicycle access. Bicycle facilities adjacent to the site shall remain 
open during construction. If a bicycle facility must be closed, bicycle access shall 
be maintained adjacent to the site per Memo to Industry 04-18 throughout the 
construction of the project.  

c. Maintaining access to transit stops. Stops shall remain open to the extent feasible 
for the duration of construction. If construction requires closing a stop, then install 
a temporary ADA accessible stop. Coordinate with the T&ES Transportation 
Planning Division at 703.746.4088 as well as the transit agency serving the stop. 
Install signs noting the closure and the location of the temporary stop prior to 
ending service at the current stop. 

d. Waste control program. This program shall control waste (e.g., discarded 
building materials, concrete truck washout, chemicals, litter or trash, sanitary 
waste) and prevent offsite migration that may cause adverse impacts to neighboring 
properties or to the environment. Dispose of all waste offsite per all applicable 
federal, state, and local laws. Provide documentation as required per the City’s 
Green Building Policy and conditions therein. 
 

71. Conduct these pre-construction meetings: (P&Z) (T&ES) (Code) *, ** 
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a. Walk/survey of the site prior to any land disturbing activities with T&ES 
Construction & Inspection and Code Administration staff to document existing 
conditions prior to Final Site Plan release. 

b. An in-person or virtual meeting to review the location of construction worker 
parking, plan for temporary pedestrian and vehicular circulation, and hours and 
overall schedule for construction prior to commencing demolition, clearing, and 
grading of the site. Notice all adjoining property owners, civic associations, and the 
Departments of P&Z and T&ES at least 14 calendar days before the meeting. Hold 
the meeting before any building or grading permits are issued. 

c. An in-person or virtual pre-installation/construction meeting to review the scope of 
landscaping installation procedures and processes with the P&Z project planner 
prior to starting work. 
 

72. Identify these individuals prior to Final Site Plan release: (P&Z) (T&ES) * 

a. Certified Land Disturber (CLD) in a letter to the Division Chief of Permits & 
Inspections prior to any land disturbing activities and include the name on the Phase 
I Erosion and Sediment Control sheets. If the CLD changes during the project, then 
note the change in a letter to the Division Chief. 

b. Community liaison for the duration of the project. Provide their name and telephone 
number, including an emergency contact number, to residents, property managers, 
and business owners whose property abuts the site. Install a temporary 
informational sign prior to Final Site Plan release with the community liaison’s 
name and contact information. Display the sign until construction finishes.  
 

73. Submit a stamped electronic copy of a wall check survey completed by a licensed, certified 
public land surveyor or professional engineer when below-grade construction reaches the 
proposed finished grade. Ensure the wall check shows: (P&Z) ** 

a. Key dimensions of the building as shown on the approved Final Site Plan, 
b. Key dimensions from the future face of finished wall above to the property line and 

any adjacent structures on the property, 
c. Extent of any below-grade structures, 
d. Foundation wall in place, and 
e. Future face of finished wall above. 

 
74. Submit a stamped electronic copy of an as-built development site plan survey, per the As-

Built Development Site Plan Survey Checklist prior to applying for a Certificate of 
Occupancy permit. A registered architect, engineer, or surveyor shall prepare the as-built 
plan. (P&Z) (T&ES) *** 

75. If outstanding performance, completion, or other bonds for the benefit of the City are in 
effect for the property at such time as it may be conveyed or sold to a party other than the 
applicant, a substitute bond and associated documents must be provided by that party or, 
in the alternative, an assignment or other documentation from the bonding company 
indicating that the existing bond remains in effect despite the change in ownership may be 
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provided. The bond(s) shall be maintained until such time that all requirements are met, 
and the bond(s) released by the City. (T&ES) **** 

VI. CONTRIBUTIONS
76. Contribute $27,337 to the City’s Housing Trust Fund prior to receipt of a Certificate of

Occupancy. Make 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. (Housing) ***

77. Provide a monetary contribution, in the amounts specified within the Landscape
Guidelines, to the City of Alexandria’s Urban Forestry Fund to account for a modification
in meeting the minimum crown coverage requirement. Provide the contribution prior to
issuance of the first Certificate of Occupancy. Payment shall be payable to the City of
Alexandria, with a transmittal letter addressed to RP&CA citing the project name and case
number, contribution amount, and the condition being fulfilled. (P&Z) (RP&CA) ***

VII. PUBLIC ART
78. Work with City Staff to incorporate on-site public art elements or provide an equivalent

monetary contribution for public art within the Small Area Plan per the City’s Public Art
Policy, adopted December 13, 2014, to the satisfaction of the Directors of P&Z and
RP&CA. (P&Z) (RP&CA)

79. Identify the location, type, and goals for public art in the Final Site Plan. Select the artist,
finalize locations and medium, and provide a schedule for the art installation prior to Final
Site Plan release. (P&Z) (RP&CA) *

80. Install the art prior to issuance of the first Certificate of Occupancy, to the satisfaction of
the Directors of P&Z and/or RP&CA. (P&Z) (RP&CA) ***

81. The in-lieu contribution shall be $0.30 per gross square foot, with a maximum contribution
of $75,000 per building prior to issuance of the first Certificate of Occupancy. On-site
public art shall be of equivalent value to the contribution. (P&Z) (RP&CA) ***

VIII. USES
82. Provide this condition for any future retail tenants, to the satisfaction of the Director of

P&Z: (P&Z)

a. All ground floor windows shall remain transparent, except as otherwise allowed by
the Zoning Ordinance per § 5-511. Do not block windows with walls, film, storage
cabinets, shelving, boxes, coat racks, storage bins, closets, or similar. Retailers may
have display cases that face the street.

83. The applicant/owner may designate a limited number of apartments for short-term rentals,
as defined by §3-2-141 of the Code of Ordinances, provided that the number of short-term
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rental apartments or individuals renting those apartments does not meet the definition of a 
hotel per §2-161 of the Zoning Ordinance, which would require a change of use 
application. (P&Z)  

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Asterisks denote: 

* Condition must be fulfilled prior to release of the Final Site Plan 
** Condition must be fulfilled prior to the release of the building permit 
*** Condition must be fulfilled prior to the issuance of the Certificate of Occupancy 
**** Condition must be fulfilled prior to release of the bond 
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Ashley Casimir
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Ashley Casimir
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Rectangle



�����������	
	�����
�
�����������	��������� ���	�		������������������������
���� !"!#$% 	&#'()"%$&(#	$(	*!	+("� !$!,	*-	%�� &+%#$.	)!/�!.$&#0	.�!+&% 	�.!	�!)"&$%��)(1% 	('	%	)!,�+$&(#	&#	$2!	)!/�&)!,	�%)3&#0	��).�%#$	$(	.!+$&(#	4
5667�8798	()	7:8;<=>!.+)&*!	$2!	)!/�!.$!,	�%)3&#0	)!,�+$&(#;	?@ABA	CDEF@G	HI	JKLM@JN	JOLMP@Q	KLGPRCBN	JRS@N	HIITJRO@UHMLORHCVWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWX=�)(1&,!	%	.$%$!"!#$	('	Y�.$&'&+%$&(#	'()	$2!	�)(�(.!,	�%)3&#0	)!,�+$&(#;WWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWZ=[2-	&.	&$	#($	'!%.&* !	$(	�)(1&,!	$2!	)!/�&)!,	�%)3&#0\WWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWW]=[&  	$2!	�)(�(.!,)!,�+$&(#)!,�+!	$2!	#�"*!)('	%1%& %* !�%)3&#0	.�%+!.	*! (̂ $2!#�"*!)	('	!_&.$&#0	�%)3&#0	.�%+!.\WWWWWWWWW	̀@JA	 WWWWWWWW		�HAa=�I	Ob@	G@cD@JO@Q	G@QDMORHC	RJ	IHG	EHG@	ObLC	IRd@	KLGPRCB		JKLM@JN	Ob@	LKKURMLCO	EDJO	JDFERO	L	�%)3&#0�%#%0!"!#$	� %#	ebRMb	RQ@CORIR@J	Ob@	UHMLORHC	LCQ	CDEF@G	HI	KLGPRCB	JKLM@J	FHOb	HCTJRO@	LCQ	HIITJRO@N	Ob@LdLRULFRUROf	HI	HCTJOG@@O	KLGPRCBN		LCf	KGHKHJ@Q	E@ObHQJ	HI	ERORBLORCB	C@BLORd@	LII@MOJ	HI	Ob@	KLGPRCB	G@QDMORHCAghh	ijjiklmn	oippijqrms	tlqkl	kuvwpqxmx	jlm	ywwzqkioj{x	|ip}qo~	�ioi~mvmoj	|zio�	�=	�b@	LKKURMLCO	EDJO	LUJH	Q@EHCJOGLO@	ObLO	Ob@	G@QDMORHC	RC	KLGPRCB	eRUU	CHO	bLd@	L	C@BLORd@	REKLMO	HC	Ob@	JDGGHDCQRCB	C@RBbFHGbHHQA�up	jlm	pmixuox	xmj	�upjl	qo	jlm	ijjiklmn	oippijqrms	jlm	pmn�kjquo	qo	wip}qo~	tqzz	ouj	lirm	i	om~ijqrm	qvwikj	uo	jlm	x�ppu�onqo~	omq~l�upluun��LJO	DKQLO@Q�	��A�A����

������������������������ ¡�����¢��£��¤����¡� �¡¥����������¤¦���¢��£�������¡§���¢��£������̈����������¤�������©�̈����������¤�������©�̈ª
44



���������	
��
�����
���������������������������������� �� � ���������������!�
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Windmill Hill, LLC  
Peyton Street Project  

A. General Approach

1. National Green Building Standard 2020 New Homes (10/27/2025) Draft score card specific to
this project is provided. See “Peyton Street” exhibit.

2. Energy Star version 1.1, multi-family energy strategy: Windmill Hill, LLC will partner with
Energy Star program.  Energy Star Homes version multi-family 1.1 represents 25 percent
above the current Virginia (2021 VEC) energy code.

3. Projected Certificates Provide evidence of each program participation and level of
certification.

A. National Green Building Standard Certificate Level Silver issued once approved by
Home Innovation Labs extensive quality assurance.

B. Energy Star V1. which will show the HERS Index and state the project meets the high
standards and checklist of qualification as an Energy Star Certified Home.

C. HERS Certificate stating savings above a code-built building sleeping units.
D. The building shall be third party inspected and certified in accordance with Energy

Star.
E. The work shall be performed by RESNET Certified Rating Quality Assurance Provider,

Certified HERS Rater and Rating field inspectors and Home Innovations NGBS certified
verifiers.

B. Energy

1. Energy model projections are created specifically for the energy efficient and sustainable
project design including envelope, exterior cladding, window and door efficiency, over hangs
where possible, building colors palette, heating, cooling, lighting, and appliances.

A. Massing and Orientation:

 Brick veneer shall be utilized where possible on the exterior envelope –
masonry does well with storing collected energy and then slowly releasing the
energy.

 The orientations of the buildings are determined by the site plan. The project
is an infill development with limited ability to change the orientation due to
the City grid layout, streetscape, and existing infrastructure.

B. Basic Envelope Attributes:
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 Envelope attributes include exterior cladding, window & door efficiency,
overhangs where possible, and building color palette.

C. Lighting:

 Exterior – High efficiency LED lighting is designed, representing 75 percent
reduction in overall cost as compared to incandescent light bulbs. Motion
detectors or dusk to dawn technology included. Calculated lumens to properly
light areas without installing larger wattage fixtures.

 No up-lighting is installed to meet Dark Sky reference guidance (darksky.org)

 Interior:
o High efficiency LED lighting throughout. Lighting is not only less

expensive to operate, but the lights also only generate a very small
amount of heat during operation. This eliminates heat loading from
lighting on the house space conditioning system (A/C) system.

o The efficiency and cost savings do not stop at the cost of using a light
bulb. LED lighting is sustainable in terms of length of service. The
payback is having a lower cost light, and the savings are extended
when the light has a longer service life. LED bulbs continue to evolve
with better technology. With newer bulbs the service life is estimated
to be 14 years and 100,000 hours of service.

D. Plug loads:

Plug loads will be positively impacted by education of the homeowner that will occupy the 
units. This will include a list of recommendations for occupants that will have an impact on 
how they use their living space and make a difference in their annual cost of plug-in 
appliance. Multiple studies demonstrate that an occupant habit affects the proportion of 
plug load on the total annual cost of purchased energy. A list of recommendations will be 
provided for each unit to help them manage their usage. 

2. Preliminary energy savings estimate:

 Unit HERS Index 52 compared to HERS 100 - 2006 code-built living-unit – projected
annual savings of $623.70 purchased energy – total living units annual savings is
$4,989.60

 Unit HERS Index 52 compared to an existing unit HERS 130 projected annual savings of
$891. Total savings with all residential units included are $7,128.00

 The building shall be certified Energy Star multi-family V 1.1 and NGBS Silver certified

3. Renewable Energy Production narrative with output estimates

Windmill Hill, LLC is proposing to make the project solar ready for optional rooftop solar
panels to be installed later.
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 Project annual purchased power 67,588 kWh, based on an average $0.14/kWh and an
annual electric cost for the project of $9,800.00 per the energy model

 Five percent offset of annual purchased kWh is 3,380 kWh

4. Commissioning agent

Windmill Hill, LLC shall contract with an approved third-party ACCA certified HVAC
commissioning agent to certify each HVAC system has been properly tested to confirm the
system is installed per ACCA 310 Quality Assurance standard. The testing includes verifying the
system parameters that meet or exceed code compliance, ICC Mechanical code, ASHRAE,
SMACNA, manufacturer.

5. Metering strategy narrative

Each unit in the building of shall have separate utility meters.

C. Water

1. Outdoor water reduction strategy:

 Plantings are limited to drought tolerant plants

 Any sod installed is also drought tolerant with limited coverage

2. Indoor water use savings and strategies:

 Water Sense products

 Low flow toilets

 Low flow aerators

 Low flow shower heads

 Pressure balanced bath and shower diverter valves

 Energy Star dishwasher

 Energy Star washing machine and dryer (installed in each residential unit)

 Instant domestic water heaters (greatly reduce lost hot water) which improve water
efficiency and energy savings

 Estimated annual gallons saved for (8) units with above strategies are 20,200 gallons
per year (conservative estimate) for a family size of (2)

D. Indoor Environmental Quality:

1. Daylighting strategy: Well-placed fenestration that provides natural daylight and therefore
reduces the use of artificial lighting. Fenestration shall be installed with Low-E window shading
and efficient u-values for doors and windows. This provides better envelope efficiency while
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considering some heat gain by use of fenestration in winter months and low heat gain in the 
summer months.  

2. Interior Air Quality (IAQ)

A. Selected low or no VOC products: Our purchasing department actively reviews and
selects products that have reduced or no VOC’s. This has become much easier with
products like carpeting and engineered flooring, reducing the use of carpets, carpet
pads, and paint and wall coverings. We also select products which do not require
additional coatings. Our approach is sustainable and cost-saving at the same time. These
selections shall be reflected in our NGBS standard score card.

B. Construction IAQ: During construction the home heating and cooling system (ducted if
applicable) is sealed from containments. Each supply and return duct are sealed during
construction and vacuumed out upon completion. The home system is not utilized for
temporary heating and cooling.

C. IAQ part 2: All installed heating and cooling systems will have media filters designed to
remove very small particulate count. Each filter will be installed with a minimum MERV
rating of 6. Each occupant shall be educated on the use of the HVAC system, filter
replacement, and filter sourcing on a regular schedule. All of this will be documented as
required by Energy Star and points are awarded by the NGBS certification score card.

D. Occupant thermal comfort:

Third party commissioning of the HVAC ducted systems include air balancing based on
an ACCA approved Manual J, D and S.

1. Proper load calculations Manual J
2. ACCA Manual D approved ducted system sizing
3. Property sized equipment (Manual S) is designed in compliance with the size of

the system and ducted distribution system
4. The system is balanced when commissioned
5. The system is commissioned it is installed and functioning according to the

manufacturer specifications
6. All of the above shall provide comfort while a tightly constructed envelope that

demonstrates efficiency. House as a system is the only way this works
7. Warranty based on ASHRAE 55 comfort standard
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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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January 5, 2026 

RE:  PUBLIC COMMENTS Submitted by 9 property owners and neighbors  
Development Special Use Permit #2025-10030 

        220 & 224 South Peyton Street 
Applicant: Windmill Hill LLC. represented by Lauren Riley, Attorney 

Dear Alexandria Planning Commission: 

We are writing as neighbors and property owners adjacent to the proposed development to offer 
our comments for the public record. Our intention is to work collaboratively to ensure any new 
development is a responsible addition to our shared community. 

If the Development is approved with a reduction in parking requirements, it must be on the 
condition that all units in the development are barred from obtaining permits to park on 
surrounding public streets to prevent overcrowding of neighborhood curb space. This aligns with 
the Staff Report on Page 12, which notes that staff will bring a proposal to fully exclude this 
property and its future residents from the District 4 boundaries. We support this as one of the 
Planning Commission conditions of approval to manage existing parking constraints effectively. 

We wish to bring the following material considerations to the Commission's attention, supported 
by information provided in attached Appendices A, B and C: 

Community and Safety Considerations 

Emergency Vehicle Access – The existing parking lot provides a critical secondary 
ingress and egress for first responders, functioning as an emergency access passthrough 
at the end of Commerce Street's long cul-de-sac. Eliminating this access could create a 
significant safety hazard for all residents in the event of a primary entrance blockage. We 
kindly request confirmation from Alexandria City staff regarding the status of any 
potential Emergency Vehicle Easement on this lot, given the existence of drivable curbs 
on both Peyton and Commerce Streets. 

Fire Apparatus Turnaround Radius – The Commerce Street cul-de-sac currently lacks 
the necessary turnaround radius for large emergency apparatus as required by the 
Virginia Statewide Fire Prevention Code and City of Alexandria Fire Prevention Code. 
Any development must ensure compliance with these safety standards, as dead-end 
easements over 100 feet require an approved area for turning around fire apparatus. 

Parking and Congestion 

Parking Requirements – Commerce Street is already a narrow cul-de-sac experiencing 
heavy congestion from limited existing parking, local business traffic (listed in Appendix 
C), and the parents driving their children to/from the Blue Bird Day Care and Day School 
at the end of the cul-de-sac. Granting a reduction in parking requirements for this new 
development would likely exacerbate these existing congestion issues, impacting the 
quality of life for current residents. 

We offer these comments in a spirit of community safety and responsible planning, and hope the 
Commission will take them into full consideration. 
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APPENDIX A 

Pictures of Area 
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APPENDIX B 

Resource List 

Comment 1: 
2024 NFPA 1141: Standard for Fire Protection Infrastructure for Land Development: This 
standard outlines the fundamental requirements for emergency access, including the necessity for 
secondary access points in developments where a single point of entry could be blocked. 
2021 International Fire Code (IFC) Appendix D: Provides specific dimensional requirements 
for fire apparatus access roads, stipulating that dead-end roads exceeding 150 feet must have an 
approved turnaround and that over-length cul-de-sacs (typically those over 750 feet) require 
special approval or secondary access. 
FEMA Comprehensive Preparedness Guide (CPG) 101: Offers guidelines on developing risk-
informed emergency operations plans, emphasizing that unimpeded ingress and egress are 
critical for effective disaster response and evacuation. 
NFPA 1: Fire Code Section 18.2.3.4: Sets the national baseline for "Access to Structures and 
Areas," explicitly requiring that fire department access roads be provided for every building to 
ensure no portion is more than 150 feet from a road. 
OSHA 29 CFR 1910.38: Governs emergency action plans, highlighting that blocked egress or 
the removal of designated emergency exits can lead to "deadly consequences" and significant 
legal liability. 

Comment 2: 
City of Alexandria Fire Prevention Code  
https://media.alexandriava.gov/docs-archives/localmotion/info/gettingaround/4---
roadways-online.pdf 

Virginia Statewide Fire Prevention Code (VSFPC): 
The VSFPC (which incorporates parts of the International Fire Code) focuses on the physical 
ability of fire apparatus to reach structures and turn around safely. 
Turnaround Requirement: Any dead-end fire apparatus access road exceeding 150 feet in length 
must be provided with an approved turnaround area. 
Turnaround Dimensions: Approved cul-de-sac bulbs must generally provide at least a 90-foot 
diameter to accommodate modern fire trucks. 
Access Distance: A road is non-compliant if it does not extend to within 150 feet of all portions 
of the building's exterior walls, unless the building is fully sprinklered. 
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APPENDIX C 

Area businesses that add to traffic on Commerce Street  

1) LandDesign, Inc. (200 S. Peyton Street)
2) APCO International (1426 Prince Street)
3) Five businesses at 1420 Prince Street:

Austin & Elkins (Suite 101) 
The Genius Genus & The Unleashed Pet (Suite 102) 
Shining Light Media,LLC (Suite 200) 
Gracie’s Vision Healthcare (Suite 201) 
Nails by Masumi (Suite 202) 

4) Eye Level Alexandria - Tutoring (1414 Prince Street)
5) Back to Health Center (1414 Prince Street, Suite 100)
6) New Spa Business (333 Commerce Street)
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From: Leah Elizabeth Bancheri
To: PlanComm
Subject: [EXTERNAL]Concern for SUP #2025-10030 From Neighbor
Date: Sunday, January 4, 2026 11:49:18 AM

You don't often get email from leahbancheri@gmail.com. Learn why this is important

Good morning—

As a current resident of 338 Commerce Street, Alexandria, VA 22314, a former BAR intern,
and a former member of the Beautification Commission, I feel compelled to comment on SUP
#2025-10030 for the proposed development on S. Peyton Street.

My primary concern is the lack of two-bedroom units in this proposal. Developments
composed almost entirely of small units risk becoming investment properties for the wealthy
or de facto short-term rentals rather than long-term homes. Look at the Prince Street Inn for
example (
https://maps.app.goo.gl/LCTQNjd5saBnHUXQA?g_st=ic). I cannot afford to purchase a
home on my own street, and I would welcome the opportunity to remain in Alexandria as a
homeowner rather than a lifelong lessee. It is disheartening to see continued development
approved while residents who are deeply invested in this city are increasingly priced out.

Given the unit mix, it appears likely that this building will function as a short-term rental
property. If that is the intended use, it would be more transparent and appropriate for the
developer to pursue a hotel proposal rather than housing that does not meaningfully serve
Alexandria residents.

Second, while I support public transportation and smart growth, I am concerned that the
already limited on-street parking in this area will become even more strained as a result of this
development.

To be clear, I want to see this underutilized parking lot redeveloped. However, I also want to
see development that is meaningful, honest in its intent, and aligned with the goal of
supporting long-term residents—not housing that is effectively a hotel in disguise.

Lastly, while development on this block is good, there is still an abandoned home next to me.
340 Commerce. Would appreciate an update on this….

Thank you for your time and consideration.

Sincerely, 
Leah Bancheri 
Alexandria, VA

DISCLAIMER: This message was sent from outside the City of Alexandria email system.
DO NOT CLICK any links or download attachments unless the contents are from a trusted

source.
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