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_________________________________________________ 

Application General Data 

Public Hearing and consideration of 

a request for a Special Use Permit 

for a floor area ratio (FAR) up to 2.5 

with an open space modification for 

the conversion from nonresidential 

to residential uses for the upper 

floors of an existing building. 

Planning Commission 

Hearing: 

January 5, 2023 

City Council 

Hearing: 

January 21, 2023 

Address: 

1225 King Street 

Zone: KR/King Street Urban Retail 

Applicant: King Street Apartments 

LLC, represented by Duncan W. 

Blair, attorney 

Small Area Plan: Old Town 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 

ordinances and the recommended permit conditions found in Section III of this report. 

Staff: Sam Shelby, sam.shelby@alexandriava.gov 

mailto:sam.shelby@alexandriava.gov


SUP #2022-00092 

1225 King Street 

2



SUP #2022-00092 
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I. DISCUSSION

The applicant, King Street Apartments, LLC, represented by Duncan W. Blair, attorney, requests 

Special Use Permit approval for a floor area ratio (FAR) up to 2.5 with an open space modification 

for the conversion from nonresidential to residential uses for the upper floors of an existing 

building located at 1225 King Street. 

SITE DESCRIPTION 

The subject property contains one corner lot of record with 72.41 and 100.00 feet of frontage on 

King and North Payne Street, respectively. Its lot size is 7,254 square feet. Two commercial 

buildings occupy the subject property: a three-story building at the southwest corner of the 

property addressed as 1227 and 1229 King Street and a three-and-a-half story building at the 

southeast corner of the property addressed as 1225 King Street. In total, the buildings contain 

approximately 17,400 square feet of net floor area. A mix of commercial and residential uses 

surround the subject property. 

Figure 1 - Subject property 

BACKGROUND 

On September 15, 2001, City Council approved Development Special Use Permit (DSUP) #2001-

00006 which authorized the construction of the 1227 and 1229 King Street building. At the time 

of approval, the property was zoned CD/Commercial Downtown. The subject property was 

rezoned to KR/King Street Urban Retail on June 21, 2005. The 1225 King Street building was 

constructed circa 1920.  
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PROPOSAL 

 

The applicant proposes a conversion of the existing, nonresidential use of the upper floors to 

residential uses. 12 dwelling units would be provided. The first floors of both buildings would 

remain commercial. There would be no change to the building’s footprint, but the applicant 

proposes renovations to the 1227 and 1229 King Street building to provide rooftop open space. 

The applicant requests SUP approval to allow for a residential floor area (FAR) up to 2.5 with an 

open space modification for the proposed conversion. 

 

 PARKING 

 

Zoning Ordinance section 8-200(A)(2(a)(i) requires eight-tenths of parking space per bedroom for 

multifamily dwellings within the metro walkshed. This ratio is reduced by five percent if the 

multifamily dwelling is within one-quarter mile of four or more active bus routes and an additional 

ten percent if the subject property is in an area with a walkability index of 90-100. The subject 

property meets both these criteria, so the final parking ratio for the subject property is 0.68 spaces 

per bedroom. Given that the applicant proposes 15 total bedrooms, 11 off-street parking spaces 

would be required. The first-floor commercial uses are exempt from off-street parking 

requirements pursuant to section 8-300(B).  

 

The 1227 and 1229 King Street building’s first floor contains a parking garage with 11 off-street 

parking spaces. Of these, five spaces are compact. Section 8-200(E)(1) permits up to 75 percent of 

the required off-street parking spaces to be compact. The compact spaces account for 45 percent 

of the off-street parking requirement. As such, the proposal would comply with all parking 

requirements. 

 

ZONING/MASTER PLAN DESIGNATION 

 

The subject property is zoned KR/King Street Urban Retail. The KR zone permits a maximum 

floor area ratio (FAR) of 1.25 for residential uses. With SUP approval, the KR zone permits a 

maximum FAR of 2.5 for residential uses. The existing building provides a 2.4 FAR 

(approximately 17,400 square feet of net floor area). All the existing floor area is nonresidential. 

Because the applicant proposes conversion of the existing nonresidential floor area to residential, 

increasing the residential FAR from 0 to 1.6, SUP approval is required pursuant to section 6-

705(C)(1)(b).  

The KR zone requires multifamily dwellings to provide 150 square feet per dwelling unit. With 12 

units, 1,800 square feet of open space would be required. Further, the KR zone requires that 

“…ground level open space shall be a qualitatively significant component of the total open space.” 

Because the existing building occupies the entire site, ground level open space of any kind is not 

possible. The applicant proposes 2,155 square feet of rooftop open space. Because ground level 

open space cannot be provided, a modification from the open space requirement is necessary.  

The subject property is located within the Old and Historic Alexandria district. As such, the 

exterior work required for the rooftop would require approval by the Board of Architectural 

Review. 
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The Old Town Small Area Plan (SAP) and King Street Retail Strategy identify the subject property 

for ground-floor commercial uses and full-utilization of the upper floors with either commercial 

or residential uses.  

II. STAFF ANALYSIS 
  

Staff supports the applicant’s proposal to convert the upper floors of the existing buildings from 

nonresidential to residential uses and recommends approval of both the SUP for increased 

residential FAR and the open space modification.  The applicant’s proposal would be consistent 

with the King Street Retail Strategy which encourages full utilization of a building’s upper floors. 

Specifically, the strategy encourages “…residential uses on upper floors to provide 16-hour 

activity and lights on the street in the evening.”  

 

Staff does not anticipate neighborhood impacts with the applicant’s proposal. The existing garage 

meets the parking off-street parking requirement, ensuring that there are minimal impacts to 

surrounding on-street parking.  

 

The applicant’s request for a 1.6 residential floor area, 0.35 greater than what would be permitted 

by-right, is reasonable given that the building would not be physically expanded. The King Street 

Retail Strategy also states that “residential use creates life on the street after dark and provides a 

market for business; therefore the amount of residential floor area… should be modified to make 

residential a more attractive King Street use and a more competitive market choice.” 

 

Staff also supports the open space modification because it is necessary to good site development 

as required by section 11-416(A)(1). Providing ground level open space that is “qualitatively 

significant,” as required by section 6-705(B), would not be feasible without partial or complete 

demolition of the existing buildings. The proposed rooftop open space would exceed the minimum 

required for the subject property. A mix of predominately nonresidential uses surround the subject 

property, so the rooftop open space would not be disruptive to nearby residential neighbors. 

 

 OTHER CONSIDERATIONS 

 

Staff notified Old Town Civic Association of the request but has not received comments from the 

organization.  

 

The 2020/21 Housing Contributions Policy Update established a new voluntary monetary 

contribution policy for commercial to residential building conversions. The contribution is based 

on existing floor area proposed to be converted from commercial to residential use as adjusted for 

any prior housing contributions made by the property to the City’s Housing Trust Fund. The 

subject property is converting 11,917 square feet of commercial floor area, as defined by Section 

2-145(B), to residential use. The contribution resulting from the proposed conversion totals 

$19,186 based on a 2022 contribution rate of $1.61 per square foot. The original development 

approval for the site (DSUP #2001-00006) resulted in a contribution of $9,950. Adjusted for the 

prior contribution, a new contribution of $9,236 would be consistent with the City’s 2020/21 

Policy Update. 

 

Subject to the conditions stated in Section III of this report, staff recommends approval of the 
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Special Use Permit request. 

 

 

III. RECOMMENDED CONDITIONS 

 

Staff recommends approval subject to compliance with all applicable codes and ordinances and 

the following conditions:  

 

1. The special use permit shall be granted to the applicant only or to any business or entity 

such as a special purpose entity affiliate in which the applicant has a controlling interest.  

(P&Z) 

 

2. A minor site plan amendment to DSUP #2001-00006 is required. (P&Z) 

 

3. Prior to the issuance of the Certificate of Occupancy, contribute $9,236 to the City’s 

Housing Trust Fund. Make out all payments to the City of Alexandria and submit them to 

the Office of Housing with a cover letter to include the project name, case number, and 

explanation of the contribution amount, if phased. (Housing) 

 

4. The Director of Planning and Zoning shall review the special use permit one year after 

approval and shall docket the matter for consideration by the Planning Commission and 

City Council if: (a) there have been documented violations of the permit conditions which 

were not corrected immediately, constitute repeat violations or which create a direct and 

immediate adverse zoning impact on the surrounding community;  (b) the director has 

received a request from any person to docket the permit for review as the result of a 

complaint that rises to the level of a violation of the permit conditions, or (c) the director 

has determined that there are problems with the operation of the use and that new or revised 

conditions are needed.  (P&Z) 

 

STAFF: Tony LaColla, AICP, Division Chief, Department of Planning and Zoning  

Sam Shelby, Principal Planner, Department of Planning and Zoning  

_____________________________________________________________________________ 

Staff Note: In accordance with section 11-506(c) of the zoning ordinance, construction or 

operation shall be commenced and diligently and substantially pursued within 18 months of the 

date of granting of a special use permit by City Council or the special use permit shall become 

void.  

  

IV.  CITY DEPARTMENT COMMENTS 

 

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

 

Transportation & Environmental Services: 

Findings:  

 

1. DROW, Transportation Planning and OEQ have no comments. 
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City Code Requirements: 

1. The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5,

Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).

In order to comply with this code requirement, the applicant shall provide a completed

Recycling Implementation Plan (RIP) Form within 60 days of SUP approval.  Contact the

City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at

commercialrecycling@alexandriava.gov, for information about completing this form.

(T&ES)  

2. The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11,

Chapter 5, which sets the maximum permissible noise level as measured at the property

line. (T&ES)

3. Section 5-1-42- Collection by Private collectors. (c) Time of collection. Solid waste shall

be collected from all premises not serviced by the city at least once each week. No

collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00 a.m. from

May 1, through September 30) if the collection area is less than 500 feet from a residential

area. (T&ES)

Code Administration: 

No comments. 

Fire: 

No comments received. 

Health: 

No comments received. 

Recreation, Parks and Cultural Activities: 

No comments. 

Police Department: 

No comments. 

Historic Preservation: 

C-1 Any exterior alterations require Board of Architectural Review approval 

Historic Alexandria (Archaeology): 

No comments. 
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