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Application General Data 
Public hearing and consideration of 
a request for an encroachment into 
the public right-of way for an ADA 
compliant ramp 
 

Planning Commission 
Hearing: 

January 5, 2016 

City Council  
Hearing: 

January 23, 2016 

Address:   
600 Wolfe Street 
 

Zone:  
 

CD/Commercial Downtown 

Applicants:  
Lloyd Bittinger 
 

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 Reviewers: Ann Horowitz, ann.horowitz@alexandriava.gov 
 

CONSENT  AGENDA  ITEM 
If no one asks to speak about this case prior 
to the hearing, it will be approved without 
discussion as part of the Consent Agenda. 
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I. DISCUSSION  
 

The applicant, Lloyd Bittinger, President of the Little Theatre of Alexandria, requests an 
encroachment into the public right-of way for an ADA compliant ramp for front door access of 
all patrons. 
 
 SITE DESCRIPTION 
 
The subject site is one corner lot with 
181 feet of frontage on Wolfe Street, 
97 feet of frontage on South St. Asaph 
Street, and a total lot area of 
approximately 7,500 square feet. It is 
improved with a two story brick 
building. Residential uses surround the 
lot to the north, south and east. The 
Old Alexandria Academy Building and 
a real estate business are sited to the 
west.  
 
Two flower beds approximately 45 feet in length and four feet in 
width are located to the east and west of the front entrance along 
Wolfe Street and are located in the public right-of-way. 
 
 BACKGROUND 
 
The Little Theatre of Alexandria, a non-profit organization, was 
founded as a community theater in 1934 and operated in at several 
locations in Old Town before relocating to a building at 600 Wolfe 
Street, constructed by the City in 1961. The Little Theatre of 
Alexandria leased the building from the City. 
 

PROPOSAL 
 
A 4-foot wide and 28-foot long encroachment is requested in the public right of way along Wolfe 
Street between the existing paved sidewalk and the north wall of the project’s building.  This 
area currently contains a flower bed maintained by the theater. (Figures 1 and 2).  The existing 8-
foot wide brick public sidewalk, adjacent to the encroachment area, would remain. The 
encroachment would be developed with an ADA compliant ramp with a gradual incline from the 
sidewalk to the entry landing that is three steps higher than grade. 
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Figure 1 
Little Theatre of Alexandria Plat indicating proposed encroachment 
 
 

 
 
Figure 2 
Theater elevation with proposed ADA compliant ramp 

  

 

Proposed encroachment 
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ZONING/MASTER PLAN DESIGNATION 
 

The subject site is located in the CD/Commercial Downtown zone. Section 4-503(A) of the Zoning 
Ordinance allows amusement enterprises in the CD zone only with a Special Use Permit.  
 
The performing arts theater use is consistent with the goals of the Old Town Small Area plan as it 
supports a mix of commercial and residential uses.  
 
 
II. STAFF ANALYSIS 
 
Staff supports the applicant‘s request for an encroachment at 600 Wolfe Street as proposed in its 
application documents. The proposed encroachment area is now used as a flower bed and the 
development of an ADA compliant ramp would not negatively affect pedestrian access on the 8-
foot wide sidewalk along Wolfe Street.  Moreover, the addition of an ADA ramp would provide 
all theater patrons with the ability to access events through the same entrance, the main entryway 
fronting on Wolfe Street. Currently, patrons requiring accommodations must enter the theater at 
the stage door via an existing ramp. 
 
Staff received a resident comment stating that some members of the Little Theatre preferred the 
construction of an ADA ramp along the South Saint Asaph Street side of the building. A ramp at this 
location would provide access to patrons requiring accommodations through the courtyard and into 
an event, rather than through the main entrance. Proposals for ramp options along Wolfe and St. 
Asaph Streets were presented to at a membership meeting during the Summer 2015. The majority 
voted for the Wolfe Street location, primarily, since it provided equal access to all theater-goers.  
 
Through its analysis of the proposal, staff recommends approval of the Encroachment request, 
subject to the conditions contained in Section III of this report,  
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III. RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 

1. The applicant (and his successors, if any) must obtain and maintain a policy of general 
liability insurance in the amount of $1,000,000, which will indemnify the applicant (and 
his /her successors, if any) and the City of Alexandria, as an additional named insured, 
against all claims, demands, suits, etc., and all costs related thereto, including attorney 
fees, relating to any bodily injury or property damage which may occur as a result of the 
granting of this encroachment. (T&ES) 

 
2. Neither the City nor any Private utility company will be held responsible for damage to 

the private improvements in the public right-of-way during repair, maintenance or 
replacement of any utilities that may be located within the area of the proposed 
encroachment. (T&ES) 
 

3. In the event the City shall, in the future, have need for the area of the proposed 
encroachment, the applicant shall remove any structure that encroached into the public 
right-of-way, within 60 days, upon notification by the City. (T&ES) 

 
 
 
 
 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services,  

Department of Planning and Zoning;  
 Ann Horowitz, Urban Planner.  
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IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
 
R-1 The applicant (and his successors, if any) must obtain and maintain a policy of general 

liability insurance in the amount of $1,000,000, which will indemnify the applicant (and 
his /her successors, if any) and the City of Alexandria, as an additional named insured, 
against all claims, demands, suits, etc., and all costs related thereto, including attorney 
fees, relating to any bodily injury or property damage which may occur as a result of the 
granting of this encroachment. (T&ES) 

 
R-2 Neither the City nor any Private utility company will be held responsible for damage to 

the private improvements in the public right-of-way during repair, maintenance or 
replacement of any utilities that may be located within the area of the proposed 
encroachment. (T&ES) 

 
R-3 In the event the City shall, in the future, have need for the area of the proposed 

encroachment, the applicant shall remove any structure that encroached into the public 
right-of-way, within 60 days, upon notification by the City. (T&ES) 

 
 
Code Enforcement: 
No comments received 
 
 
Fire 
No comments received 
 
 
Health: 
No comments received 
 
 
Parks and Recreation: 
No comments received 
 
 
Police Department: 
No comments received 
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