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Site Area Context

Prospective of Proposed Henry St. Elevation

I. EXECUTIVE SUMMARY

A. Overview:

The applicant is requesting approval of
a development special use permit to
allow an increase in floor area from 1.5
to 2.33 to construct a mixed-use
development with 16,000 sq.ft. ground
floor retail and 168 residential
condominiums. The proposed three to
six-story building will be located on an
entire city block surrounded by North
Henry, Oronoco, North Fayette, and
Pendleton streets.  Parking is located
within a two level below-grade parking
garage accessed from Pendleton Street.
The site currently contains the vacant
Hennage printing building, a carwash
facility, and a 10,000 sq. ft. utility
substation. The site is approximately
three blocks (1,000 ft.) from the
adjacent Braddock metrorail station, which
provides an opportunity to create a pedestrian-
oriented mixed use development near a transit
stop.

The adjoining area is characterized by primarily
commercial and light industrial uses on the
western and northern portion of the site and
smaller scale residential townhouses on the
eastern and southern portion of the site. The
Master Plan anticipates a mixed-use
development for the site, and
provision of a transition in scale to
the established low-scale residential
neighborhoods on the southern and
eastern portion of the site. 

A challenge to redeveloping this
block is integrating the proposed
development into the existing fabric
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and character of the surrounding neighborhoods, including the lower-scale townhouses on the
southern and eastern portion of the site. The redevelopment of the site presents several
challenges and opportunities that include:

Challenges

• Providing a mass and scale that are compatible with the adjoining neighborhoods;
• Ensuring that the building is well designed as one of the first significant recent

redevelopment sites in the area;
• Maintaining a level of ground level open space and “openness” for the development; and
• Minimizing traffic and parking impacts.

Opportunities

• Redevelopment of a site that has been identified by the Master Plan to be redeveloped; 

• Pedestrian and streetscape improvements; 
• Affordable housing;
• Mixed-use development within close proximity (1,000 ft.) of a transit stop;
• Ground level open space, openness and publically accessible open space;   
• Neighborhood serving retail uses; and
• Underground parking.

Staff supports the redevelopment of the site and the provision of a mixed-use development with
underground parking in close proximity to the Braddock Road metro station. As part of the June
2004 Planning Commission worksession, the Commission provided clear direction to the
applicant to reduce the building’s overall mass, provide building breaks, revise the building
design to be more compatible with the City, provide affordable units, and provide ground-level
open space. The applicant has addressed many of these issues such as providing building breaks,
revising the building design and providing ground-level open space. However, additional
refinement to the mass, building design and open space, and provision of affordable housing are 
needed as discussed below. 

Therefore, the staff recommendation of approval is based upon additional changes in the
building mass, building and open space design, and provision of additional affordable units.
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Oronoco Street south of the site

Townhouses across N. Henry Street

B. Issues Addressed with the Staff Recommendations:

Building Design/Mass and Scale:

The goal of the Master Plan is to encourage
redevelopment in a way that is compatible with
the modest scale and character of the Parker
Gray District and adjoining neighborhoods.
The applicant has worked with staff and the
community to provide full building breaks on
Henry and Fayette streets. The applicant has
also worked with staff on the overall design of
the building so they appear as a collection of
buildings that have been constructed
organically over time, typical of many streets
within Alexandria. 

However, staff remains concerned with the massing on
North Henry Street and the massing at the corner of
Oronoco Street and North Fayette Street, the two locations
where the proposal abuts the more traditional scale of
Parker Gray and the primarily 2- to 3-story buildings on
North Henry Street.  To address this issue, staff is
recommending that approximately 5 units be eliminated to
create a better transition in scale to the adjoining
neighborhood and primarily 20 ft. to 25 ft. tall buildings
that are typical of the buildings on North Henry Street and
the buildings within Parker Gray.  By reducing the overall
mass and revising the design, the proposal will be more compatible with the existing character
and development pattern of the neighborhood and building styles more typical of Alexandria.
Staff is also recommending the building design be revised to be more similar to building types
and forms typically found in Alexandria. 
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Open Space and Streetscape:

The applicant is providing a significant
amount of ground-level open space, most of
which is consolidated ground-level open space
within a central courtyard that is accessible
and visible from each of the four adjoining
streets.  At the request of the City, the
applicant has agreed to provide a public access
easement for the internal pedestrian
connections and the internal courtyard park to
enable this space to function as a
neighborhood pocket park for the adjoining
residents and the City.  Because of the
adjoining retail uses, the courtyard space could
also serve as an area for outdoor dining and
other uses that could help to activate the space. More specifically, conditions have been included
to:

· Provide a public access easement for the internal courtyard;
· Public art or sculpture with the public courtyard open space;
· Relocate the existing above-grade utilities below grade;
· Minimize and screen the existing electrical substation;
· New 6 ft. to 10 ft. wide unobstructed sidewalks;
· Stamped asphalt pedestrian crosswalks;
· A bus shelter on Pendleton Street;
· Pedestrian scale lighting for each street frontage and the internal courtyard;
· Public benches and trash receptacle for the street frontages and internal courtyard;
· Bicycle racks; and 
· Additional landscaping and amenities within the central courtyard.

With these conditions, the proposed development will provide a significant amount of pedestrian
improvements and a useable consolidated area of open space pocket park for the community,
residents and proposed retail uses.

Affordable Housing

The applicant initially proposed to provide three on-site affordable units valued at $475,000 or
$2.02 per gross square foot. Staff recommended that the applicant provide six affordable units.
At its October 7, 2004 meeting, the City’s Affordable Housing Advisory Committee considered
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the applicant’s proposal and an alternate staff proposal for six on-site units. The committee voted
to recommend that the Planning Commission and City Council seek to increase the number of
units offered (three), and directed staff to work with the applicant. The applicant has since
offered four affordable units.  Staff recommends that the applicant provide five affordable units,
3 two-bedroom units and 2 one-bedroom units.

C. Community

The applicant and staff conducted numerous community meetings for this project with the Inner
City Civic Association, Upper King Street Neighborhood Association, and the Old Town Civic
Association. In addition, staff held a work session with the Planning Commission in June 2004
to discuss issues related to the proposed redevelopment of the site. The redevelopment of the site
has been positively received, although issues identified by the community include:
· Ensuring publically visible and accessible open space;
· Minimizing the traffic impacts and making the street more pedestrian friendly;
· Making the development compatible with the neighborhood;
· Providing locally owned and operated, neighborhood-serving retail; 
· Affordable housing; and
· Setting an appropriate precedent for future redevelopment.

To address these concerns, staff has included conditions requiring a public easement ground-
level open space, 6 ft. to 10 ft. wide unobstructed sidewalks with street trees and landscaping,
reduction in mass on the eastern and southwest portion of the site, limiting personal service and
office use in the retail space, and provision of five affordable dwelling units. 

D. Conclusion

Staff recommends approval of the proposal contingent upon conditions to make the mass more
compatible with the scale of the neighborhood, to refine the design of the building and open
space, and to increase the contribution of affordable dwelling units within the project.
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Existing Site Conditions

II. BACKGROUND:

Site Description:

The site is surrounded by one and two-
story buildings that consist of a mix of
residential and commercial uses, as well
as some light industrial uses. The blocks
to the north and west of the site consist
of commercial/office development,
warehouse and light industrial uses that
will likely redevelop in the future.  The
blocks to the south and to the east
consist of well established primarily
residential neighborhoods. 

The site consists of six parcels totaling
87,174 sq. ft and contains a vacant
printing service building, a Dominion Virginia Power substation and a former car wash. The site
is essentially flat and almost entirely covered with impervious surfaces. The property is zoned
CRMU-H/Commercial Residential Mixed Use (High). 

Proposal:

The 168-unit residential condominium building
will consist of 76 one-bedroom units and 92 two-
bedroom units. The building will be three to six-
stories in height. The proposal will demolish the
existing printing building, the carwash facility and
the electrical substation on the site.  The proposal
reduces the footprint of the Dominion Virginia
Power substation at the southwest corner of the
block from 10,000 sq. ft. to a 1,000 sq. ft., as well
as provides screening for the remaining smaller
substation.

While internally the proposed building will function as one multi-family building, externally the
building will appear as a series of seven buildings.  The building faces are articulated in a series
of vertical bays, with portions of the buildings set back providing visual interest and providing
additional areas for landscaping, open space and courtyards between the buildings and the
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adjoining public streets.  The primary entrances to residential buildings are located on Oronoco
Street in the middle of the block and at the corner of Pendleton and North Fayette Streets.  The
proposed development will be constructed over a two-level underground parking garage.  A total
of 374 parking spaces will be provided and will consist of the required residential parking (260
spaces), plus 39 (15%) visitor parking spaces.  The retail parking spaces will be located on the
first floor of the garage and residential parking spaces will be located on the bottom floor of the
garage, with a gate to separate the retail/visitor spaces from the residential spaces.  Controlled
access will be provided for the underground garage.

The applicant is proposing a north-south central “alley” that is accessed from Oronoco and
Pendleton streets.  The proposed central alley is typical of many blocks within the City. The
“alley” will provide access to the underground parking and the 15 surface spaces for parking and
loading adjacent to the proposed retail use on North Henry Street.  Vehicle access on the central
and southern portion of the alley will be limited to the retail patrons and delivery vehicles.
Otherwise, this portion of the alley will primarily serve as pedestrian access.  The applicant has
provided an on-site loading space accessed from the internal private alley.  Areas for trash are
located within the building at the north and south end of the new internal alley.

Evolution of the Plan:

The project has evolved significantly since the initial proposal by the applicant.  Overall the
height of the building decreased from over 70 feet to a range of 40 to 60 feet proposed.  Open
space has moved from being on upper-story rooftop decks that are entirely private and not
visible to the public, to the current project which provides the majority of open space at-grade
both visually and physically accessible to the public.  Two building breaks are now proposed on
Henry and Fayette Streets. Each of the buildings on Oronoco and Pendleton Streets have been
sectioned further by a 30' deep setback in the structure above an at-grade alley that opens up
views and connections to the central courtyard that functions as an architectural hyphen between
the buildings.  The design of the building has grown from one large monolithic structure of the
same architectural design around the block, to the appearance of a series of separate buildings,
grouped together in a manner that begins to emulate more closely the style and building widths
of traditional development in the historic parts of the City.  
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III. ZONING:

The property is zoned CRMU/H which provides for an urban mix of commercial retail space and
residential dwelling units.  The applicant is requesting a special use permit to increase the floor
area from 1.5 to 2.33. 

HENNAGE-MONARCH

Property Address: 1180 & 1100 Pendleton St., 1121, 1111 &  1101 Oronoco St. and  511 N . Fayette St.

Total Site Area:               87,174 square feet (2.0 acres)    

Zone: CRM U-H/Commercial Residential Mixed Use (High)

Current Use: Printing facility (vacant), car wash, and electrical power substation

Proposed Use: Retail/Residential condominium

Permitted/Required    Proposed

  

Floor Area 217 ,935 s.f. 203 ,355  s.f.

 

FAR 1.5; 2.5 w/SUP 2.33

           

Yards n/a with mixed use 0 -14 ' 

Zone Transition 20' (RB Zone) 0' (modification requested)

Height 77'                                                   40 to 62.5'

Open Space 40%                                                       30% at grade

                                                                                                           12.8% rooftop

                                                                                                           42.8% total

Parking

  Residential:   260 260

  Residential Visitor (15%): 39   39

  Retail:   73   75

                   Total: 372 spaces 374 spaces
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General Comparison of Building on N. Henry Street
(w/ staff changes) to Braddock Lofts Townhouses 

IV. STAFF ANALYSIS:

The proposed redevelopment of this vacant and former light industrial site presents an
opportunity to redevelop an entire City block, which is located only three blocks from the
Braddock Metro station. The former light industrial uses on the site are remnants of the
industrial uses that were once typical of this area. Staff anticipates that this is one of the many
industrial or warehouse uses that will be redeveloped within this area in the next several years.

The proposed mix of land-uses (residential and retail) will enable neighborhood serving retail
uses and residential uses within a reasonable walking distance to the Braddock Road Metro
station, both of which will be able to utilize this important transportation amenity within the
City. The proposed mix of uses, combined with a useable and consolidated central courtyard will
create what staff believes will be a vibrant urban development consistent with the City’s vision.
The central open space with landscaping, amenities and elements such as public art or a water
fountain will create a pocket park or “outdoor  room"  which will provide a useable area to bring
people together through casual encounters, increasing daily exchanges and a sense of community
for this portion of the City. 

Staff supports redevelopment of the site
and a mixed-use development for the
site; however, staff does not support
redevelopment at the current mass and
scale, which is too large for the scale of
the existing neighborhood. The
challenge for this site has been to
integrate redevelopment of this site with
the existing low-scale uses that
surround the site and are anticipated to
remain. The applicant has worked with
staff to provide many of the necessary elements such as building breaks and designing the
buildings to appear as separate buildings. However, staff is recommending the reduction in the
mass of the building on Henry, Oronoco and Fayette streets to address to ensure that the
proposed development becomes more compatible with the existing development pattern on the
southern and eastern well established residential neighborhoods as discussed below.  

With the proposed reductions in mass and refinement to the architecture of the buildings, the
scale of this proposal will be dramatically different than the 1-2 level warehouses that exist on
the site today. Staff has added conditions to continue to refine each of these elements. Even with
the reductions in mass recommended by staff, the buildings will be larger than the adjoining two 
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Henry Street Facade without Staff Recommended
Changes

Fayette Street Facade without Staff Recommended
Changes
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level townhomes, although the transition in scale becomes more compatible. This proposal will
also be considerably larger than the 1-2 level warehouse buildings on the northern and western
portion of the site.  Redevelopment of this site requires a delicate balance between mass, scale,
height and building design. Staff has added conditions to address each of these areas to provide a
better balance between the existing conditions, existing townhouses and the mix of uses that is
envisioned by the Master Plan and permitted by the current zoning with a special use permit.  In
addition to mass and scale, staff has added conditions to ensure that the overall design and
materials of the building, open space and streetscape improvements are of the highest quality
because of the scale, adjoining uses, adjoining Parker Gray district and the visually prominent
location on Henry Street.     

The other remaining area of staff concern is the provision of an adequate amount of affordable
housing. As part of the special use permit, the applicant is requesting an increased floor area
ratio (FAR) from 1.5 to 2.33. Therefore, staff has recommended that the applicant provide five
affordable units, which equates to approximately $1,050,000 or $4.28 per sq. ft.  The applicant is
proposing four units as discussed in more detail below.

Staff believes that with recommended changes to the building design, massing, affordable
housing and open space, the proposed development will be more compatible with the Braddock
Road Metro and Parker Gray neighborhoods.  

A. Building Design - Scale.

A goal of the Master Plan is to provide
development that ensures height, mass and
density transitions between established
low scale residential areas and areas of
more intense commercial  redevelopment.
This is of critical importance on the
southern and eastern portions of the site
due to the scale of the adjoining residential
townhouses and established residential
neighborhoods.

In addition, one of the character defining
elements of this neighborhood and the City
is the architectural quality, variety and
texture of the building styles, the variation
in massing and heights that occurs within
each block.  Because the buildings within
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Proposed Henry Street Elevation with Staff
Recommendation

each block developed over time, the result is that each block contains a collection of varied
buildings, architectural styles and roof forms and this variety is a character-defining element of
this neighborhood.

In this case, the applicant is redeveloping an entire City block at one time as a single project.  To
ensure that the proposal is more compatible with the character of the neighborhood, staff has
worked with the applicant to design the project as a series of varying architectural styles with the
insertion of two full building breaks on North Fayette and Henry Streets, and large gaps on
Oronoco and Pendleton Streets where the discontinuity between building elements can be
emphasized. 

The remaining issue of concern for staff is reducing the mass of the building in two key areas
where the height of the building continues to be too great given the sensitivity of the context: one
is a  portion of building fronting Henry Street near Pendleton Street; the other is at the corner of
Oronoco and Fayette Streets.  Staff continues to recommend the elimination of the top portion of
elements of the buildings on each street frontage (from five-stories to four in both cases) to
create a building height that is more compatible with the existing buildings, the scale on North
Henry Street and to provide a better transition to the Parker Gray neighborhood at the corner of
Oronoco and Fayette Streets.

Henry Street

The Henry Street elevation is the longest and is intended to create a transition from the scale of
the Parker-Gray neighborhood to the south and east to the larger buildings approaching
Braddock Metro.  The facade has a considerable amount of building articulation that ranges from

6 ft. to 14 ft. from the property line.  The building
elements on the southern portion of the site are
intended to emulate traditional mixed-use
buildings on King Street or other areas within the
City.  The building on the northern portion of the
facade is an Art Deco facade, recalling a more
industrial scale reminiscent of the early 20th

century.  Staff believes that a sheer height of six-
stories along North Henry Street across from the
lower scale residential is too imposing, and
therefore recommends the elimination of the
upper level on the northern warehouse-type
building element to reduce the overall mass.  In
addition, staff recommends the continued
refinement of the corner tower as a defining
element of the project, particularly as seen from
the approach from the north on Henry Street. 
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Proposed Oronoco Street Elevation with
Staff Recommendations

Proposed N. Fayette Street Elevation
with Staff Recommendations
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Oronoco and Fayette Streets:

The Oronoco Street Facade is one of the
shortest elevations and contains the principal
entrance for the condominium building on
the south half of the site.  The proposed
building consists of three sections facing
Oronoco Street: the three-story, mixed-use
element from the corner at Henry Street; the
central portion which contains the entrance in
a Queen Anne or late Victorian mixed-use
building; and a 5-story level commercial type
building at the corner of Fayette Street.  The
three buildings are connected by two
architectural hyphens that serve as internal
walkways for the units.  The hyphens are
setback approximately 30 feet from the face of the adjacent buildings and reinforce the
impression of separate architectural pieces.  The overall composition of  mixed-use multi-family
buildings is a reasonable approach but the scale of the proposed 5-story element at the corner of
Oronoco and Fayette Streets is too imposing for the adjacent neighborhood, both in its height
approximately 50 ft. feet and in the monumental language of three-story columns, large-scale
windows, heavy entablature, etc. 

Therefore, staff recommends that the corner element
be reduced in its visual impact, both by modifying the
style to a less grandiose expression and by eliminating
a portion of the fifth floor so that the building will
appear as a four-story building from the adjoining
streets.  This modification will result in the
elimination of approximately three units.  The
elimination of the units also occurs on the
accompanying Fayette Street facade and is essential
to enable a better transition to the adjoining two-story
buildings. 

B. Green Building

The applicant has committed to environmentally-sensitive methods of building and operation.
There is not any one single technique for designing and building a green building to these
specifications, but certified buildings often preserve natural vegetation, contain non-toxic or
recycled-content building materials, maintain good indoor air quality, use water and energy
efficiently, conserve natural resources, feature natural lighting, and recycled construction
materials.
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C. Open Space - Pedestrian Improvements

The proposal includes approximately 30% ground-level open space and a total of 42.8% open
space including the roof-top open space. The ground level open space and “openness” displays a
vast improvement compared to the limited open space initially proposed by the applicant. The
largest portion of the open space is provided in the interior courtyard which is approximately
40% of the size of Market Square plaza in front of City Hall or 140 % of the Hunter/Miller Park
at the intersection of Queen and N. Fayette Streets in Parker Gray.

The ground-level open space is accessible and
visible from the public streets and consists of a
mixture of plaza/courtyard, outside seating,
benches, and landscaping.  The space will be
visible from all four streets surrounding the block.
From North Henry Street and North Fayette Street,
the space will be visible through 26 feet to 32 feet
wide building breaks that will lead into the
courtyard.  From Pendleton and Oronoco streets,
the courtyard will be visible through the ground
level alley entrances that will also support
sidewalks leading to the space. At the request of
the City, the applicant has agreed to provide an
open space easement for the ground level courtyard and pedestrian connection to enable the
ground level open space to function as a public pocket park. This will provide an additional
public open space pocket park for the community.  In addition, staff has included
recommendations to enhance the quality of the open space, streetscape and pedestrian realm
which include:

• A public access easement for the 23,000 sq. ft. open space courtyard and pedestrian
connections;

• Public art or sculpture with the public open space area; 

• Existing utilities on N. Fayette, N. Henry, and Oronoco Streets be located below grade; 6
ft., wide brick sidewalks, landscape strip and street trees for Oronoco, Fayette and Henry
Streets  and 10 ft. wide sidewalks on Henry Street;

• Bus Shelter on Oronoco Street;

• Pedestrian scale lighting;

• Stamped and colored asphalt crosswalks at the intersections of Fayette and Oronoco
streets and Fayette and Pendleton streets;
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• Decorative benches and trash receptacles for each street frontage;

• Bicycle parking for the retail patrons and residents of the condominium building;

• Irrigation for the open space;

• Decorative paving for the internal “alley” and courtyard;

• Continual row of street trees on the perimeter of the site; and

• Features for the roof-top open space such as seating, trash receptacles, and pedestrian-
scale lighting, high quality paving, additional landscaping and irrigation.

One of the issues that the applicant has discussed with staff is the possibility of eliminating the
internal “alley” to nearly all of the required open space at the ground level.  However, the “alley”
is typical of most blocks in Alexandria, provide some limited short-term retail parking.  More
importantly for any public outdoor space to be successful, there must be a level of activity that
enlivens and activates the space through the activity of the retail patrons and pedestrians.  

While this ground-level open space is considerable, the overall effectiveness of this space as a
pocket park for the community and retail uses will depend on the quality of the courtyard design,
materials, maintenance, and amenities within the space. To address these issues, staff is
recommending the interior courtyard be redesigned in a more traditional or formal manner with a
central focal feature such as a fountain or public art sculpture, additional trees and amenities,
decorative paving and less hardscape in consultation with the adjoining residents.  While the
open space is publicly accessible, the space will be privately maintained by the condominium
association and retail tenants of the development. 

D. Braddock Road Metro Study

The site is one of the largest redevelopment sites within the Braddock Road Metro area. One of
the questions that has been raised is whether the project should be permitted to proceed ahead of
the upcoming Braddock Road Metro study.  Staff acknowledges that with large development
projects, the City has generally encouraged them to process concurrently with the long-range
planning processes such as the East Eisenhower plan. However, in this case, the applicant has
been working with the City and the community for approximately 12 months and has provided
many of the elements such as underground parking, mixed-use, pedestrian and streetscape
improvements etc., that staff believes will be part of the upcoming Braddock Road Metro plan.
In addition, the current issue of the transition of the mass and scale to the neighborhood  are
something that would be part of any subsequent application.  Therefore, staff believes it is
reasonable to process this application ahead of the completion of the upcoming Braddock Road
Metro study. In addition, staff has included a condition requiring the proposed development to
participate within any special districts or programs that are a result of the Braddock Road Metro
study.
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E. Parking

The project will provide all of the required retail and residential parking, including 15% visitor
parking spaces within the below grade parking garage and on the private alley behind the retail
space.  Parking along the perimeter of the block consists of 2 or 3 hour parking.  The block lies
outside Residential Parking District 3 which begins to the west and south of the site on the 1200
block of Oronoco Street and the 400 block of N. Fayette Street.  To encourage use of the
underground parking garage and discourage new residents from parking on the street, staff is
recommending that residents of the new condominiums not be permitted to obtain a residential
parking permit.

The applicant has discussed the possibility of reducing the amount of parking spaces because of
the proximity to the adjoining metro station. Staff acknowledges that in the past, the City has
supported a parking ratio as low as 1 space for each unit for residential projects that are in close
proximity to a metro station such as the Whole Foods and Mill Race developments.  In
comparison, the applicant is providing the required number of parking spaces for each units
which equates to 1.8 spaces for each unit.  The applicant is also providing an additional 15%
visitor parking within the underground parking garage. However, staff is concerned that a lower
parking ratio will encourage spillover parking into the primarily residential neighborhoods that
adjoin the site. In addition, while many of the residents will utilize Metro, many will continue to
own cars and therefore require parking within the underground garage. For all of these reasons,
staff does not support a reduction in the required parking at this location.

F. Traffic

Based upon the applicant’s traffic assessment report, this development will generate
approximately 1,273 trips per day (637 entering and 636 exiting).  During the AM peak hour, an
estimated 68 trips will be generated, while during the PM peak hour 109 trips will be generated.
At build out in 2005, site-generated traffic is expected to constitute one to one and one-half
percent of the traffic volumes on Henry Street.  The development is also expected to increase the
traffic on the adjoining streets of Oronoco, Fayette Streets and Pendleton Streets by less than 100
vehicles. During both peak hours, these volumes are well below the operating capacity of these
streets. 

At build out, site generated traffic will increase traffic demand at the four adjacent intersections
by no more than four percent during either peak hour\s. The intersections of Henry and Oronoco
and Henry and Pendleton currently operate at Level of Service B during both the AM and PM
peak hours. At build-out, these levels of service are expected to continue.
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Staff concludes that, alone, the Monarch development will not appreciably impact traffic in the
surrounding neighborhood.  However, there are a number of other properties in the area that will
also redevelop in the future.  The cumulative affect of all redevelopment in the area may have a
much larger impact on traffic.  As this redevelopment occurs, ongoing attention should be given
to maintaining a good urban street grid for this local traffic.   

The applicant’s analysis indicated that 63 vehicles per hour typically violate the Fayette Street
“DO NOT ENTER” signs prohibiting traffic from traveling southbound between the hours of
4:30 and 6:30 PM.  As the Planning Commission and City Council are aware, a condition of the
approval for the Hopkins development was the installation of bulb-outs, landscaping and street
trees at the intersection of Fayette and Oronoco Streets, which staff believes will reduce this
violation level and existing cut-through traffic on Fayette Street.  In addition, staff recommends
that the applicant provide funding for the construction of bulb-outs on Queen Street at its
intersection with Henry Street to help further reduce cut-through traffic in the area.

G. Affordable Housing

In lieu of a contribution to the City’s Housing Trust Fund, the applicant originally proposed to
provide 3 on-site units for sale to purchasers eligible for the City’s housing assistance programs.
While staff appreciates the offer of units in lieu of a contribution, staff did not believe that the 3
units offered were sufficient for the size of the project.  Staff proposed 6 units on-site. At its
October 7 meeting, the City’s Affordable Housing Advisory Committee considered the
applicant’s proposal and the staff proposal.  After considerable discussion, the Committee did
not wish to support either proposal.  Rather, the members voted to recommend that the Planning
Commission and City Council seek to increase the number of units offered and directed staff to
continue to negotiate with the applicant to reach a compromise solution.   

In subsequent negotiation, the applicant proposed to provide 4 units: 2 one-bedroom units; 1
one-bedroom plus den unit; and 1 two-bedroom unit.  Staff proposed that the applicant provide 5
units:  2 one-bedroom units; and 3 two-bedroom units.

The applicant values its contribution at $675,000 to $700,000, based on its estimated market
sales prices of $300,000 per unit for the one-bedroom units versus the discounted sales price of
$175,000, for a total discount of $250,000; $375,000 for the one-bedroom with den unit for a
discount of $200,000 (the applicant assumed the unit would also sell for $175,000); and
$450,000 to $475,000 for the two-bedroom unit,  for a discount of $225,000 to $250,000.  The
applicant says this equates to a contribution value of $2.80 to $2.90 per gross square foot. 

Staff still believes that five units are more appropriate for this site for the following reasons:
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• The applicant proposed to increase the gross square footage from approximately 147,118
to 245,197 with a Special Use Permit.  This would allow the addition of between 68 and
72 units to the site, a 66.6% increase in floor area.  Even though staff recommends a
somewhat smaller building than that proposed, the increase through the SUP is
substantial. 

• The staff alternative of 3 two-bedroom units and 2 one-bedroom units would have a total
discount value of $975,000 to $1,050,000, which would equate to a contribution value of
$3.98 to $4.28 per gross square foot, a figure more in line with other recent projects.  At a
Planning Commission Work Session on this project in June, Planning Commissioners
directed the applicant to provide a significant on-site affordable housing component in its
plan.  Although both the applicant’s proposed density and the density to be recommended
by Department of Planning and Zoning staff are within the maximum allowed within an
SUP in the project’s CRMU-H zone, the project nevertheless stands to receive a
substantial increase over the base density.  Therefore, City staff feel that 5 units (3% of
the total 164 units) is a reasonable level for this site.   

Comparison of Affordable Housing

Project Type Units Aff.

D.U.s

% of

Units

Value of

Contribution

Contrib.

per s.f.

% of Standard

Contribution

Mill Race Sales 326 13 4.0% $1,229,600 $2.01 201%

Mill Race Rental 369 15 4.1%  *  *  *

Preston Sales 63 6 9.5% $100,435 $1.04 104 %

Cameron Station

Condos

Sales 148 7 4.7% $975,000 $2.07 207 %

Northampton Rental 572 25 4.4% $1,605,680 $2.73 273 %

Park Center Sales 173 9 5.2% $720,000 $3.48 348 %

Prescott Sales 64 4 6.3% $451,800 $5.87 587 %

Monarch -Hennage Sales 168 5 3.0% $1,050,000 $4.28 428 %

* Note – figures not available, but the $2.01 per gross square foot contribution value applies to the entire Mill Race

project, including the office building.
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H. Community

Staff and the applicant conducted community meetings for this project with the Inner City Civic
Association, Upper King Street Neighborhood Association and the Old Town Civic Association.
In addition, staff held a work session with the Planning Commission in June 2004 to discuss
issues related to the proposed redevelopment of the site. The primary issues identified by the
community include:

• Minimizing the traffic impacts and making the street more pedestrian friendly;

• Reducing the mass and scale of the building;

• Ensuring public visible and accessible open space;

• Providing locally-owned and operated, neighborhood-serving retail;

• Affordable housing; and

• Setting an appropriate precedent for future redevelopment.

The development process has been one of community input, and the community has had an
opportunity to get involved and shape their neighborhood. There are numerous changes and
revisions to the proposal that have made the plan better through active citizen involvement.

V. Compliance With City Vision:

The proposed development provides a mix of uses, pedestrian and streetscape improvements to
the existing block and the neighborhood that are consistent with the Goals of the Master Plan
and the recent City Vision adopted by City Council as discussed below.

Creating a Vibrant City - Urban Village

The proposal provides an opportunity to provide a mix of retail and residential uses adjacent to
the metro station which will add activity and vibrancy for the adjoining neighborhoods. The
residents and a portion of the retail patrons will be able to utilize the adjoining Braddock
Metrorail Station which has one of the lowest ridership rates of any station in the system.  Staff
is also recommending streetscape improvements and amenities such as bus shelters to encourage 
pedestrian activity.  The proposal incorporates many of the fundamental elements of an urban
village that include:

• Mixed land use with commercial offices and shops on main spines, surrounded by
residential development; 

• Public and private ground level open space;
• Underground car parks with access from rear areas; 
• Public spaces with strong design features (water, street furniture, sculptures); and 
• Pedestrians and use of mass transit are encouraged through the design and mix of

uses. 
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While the proposal incorporates many of the desirable elements such as retail and residential
uses, ground-level open space and underground parking, the site will continue to be surrounded
by industrial use on the northern and western portion of the site. Therefore, the integration of this
site with the community and the adjoining metro will require coordination with these adjoining
sites as these redevelop in the future which may be several years or more. Until these adjoining
industrial uses are redeveloped the connectivity and vibrancy for the site cannot be fully realized.

With the recommended refinements of the building’s mass and scale and the incorporation of
high quality architectural materials, the project will be more compatible with the neighborhood;
the redevelopment provides affordable housing units; the proximity to the Braddock Road Metro
station ensures a highly transit oriented proposal. The project reflects the goals for
redevelopment in the City’s Master Plan; and both staff and the applicant have met with the
community throughout the process and a Planning Commission work session to encourage
community participation.

VI. Conclusion:

Staff recommends approval with conditions to address building mass, open space, affordable
housing, and the other conditions outlined within the report.

STAFF: Eileen Fogarty, Director, Planning and Zoning
Jeffrey Farner, Chief, Development; 
Steve Milone, Urban Planner;
Laura Durham, Urban Planner.
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VII. STAFF RECOMMENDATION:

Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions:

BUILDING DESIGN:

1. The final architectural elevations shall be consistent with the level of quality and detail
provided in the preliminary architectural elevations dated October 4, 2004.  In addition,
the applicant shall provide additional refinements to the satisfaction of the Director of
P&Z that shall at a minimum include:
a. The facade materials for the front, side and rear of each building shall be entirely

masonry (brick, precast, stone).
b. Through-wall HVAC vent grills and any other vents (approximately 22) located

on facades adjacent to and facing public streets shall be redesigned or relocated to
the satisfaction of the Director of P&Z and shall be shown on the final site plan.
Details on the screening methods shall be included in the final site plan
submission.

c. The retail bays shall continue to be revised to emulate the scale and materials of
traditional retail bays as reflected in the historic retail buildings of Alexandria.

d. The retail base shall provide low-level pedestrian-scale lighting as an integral part
of the facade design to add nighttime visual interest to the buildings.

e. The buildings shall be designed to incorporate a variety of traditional fenestration
as represented in the submitted plans and refined to match the architectural style
emulated in each building.

f. Color architectural elevations (front, side and rear) shall be submitted with the
final site plan.

g. The interior elevations of the buildings shall emulate the design, and be of
comparable quality and materials as the front facades.  The interior recessed
corridor hyphen shall be clad in dark green metal with traditional two-over-two
windows.

h. All refinements to the design and materials shall be revised prior to the release of
the final site plan.

i. The applicant shall provide larger scale drawings to evaluate the retail bays,
projections, balcony rails, cornice brackets, entrance canopies and sign bands and
that the final detailing, finish and color of these elements is critical and must be
studied in context with the overall buildings. These detail elements shall be
submitted prior to review and approved prior to the release of the final site plan.  

j. A color on-site mock-up shall be provided prior to the final selection of the brick
and building materials.

k. The balconies shall be constructed of high quality materials comparable to the
materials for the primary building facades. The balconies shall not project beyond
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the plane of the building.  Ceilings for the balconies shall be constructed of
durable cemetitious material or similar high quality substitute.

Henry Street:

l. The four proposed balconies within building #2 shall be eliminated and replaced
with traditional two over two windows as provided within the remainder of the
building.

m. Through-wall HVAC vent grills and any other vents (approximately 22) located
on facades adjacent to and facing public streets shall be redesigned or relocated to
the satisfaction of the Director of P&Z.

n. The railing for the roof-top open space for building #2 shall be setback a
minimum of 10 ft. from the building facade to ensure that railing is not visible
from the adjoining streets. 

o. Each bay for building #2 shall provide a variation in brick colors to provide the
appearance of separate buildings.

p. For building #1, two units shall be eliminated on the Henry Street facade as
generally depicted in Attachment #1. The facade as generally depicted in
Attachment #1 shall be revised to provide the appearance of a more traditional
style and a three-story element rather than the five-story element as currently
depicted. The roof for the upper floor of this element shall be slate or synthetic
slate.                    

q. The recessed upper level shall be a lighter color brick.  The fenestration for this
level shall be similar to the facades for each “building.”

r. Details of the corner tower element shall be refined to the satisfaction of the
Director of P&Z and shall be included in the elevations submitted for review with
the final site plan.

Oronoco Street: 

s. The two recessed architectural hyphens shall be a dark green metal cladding with
traditional two-over-two windows.

t. The central and western portion of the facade shall be revised by eliminating two
units as generally depicted in Attachment #2.  The roof for the upper floor shall be
slate or synthetic slate. 

u. The recessed upper level shall be a lighter color brick.  The fenestration for this
level shall be similar to the facades for each “building.”

v. The screening for the mechanical equipment on the corner shall be constructed of
same masonry material as the primary facade.
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Fayette Street: 

w. The southeastern portion of the building shall be revised as generally depicted in
Attachment # 3. The roof for the upper floor shall be slate or synthetic slate.

x. The base for building # 4 shall incorporate the use of windows proportioned to the
size of the base of the building.

y. A different material or banding shall be provided at the upper level to simulate
the appearance of a cornice.

z. Details of the tower element shall refined to the satisfaction of the Director of
P&Z and shall be included in the elevations submitted for review with the final
site plan.

Pendleton Street:

aa. The two recessed architectural hyphens shall be a dark green metal cladding with
traditional two-over-two windows. 

2. The applicant shall demonstrate the use of green building and sustainable techniques for
building systems design for the project such as low emission paints and high efficiency
mechanical equipment to the satisfaction of the Director of P&Z. (P&Z)

3. All stairs shall extend thru the roof so that door access to the roof is provided for
firefighting access. (Code Enforcement)

4. In lieu of strict compliance with ladder truck access requirements,  the proposed massing,
articulation of the facade and placement on the lot will include the following fire
protection and fire fighting features built into the buildings:
a. A corridor smoke ventilation system.
b. Enclose all elevator lobbies in smoke tight construction.
c. Stair capacity to be designed without taking the sprinklered building exception.
d. Fire phones installed on every level in the elevator lobby and the stairs.
e. Knock out panels that have an area of 20 feet for every 50 lineal feet of building

perimeter.
f. Floor drains to allow for quick removal of sprinkler and fire hose water.
g. A full fire suppression system designed to NFPA 13 standards regardless of

occupancy type. (Code Enforcement)
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RETAIL USES AND SIGNAGE: 

5. The retail spaces shall be solely utilized by retail uses to include: a store engaged in the
sale of goods for personal use that shall include, bakeries, barber shop/beauty salon,
banks, credit unions, bookstores, clothing, clothing accessories, copier/reproductions,
department stores, drugstores, dry cleaners(not dry cleaning plant), florists, cigar shops,
travel agencies, health and sport clubs, groceries, jewelry, restaurants and any similar
uses deemed by the Director of Planning and Zoning to meet the intent of providing
active pedestrian-oriented neighborhood-serving retail uses.  Professional offices may be
permitted but shall occupy no more than 30% of the gross floor area. Restaurants shall
require approval of a special use permit.

6. The colors and materials of the retail tenant signs shall be designed of high quality
materials and shall be designed as an integral part of the building that shall relate in
materials, color and scale to the remainder of the building and to the retail bay on which
it is displayed to the satisfaction of the Director of P&Z and shall comply with applicable
codes and ordinances as well as the following guidelines:
a. Sign messages shall be limited to logos, names and street address information.
b. Illuminated or non-illuminated parapet signs or wall signs above the first level for

retail and/or residential uses are prohibited.
c. Signs applied to storefront windows shall cover no more than twenty percent of

the glass.
d. Box signs shall be prohibited.
e. Any exterior decorative exterior banners/flags shall be deducted from the overall

permitted sign area.  Permanent or temporary advertising banners shall be
prohibited.

f. Display cases, storage, carts or other obstructions shall not be designed to be
temporarily or permanently located adjacent to the retail windows. Tables and
other active uses adjacent to the window are encouraged.

g. Freestanding signs are prohibited. (P&Z) 

7. The retail entrances on Henry Street shall be required to be operable entrances for all
tenants and this shall be a requirement as part of the lease for each tenant. (P&Z)

8. Retail entrances shall be provided along the interior courtyard and alley. (P&Z) 

9. Kitchen equipment shall not be cleaned outside, nor shall any cooking residue be washed
into the streets, alleys, or storm sewers. (T&ES)

10. Provision shall be made for constructing exhaust vent shafts and grease traps within the
residential buildings to accommodate future ground floor restaurant uses. (P&Z)
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PEDESTRIAN AND STREETSCAPE:

11. The applicant shall install or reimburse the City for the entire cost of the design and
installation of traffic calming, landscape and pedestrian improvements on Fayette Street
to the satisfaction of the Director of P&Z and T&ES that at a minimum shall include the
following:
a. Stamped and colored asphalt crosswalks shall be provided for each of the

crosswalks at the intersections of Fayette and Pendleton Streets.
b. Stamped and colored asphalt crosswalks shall be provided for each of the 

crosswalks at the intersection of Fayette and Oronoco Streets.
c. Street bulb outs shall be provided on Queen Street at N. Henry Street. 
d. Each bulb-out shall provide signage deemed necessary by the City. 
e. Each bulb-out shall provide landscaping, ground cover and street trees. 
f. The bulb-outs, landscaping, pedestrian improvements and all traffic calming

measures shall be installed prior to the issuance of the first certificate of
occupancy. (P&Z)(T&ES) 

12. The applicant shall provide a bus shelter at the corner of Pendleton and Henry Street.
The shelter shall be located with the building recess area and shall be designed as an
integrated part of the building.  An easement shall be provided for the bus stop and the
applicant shall be responsible for the maintenance of the facility.  The bus shelter shall be
designed to satisfaction of the Director of T&ES. (P&Z)(T&ES)

13. The applicant shall provide pedestrian streetscape improvements that at a minimum shall
provide the level of improvements depicted on the preliminary site plan and shall also at
a minimum provide the following to the satisfaction of the Director of P&Z: 
a.a. Revise the planters on Henry Street to provide a minimum 10 ft. wide

unobstructed sidewalk. A public access easement shall be provided for the portion
of the sidewalk not located within the right-of-way. The area between the retail
stores and the public sidewalk shall include decorative patterns, materials and
textures to reduce the perceived area of hardscape. 

b. All street frontages other than Henry Street shall provide a minimum 6 ft.
unobstructed sidewalk width with a minimum 4-5 ft. planting area adjacent to the
buildings. The 4-5 ft. area shall include evergreen and pedestrian scale plantings
and landscaping.

c. The garage shall be revised to provide at grade planting and landscaping rather
than the raised planters as currently depicted. Alternatively the planters shall be
revised to be a maximum height of 18" to serve as seating walls. The materials for
the planters shall be brick.

d. Decorative pedestrian scale light poles shall be provided for each public street
frontage, the internal “alley” and internal courtyard.
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e. At each of the curb cuts on Pendleton Street and Oronoco Street, stamped
bomanite pedestrian crosswalks shall be provided.

f. All sidewalks within the public right-of-way shall be City standard concrete.
g. The applicant shall provide, install and maintain a minimum of two (2) decorative

public benches for the Henry Street and one decorative public bench for the
Oronoco, Fayette and Pendleton street frontages, exclusive of seating provided at
the new bus shelter on Pendleton Street.

h. The character, location and type of such street furnishings on the final site plan
including but not limited to: benches, lights, trash receptacles, bike racks, signs or
sign systems and other site furnishings shall be subject to further review and
approval with the final site plan.

i. All streetscape improvements shall be completed prior to the issuance of a
certificate of occupancy permit. (P&Z)

14. Applicant shall provide $850/ea to the Director of T&ES for the purchase and installation
of eight (8) City standard street cans along the public streets, 2 per block face. (T&ES)

15. The applicant shall provide a bicycle rack to accommodate a minimum of eight (8)
surface bicycle parking spaces for use by retail patrons as depicted on the preliminary
site plan to the satisfaction of the Directors of P&Z and T&ES. (P&Z)

16. Provide bike racks and show location in the garage:  
1. For the retail use the applicant shall provide three (3) employee bicycle parking

spaces and one (1) visitor space to the satisfaction of the Director of T&ES. 
2. For the residential use the applicant shall provide seventeen (17)spaces for

residents and four (4) visitor spaces to the satisfaction of the Director of T&ES.
(T&ES)

OPEN SPACE - LANDSCAPING:

17. The internal central courtyard area shall provide the level of detail and amenities depicted
on the preliminary plan, and shall also provide amenities such as special paving surfaces,
materials, benches, trash receptacles, landscaping, etc. to encourage its use. In addition
the central courtyard shall be revised to provide the following to the satisfaction of the
Director of P&Z:
a. A perpetual public access easement shall be granted for the internal courtyard and

pedestrian connections on Fayette Street and Henry Street and all sidewalks
located outside the public right-of-way. All easements and reservations shall be
depicted on the subdivision plat and shall be approved by the City Attorney prior
to the release of the final site plan. 

b. The internal courtyard and landscaping shall be privately maintained.
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c. The central courtyard shall be revised to maximize its use as a neighborhood
pocket park. The plaza shall be redesigned to open more fully to the east-west
connecting open space and to the building entrance at the south end of the
courtyard including a more direct connection and the elimination of gates and
walls.

d. Where walls or planters are necessary they shall be brick or stone.
e. The landscaped and open space areas shall be irrigated. 
f. All lawn areas shall be sodded. 
g. No shrubs higher than three feet shall be planted within six feet of walkways.
h. All landscaping shall be maintained in good condition and replaced as needed.
i. The central courtyard shall be fully open to the public following the hours and

guidelines established by the Department of Parks, Recreation and Cultural
Activities during hours normally associated with residential uses. 

j. A public art statue or sculpture or water feature that is an appropriate scale for the
space shall be provided and permanently mounted within the public pocket park,
located in consultation with the Director of P&Z.

k. Provide street trees along the west side of the alley.
l. Shrub plantings shall provide seasonal color and be arranged to provide visual

interest and harmony within the public space as well as be complimentary to the
design of the public space and its proposed use.

m. Low scale pathway or bollard lighting.
n. The surface for north-south “alley” visible from the public right-of-way from the

Pendelton and Oronoco Street entrances to the western property line shall be
stamped and colored bomanite concrete to appear as cobblestone/brick or similar
decorative surface to the satisfaction of the Director of P&Z to reduce the
perceived expanse of the alley pavement.

o. The final design of the open spaces shall be revised to the satisfaction of the
Directors of RP&CA and P&Z in consultation with the neighborhood.

p. A public access easement shall be granted over all ground level open space and
sidewalks in the project.  A public ingress/egress easement shall be granted for
the alley and adjoining sidewalks to provide public vehicular and pedestrian
access through the site and to the central open space area. All easements and
reservations shall be approved by the City Attorney prior to the release of the
final site plan. (P&Z)

18. A final landscape plan shall be provided with the final site plan to the satisfaction of the
Director of P&Z and RP&CA. The plan shall include the level of landscaping depicted
on the preliminary landscape plan and shall at a minimum also provide:
a. The size of the tree wells shall be increased to 4 ft. x 12 ft. and groundcover shall

be provided within each of the tree wells. 
b. The proposed  24" underground storm line on Oronoco Street shall be relocated or

located at a minimum depth of 4 ft. to enable a continual row of street trees.



DSUP #2003-0019
THE MONARCH (HENNAGE PROPERTY)

29

c. Provide three additional street trees on Oronoco Street between the proposed
“alley” and Henry Street.

d. A different trees species shall be provided for each street frontage that shall
include Willow Oak on Henry Street, Red Maple on Pendleton and Oronoco
Street and London Plane trees on Fayette Street.

e. All street trees shall be a minimum 3.5"to 4" caliper at the time of planting. 
f. Provide an additional street tree on the west side of the curb cut on Pendleton

Street.
g. Irrigation shall be provided for landscaped and open space areas, including above

and at grade areas.

h. Provide landscaping beds and foundation plantings along the edge of the public
right-of-way to the building facade around the perimeter of the property as
depicted in the preliminary plans to include deciduous and evergreen shade and
ornamental trees, shrubs and groundcover.  against the western facade.

i. The planting depth on top of the parking deck shall be  a minimum of 
2' for the shrubs and groundcover and a minimum of 4' of soil depth for trees with
adequate drainage to support the trees. Raised planters shall not be provided on
the external portion of th building.

j. All trees to be limbed up a minimum of 6 feet as they mature to allow for natural
surveillance.  

k. Trees are not to be planted under or near light poles.
l. The proposed shrubbery is to have a maximum height of 36 inches when mature.

No shrubs higher than 3 feet to be planted within 6 feet of walkways.
m. All landscaping shall be maintained in good condition and replaced as needed. All

plant specifications shall be in accordance with the current and most up to date
edition of the American Standard For Nursery Stock (ANSI Z60.1) as produced
by the American Association for Nurserymen; Washington, D.C.

n. All work shall be performed in accordance with Landscape Specifications 
Guidelines 4th Edition as produced by the Landscape Contractors Association
(LCA) of Maryland, District of Columbia and Virginia; Gaithersburg, Maryland.

o. Depict all utility structures, including transformers, on the final development
plan.  All utility structures (except fire hydrants) shall be clustered where possible
and located so as not to be visible from a public right-of-way or property.  When
such a location is not feasible, such structures shall be located behind the front
building line and screened.

p. The landscape plan shall be prepared and sealed by a certified landscape architect.
(P&Z)(RP&CA)(Police) 

19. The rooftop open space shall be designed to function as high-quality usable open space
for the residents. At a minimum, the revised plans for the plaza decks shall include the
following to the satisfaction of the Directors of P&Z and RP&CA: 
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a. Features and elements such as seating, trash receptacles, and pedestrian-scale
lighting.

b. Varied and high quality paving material. 
c. A significant amount of additional landscaping and irrigation systems.
d. The railing for the roof-top deck shall be set back a minimum of 10 feet so that

the railing is not visible from the adjoining streets.
e. The lighting for the roof-top open space shall be pedestrian-scale pathway

lighting and shall not be visible from the adjoining streets. 
f. Noise generated in conjunction with the roof top open space shall be limited to

the type and hours normally associated with a residential use. (P&Z)

PARKING:

20. Residents of the building shall be ineligible to apply for or receive any residential
parking permits pursuant to City Code Sec. 5-8, Article F.  (P&Z) (T&ES) 

21. In order to promote teleworking, each of the units will be wired for high-speed internet
access. A minimum of one space for each unit shall be provided within the garage as part
of the purchase price for each unit shall be provided within the garage as part of the
purchase price for each unit. Of the 73 required retail parking spaces, not more than 30 %
shall be compact. In addition to the parking required by the zoning ordinance for
residents, 15 % additional parking shall be provided for visitors. (P&Z)(T&ES)

22. All visitor parking spaces shall require all applicable signage as required by the zoning
ordinance and shall be installed by the applicant.  All appropriate on-street parking
signage and any other signage for control of pedestrians and vehicles shall be installed by
the developer to the satisfaction of the Director of T&ES. (P&Z)(T&ES)

23. The applicant shall provide off-street parking for all construction workers without
charge.  For the construction workers who use Metro, DASH, or another form of mass
transit to the site, the applicant shall subsidize a minimum of 50% of the fees for mass
transit. Compliance with this condition shall be based on a plan, which shall be submitted
to the Department of P&Z and T&ES prior to the issuance of the Excavation/Sheeting,
and Shoring Permit. This plan shall set forth 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. The plan shall also provide for the location on
the construction site at which information will be posted regarding Metro schedules and
routes, bus schedules and routes.  If the plan is found to be violated during the course of
construction, a correction notice will be issued to the developer. If the violation is not
corrected within ten (10) days, a "stop work order" will be issued, with construction
halted until the violation has been corrected. (P&Z)(T&ES)
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24. The retail delivery schedule shall be reviewed  to the satisfaction of the Directors of P&Z
and T&ES prior to the release of the final site plan.  Deliveries shall occur in the
designated loading area in the private alley as depicted on the site plan.  (P&Z)(T&ES)

25. The maximum allowable slope for the garage ramp is 10%.  Provide dimensioning of
parking spaces, aisle widths, etc. in the parking garage as shown on the preliminary site
plan.  The dimensions shall not include column widths. (T&ES)

26. The applicant shall provide controlled access into the underground garage. The controlled
access to the garage shall be designed to allow convenient access to the underground
parking for residents and visitors. The applicant shall provide wheel stops for the ninety-
degree parking spaces within the central courtyard. (P&Z)

27. Provide turning movements for the loading area. (T&ES)

28. Wheel stops shall be provided for all do degree surface retail parking spaces. (P&Z)

SITE PLAN:

29. All transformers shall be located adjacent to the internal street alley to the satisfaction of
the Director of P&Z. (P&Z)

30. The portion of the drive aisle that is located on top of the parking garage shall be
designed to AASHTO HS-20 loading requirements of delivery trucks and fire apparatus
to the satisfaction of the Directors of P&Z, T&ES and Code Enforcement. (P&Z)

31. Show AASHTO site distances lines at each entrance. (T&ES)

32. The six existing lots shall be consolidated.  The plat of consolidation shall be submitted
with the submission of the first final site plan. The plat of consolidation shall be
approved and recorded prior to the release of the final site plan. (P&Z)

33. A freestanding subdivision or development sign shall be prohibited. (P&Z)

34. The applicant shall prepare and submit a plan that delineates a detailed phasing plan and
construction management plan for the entire project for review and approval by the
Directors of P&Z, T&ES and Code Enforcement prior to the release the final site plan for
the project. Before commencing any clearing or grading of the site, the applicant shall
hold a meeting with notice to all adjoining property owners to review the location of
construction worker parking, plan for temporary pedestrian and vehicular circulation, and
hours and overall schedule for construction. During the intervals that the alley is not 
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available, temporary loading areas will be provided on the street subject to the review
and approval of the Director of T&ES. (P&Z) (T&ES)

35. Show all utility structures, including transformers, on the final development plan.  All
utility structures (except fire hydrants) shall be clustered where possible and located so as
not to be visible from a public right-of-way or property.  When such a location is not
feasible, such structures shall be located behind the front building line and screened to
the satisfaction of the Director of P&Z.  (P&Z)

36. The limits of excavation relative to the property lines are of concern.  Any structural
elements that extend into the right-of-way, including footings, foundations, etc., must be
approved by the Director of T&ES. (T&ES)

37. The applicant shall be allowed to make minor adjustments to the building location if the
changes do not result in off-street parking or open space below that required by the
Zoning Ordinance and do not result in an increase in building height or floor area ratio.
(P&Z)

38. Temporary construction and sales trailer(s) shall be permitted and be subject to the
approval of the Director of P&Z. The trailer(s) shall be removed prior to the issuance of a
certificate of occupancy permit for the building. (P&Z)  

39. Any inconsistencies between the various drawings submitted by the applicant shall be
reconciled to the satisfaction of the Directors of P&Z and T&ES. (P&Z)

40. The applicant shall identify a person who will serve as liaison to the community
throughout the duration of construction. The name and telephone number of this
individual shall be provided in writing to residents, property managers and business
owners whose property abuts the site, and to the Directors of P&Z and T&ES. (P&Z)

41. A temporary informational sign shall be installed on the site prior to approval of the first
final site plan for the project and shall be displayed until construction is complete or
replaced with a marketing sign incorporating the required information: the sign shall
notify the public of the nature of the upcoming project and shall provide a phone number
for public questions regarding the project. (P&Z)

42. Provide a site lighting plan to the satisfaction of the Director of T&ES in consultation
with the Chief of Police.  The plan shall show the existing and proposed street lights and
site lights.  Indicate the type of fixture, and show mounting height, and strength of fixture
in Lumens or Watts.  Provide manufacturer’s specifications for the fixtures.  Provide
lighting calculations to verify that lighting meets city standards and are located to prevent
excessive spillover lighting and glare to adjacent properties.  (T&ES) (P&Z)
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43. No major construction staging will be allowed on North Henry Street (Route 1).
Applicant to meet with T&ES to discuss construction staging activities prior to the
release of any permits for ground disturbing activities. (T&ES)

44. Before commencing any clearing or grading of the site, the applicant shall hold a meeting
with all adjoining property owners to review the hauling routes, location of construction
worker parking, plan for temporary pedestrian and vehicular circulation, and hours and
overall schedule for construction. The Departments of P&Z and T&ES shall be notified 

of the date of the meeting before the permit is issued.  Copies of plans showing the
hauling route, construction worker parking and temporary pedestrian and vehicular
circulation shall be posted in the construction trailer and given to each subcontractor
before they commence work on the project.  (P&Z)

45. The applicant shall submit a final location survey for the buildings and interior of the
parking garage prior to issuance of a certificate of occupancy permit.  (P&Z)

46. All condominium association covenants shall be reviewed by the Director of P&Z and
the City Attorney to ensure inclusion of all the conditions of this DSUP prior to applying
for the first certificate of occupancy permit for the project. The association covenants
shall include the conditions listed below, which shall be clearly expressed in a separate
section of the covenants.
a. The principal use of the underground garage and parking spaces shall be for

passenger vehicle parking only; storage which interferes with the use of a parking
space for a motor vehicle is not permitted.

b. The designated visitor parking spaces shall be reserved for the use of the
condominium guests. 

c. No more than two parking spaces shall be assigned to a specific condominium
unit until all settlement on the units are complete; all unassigned spaces in the
garage shall be made generally available to residents and/or visitors.

d. A public access easement is provided within the central courtyard and is for the
use of the general public. The responsibility for the maintenance of the courtyard
is the responsibility of the condominium association.  The hours for use by the
public will be consistent with the Department of Parks, Recreation and Cultural
Activities hours for public parks during hours normally associated with
residential use.  

e. All landscaping and open space areas within the development, shall be maintained
by the homeowners and condominium owners.

f. Exterior building improvements or changes by future residents shall require the
approval of the City Council, as determined by the Director of P&Z. (P&Z)
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g. The developer shall notify prospective buyers, in its marketing materials, that the
mid-block alley is private and that all on-site storm sewers are private and will be
maintained by the Condominium Owner’s Association.

h. That the site is located adjacent to N. Henry Street, within the heart of an urban
area and proximate to the Metrorail track and other railway operations located
within the immediate vicinity of the project, will continue indefinitely, and will
generate heavy truck and vehicular traffic surrounding the project. (P&Z)

47. Provide all pedestrian and traffic signage to the satisfaction of the Director of T&ES.
(T&ES)

48. All driveway entrances and sidewalks in public ROW or abutting public ROW shall meet
City standards. (T&ES)

49. Show all existing and proposed easements, both public and private. (T&ES)

50. Replace existing curb and gutter, sidewalks, and handicap ramps that are in disrepair or
broken. (T&ES)

51. Provide City standard pavement for emergency vehicle easements.  (T&ES)

52. Prior to the release of the final site plan, provide a Traffic Control Plan for construction
detailing proposed controls to traffic movement, lane closures, construction entrances,
haul routes, and storage and staging. (T&ES)

53. All Traffic Control Device design plans, Work Zone Traffic Control plans, and Traffic
Studies shall be sealed by a professional engineer, registered in the Commonwealth of
Virginia. (T&ES)

54. Provide proposed elevations (contours and spot shots) in sufficient details on grading
plan to clearly show the drainage patterns. (T&ES)

55. The sidewalk along North Henry Street (Route 1) must remain open during construction
unless previously approved by the Director of T&ES. (T&ES)

56. Label all existing and proposed utilities on geometry plan.(T&ES)

57. Provide standard City approval block on all plan sheets and orient correctly.(T&ES)
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58. Applicant shall provide and install two 4" rigid galvanized steel conduits around
perimeter of site with junction boxes at each corner for future traffic signal.  Conduits
shall be located behind the curb line, buried 2' deep and terminate in the junction boxes.
(T&ES)

59. If fireplaces are to be included in the development, the applicant is required to install gas
fireplaces to reduce air pollution and odors. Animal screens must be installed on
chimneys. (T&ES)

60. In the event that Section 5-1-2(12b) of the City Code is amended to designate
multi-family dwellings in general, or multi-family dwellings when so provided by SUP,
as required user property, then refuse collection shall be provided by the City. (T&ES)

61. The developer agrees to deliver all solid waste, as defined by the Code of the  City of
Alexandria, to a refuse disposal facility designated by the Director of T&ES.  The
developer further agrees to stipulate in any future lease or property sales agreement that
all tenants and/or property owners shall also comply with this requirement. (T&ES)

62. Since eight-inch fire services are shown, the proposed water mains must be a minimum
of eight-inch. All of the existing water mains in Oronoco, N. Fayette, Pendleton and N.
Henry Streets will need to be replaced. Hydraulic calculations will verify if proposed
eight-inch water mains will be sufficient. (VAWC)

63. The proposed four-inch domestic and eight-inch fire services shown on N. Henry St.
cannot be “split” as currently shown. They must be individual services to each
building.(VAWC)

64. On the northeast corner of Pendleton and N. Henry it states “replace 2" with 6"”. Clarify
if a proposed fire hydrant is shown there. (VAWC)

65. The walls and ceilings in the garages are to be painted white unless sufficient lighting is
demonstrated to the Police Department. (Police)

STORMWATER:

66. Developer to comply with the peak flow requirements of Article XIII of AZO. (T&ES)

67. The project is located in the Braddock West Watershed.  Provide an additional 10%
detention of the ten year pre-development discharge.(T&ES)

68. Relocate the proposed BMP that is shown at the south end of the alley out of the public
right-of-way. (T&ES)
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69. Relocate the proposed 24" storm sewer out of the planting strip into the street. (T&ES)

70. The project lies within the Combined Sewer District thus stormwater management and
compliance with the City’s Chesapeake Bay program must be coordinated with the City’s
policy for management of the Combined Sewer District.  All proposed sanitary laterals
and proposed sanitary sewer shall be connected to the Potomac Yard Trunk Sewer
located in N. Fayette Street.  The plan does not show the sanitary connections connecting
to the Potomac Yard Trunk Sewer.  The developer shall construct a new sanitary sewer
main on Oronoco Street consistent with the City’s CSO Area Reduction Plan.  The final
size, inverts and alignment shall be approved by the Director of Transportation and
Environmental Services.  Preliminary analysis estimates the size of the sewer to be 12-
inch.   (T&ES)

71. Revise the size of the Potomac Yard Trunk Sewer to show a 30" sanitary sewer.  The
plan shows 24".(T&ES)

72. The proposed 15" storm sewer on Oronoco St. and N. Henry St. is discharging into a 10"
combined sewer system.  Plan must demonstrate to the satisfaction of the Director of
T&ES that adequate stormwater outfall is available to the site or else developer is to
design and build  any on or off site improvements to discharge to an adequate outfall.
(T&ES)

73. The City Attorney has determined that the City lacks the authority to approve the gravity
fed sanitary sewer systems which serve over 400 persons.  Accordingly, the overall
sanitary sewer system for the proposed development must be submitted for approval by
the Virginia Department of Health (VDH).  Both City and VDH approval are required,
though City approval may be given conditioned upon the subsequent issuance of VDH
approval.  Should state agencies require changes in the sewer design, these must be
accomplished by the developer prior to the release of a certificate of occupancy for the
units served by this system.  Prior to the acceptance of dedications of the sewers by the
city or release of any construction bonds, the developer must demonstrate that all
necessary state agency permits have been obtained and as-built drawings submitted to the
City that reflect all changes required by the state. (T&ES)

74. The applicant is advised that all stormwater designs that require analysis of pressure
hydraulic systems and/or inclusion and design of flow control structures must be sealed
by a professional engineer, registered in the Commonwealth of Virginia.  If applicable,
the Director of T&ES may require resubmission of all plans that do not meet this
standard. (T&ES)

75. Provide a narrative describing how the project will comply with the stormwater quantity
and quality requirements of Article XIII of the Zoning Ordinance.(T&ES)
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76. Provide pre and post development, two and ten year storm water computations for the
entire site.(T&ES)

77.  Plan must demonstrate to the satisfaction of the Director of T&ES that adequate
stormwater outfall is available to the site or else developer is to design and build  any on
or off site improvements to discharge to an adequate outfall. (T&ES)

78. The applicant shall reconstruct all public storm sewer structures on the perimeter of the
project that are substandard to meet current City of Alexandria construction
standards.(T&ES)

79. Provide  rim elevations and invert elevations of all existing piping at structures.(T&ES)

80. The stormwater collection system is part of the Potomac River watershed. All on-site
stormwater curb inlets and public curb inlets within 50 feet of the property line shall be
duly marked to the satisfaction of the Director of T&ES.(T&ES)

81. Provide a drainage map for the area flowing to the chosen BMP, including topographic
information and storm drains.(T&ES)

82. The stormwater Best Management Practices (BMPs) required for this project shall be
constructed and installed under the direct supervision of the design engineer or his
designated representative. The design engineer shall make a written certification to the
City that the BMP(s) are constructed and installed as designed and in accordance with the
approved Final Site Plan.(T&ES)

83. The surface appurtenances associated with the on-site structural BMP*s shall be marked
to the satisfaction of the Director of T&ES to identify them as part of the structural BMP
system.(T&ES)

84. If the units will be sold as individual units and a home owner’s association established
the following two conditions shall apply:
1. The Developer shall furnish the Homeowner Association with an Owner*s

Operation and Maintenance Manual for all the Best Management Practices
(BMP*s) used on site. The manual shall include at a minimum: an explanation of
the functions and operations of the BMP(s), drawings and diagrams of the
BMP(s) and any supporting utilities, catalog cuts on maintenance requirements
and a copy of the maintenance agreement with the City.

2. The Developer shall furnish each home purchaser with a brochure describing the
stormwater BMP(s) installed on the site, outlining the responsibilities of the
homeowners and the Homeowner*s Association (HOA) with respect to
maintenance requirements. Upon activation of the HOA, the Developer shall 
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furnish five copies of the brochure per unit to the HOA for distribution to
subsequent homeowners. 

Otherwise the following condition applies:
The developer shall furnish the owners with an Operation and Maintenance
Manual for all Best Management Practices (BMP*s) on the project.  The manual
shall include an explanation of the functions and operations of each BMP and any
supporting utilities, catalop cuts, on any mechanical or electrical equipment, a
schedule of routine maintenance for the BMP(s) and supporting equipment, and a
copy of the maintenance agreement with the City. (T&ES) 

HOUSING:

85. The developer shall provide three affordable two-bedroom set-aside units at a price not to
exceed $225,000 and two affordable one-bedroom units at a price not to exceed $175,000
(prices include one garage parking space for each unit) for sale to households with at
least one member who lives or works in the City of Alexandria, and whose incomes do
not exceed the City’s income guidelines for the Moderate Income Housing Program
(MIHP), which are currently $68,700 for a one or two person household and $79,500 for
a three or more person household. (Housing)

86. The set-aside units shall be of the same size, type and with the same amenities as other
similar units in the development.  The units shall be scattered throughout the building.
(Housing)

87. Whatever incentives are offered to any potential homebuyers shall also be offered to
purchasers of the set-aside units. (Housing)

88. Fifteen year affordability of the set-aside units shall be provided through deed restrictions
recorded as covenants at the time of sale of each of the set-aside units, in accordance with
the City’s set-aside resale policy.  Language for the covenants shall be provided by the
City in advance of the final sale of any unit. (Housing)

89. The City shall have exclusive right to market the set-aside units for 90 days, after which
the developer shall also have the right to market the units, at the affordable price, to
buyers qualified for the set-aside program.  The developer is encouraged to refer
potentially qualified buyers to the Office of Housing’s Implementation Division for
participation in the set-aside and MIHP programs.  In the event a qualified buyer cannot
be found for a set-aside unit by the time the unit is completed and ready for occupancy,
the developer shall have the right to sell the unit at full market price, and shall contribute
to the Housing Trust Fund the equivalent of $4.28 per gross square foot of each unit so
sold. (Housing)  
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90. If the developer sells the market rate units for less than expected, the applicant shall
index the price on the affordable units proportionately. (Housing)  

91. Real estate commissions shall be paid (or not paid) for set-aside units in the same manner
and on the same basis as for market rate units. (Housing)

ARCHAEOLOGY:

92. An archaeological consultant for the applicant has completed a Documentary Study on
this property.  Recommendations in the report indicate that the following actions are
needed: archaeological monitoring of building demolition and debris removal; manual
and mechanical clearing of the entire block to expose potential features, and mapping of
all exposed features; archaeological testing of selected features, as established through
on-site consultation with the staff of Alexandria Archaeology; laboratory processing and
analysis of recovered cultural materials; and preparation of a full technical report on the
results of the investigation.  The applicant must hire an archaeological consulting firm to
fufill these requirements. (Archaeology)

93. This property has the potential to contain human burials.  If human burials that will be
disturbed by the proposed development are discovered on this property, excavation in the
area of the burial(s) must cease, and appropriate court orders and state permits must be
obtained by the applicant before any burial can be removed. (Archaeology)

94. All archaeological  preservation measures must be completed prior to ground-disturbing
activities (such as coring, grading, filling, vegetation removal, undergrounding utilities,
pile driving, landscaping and other excavations as defined in Section 2-151 of  the
Zoning Ordinance).  To confirm, call Alexandria Archaeology at (703) 838-4399.
(Archaeology)

95. Call Alexandria Archaeology immediately (703-838-4399) if any buried structural
remains (wall foundations, wells, privies, cisterns, etc.) or concentrations of artifacts are
discovered during development.  Work must cease in the area of the discovery until a
City archaeologist comes to the site and records the finds. (Archaeology)

96. The General Notes of the Preliminary and Final Site Plans must include the statements in
preceding Conditions # 93, 94, and 95 above so that on-site contractors are aware of the
requirements.  Additional statements to be included on the Final Site Plan will be
determined in consultation with Alexandria Archaeology. (Archaeology)

97. Certificates of Occupancy will not be issued for this property until the final
archaeological report has been received and approved by the City Archaeologist.
(Archaeology)
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98. The developer will erect a historic marker on the property according to specifications
provided by Alexandria Archaeology, and agreed to in concurrence with the Directors of
the Office of Historic Alexandria and Recreation, Parks and Cultural Activities .  The
marker will highlight the historical and archaeological significance of the property.
(Archaeology)

99. If warranted by the City Archaeologist, the developer will produce a booklet for the
public on the history and archaeology of the property, according to specifications
provided by Alexandria Archaeology. (Archaeology)

100. All archaeological work will be carried out in accordance with the City of Alexandria
Archaeological Standards and is subject to the approval of the City Archaeologist.
(Archaeology)

Special use permits and modifications requested by the applicant and recommended by
staff:
1. Special Use Permit to increase in FAR from 1.5 to 2.33.
2. Modification to the minimum 75' vision clearance.
3. Modification to the minimum zone transition setback from adjacent residential zone. 

______________________________________________________________________________
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.  
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CITY DEPARTMENT CODE COMMENTS

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

Transportation and Environmental Service:

C-1 Bond for the public improvements must be posted prior to release of the plan.

C-2 All downspouts must be connected to a storm sewer by continuous underground pipe.

C-3 The sewer tap fee must be paid prior to release of the plan.

C-4 All easements and/or dedications must be recorded prior to release of the plan.

C-5 Plans and profiles of utilities and roads in public easements and/or public right-of-way
must be approved prior to release of the plan.

C-6 All drainage facilities must be designed to the satisfaction of T&ES.  Drainage divide
maps and computations must be provided for approval.

C-7 All utilities serving this site to be underground.

C-8 Provide site lighting plan to meet minimum city standards.

C-9 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.

C-10 The applicant must comply with the Chesapeake Bay Preservation Act in accordance
with Article XIII of the City*s zoning ordinance for storm water quality control which
includes requirements for pollutant load reductions and treatment of the Water Quality
Volume Default (WQV).

C-11 The applicant must comply with the City of Alexandria, Erosion and Sediment Control
Code, Section 5, Chapter 4.  This includes naming a “Certified Land Disturber” on the
Erosion and Sediment Control sheets prior to release of the final Site Plan in accordance
with Virginia Erosion and Sediment Control Law VAC §: lO.1-563.B.

C- 12 All required permits from Virginia Department of Environmental Quality, Environmental
Protection Agency, Army Corps of Engineers, Virginia Marine Resources must be in
place for all project construction and mitigation work prior to release of the final site
plan.  This includes the new state requirement for a VPDES permit for all construction
activities greater than 1 acre.
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Virginia-American Water Company:

1. Please contact Al Walukonis at VAWC (703-706-2863) with any questions regarding
water main requirements. (VAWC)

Code Enforcement:

Updated comments of October 26, 2004 are in BOLD.

F-1 The applicant shall indicate if ownership of the building is single ownership or if
property lines will be drawn within the property; horizontally or vertically and separate
ownership is assigned to each parcel.  Applicant states building will be under single
ownership. 

F-2 Fire flow data submitted on Sheet 1 is insufficient for required fire flow submission.
Prior to submission of the Final Site Plan, the developer shall provide a fire flow analysis
by a certified licensed fire protection engineer to assure adequate water supply for the
structure being considered.  Condition not met.  Applicant states fire flow will be
prepared by a licensed FPE and submitted with final plan.   NOTE: submit fire flow
analysis on separate 8.5 x 11 sheets.  Do not include as a plan sheet.

F-3 Two siamese connections are required for each fire service (Retail, Residential, Garage).
Each Siamese shall be located remotely from the other.  Siamese for each system may be
clustered together.  Two clusters of siamese are required for this project.  Clusters shall
be located on Pendleton and Oronoco Streets.  Hydrants shall be located within 100 feet
of each Siamese connection.  Only one siamese is provided on plans for retail use which
is located on Henry Street.   Additional siamese connections are required based on
information provided to date.  Relocate siamese from Henry Street.  See cluster location
above.  Condition not met.  The revised drawings break the structure up while
maintaining two large structures.  The number of siamese connections are confusing
and shall be simplified.  The fire protection system shall be looped.  Place a siamese
connection on each major corner (ie. Henry & Oronoco Streets, Henry & Pendleton
Streets, etc) of the overall structure.  Each siamese shall serve both the garage, retail
and residential components of all buildings.  Locate hydrants within 100 feet of each
FDC.

F-4 The landscaping shall not  obstruction Siamese connections.  Future landscape and site
plans shall be coordinated to eliminate possible conflicts.  See F-3 above and revise
accordingly.

F-5 The submitted plans do not provide a site plan exhibit.  The plans provide a grading plan
which details most of the site plan details but is not sufficient for a review of the project.

F-6 Provide overhead clearances for interior drive aisle.  Show clearances on Sheets A1.3 &
A1.4 in addition to Sheets A2.1 and A2.2.  Condition met.
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C-1 A full fire sprinkler system is required.  A Fire suppression system designed to NFPA 13
standards shall apply to the retail and garage areas.  A fire suppression system designed
to NFPA 13R shall apply to the residential portion of the structure.  Acknowledged by
applicant.

C-2 A separate tap is required for the building fire service connection.  Clarify which tap will
provide fire service for the garage.  If neither tap shown provides service for garage fire
suppression system, a third tap will be required.  Condition not met.  See F-3 above and
revise accordingly.

C-3 This structure contains mixed use groups [M, Mercantile; R, Residential; S-2, Low-
Hazard Storage (public garage, group 2) and is subject to the mixed use and occupancy
requirements of USBC.  Acknowledged by applicant.

C-4 Fire Department ladder truck access is required for two longest sides (100% access to
Henry Street & Fayette Street sides) of all buildings over 50 feet in height.  This requires
a truck to be able to position itself between 15 and 30 feet from the face of the building.
For a building face to be considered accessible by a ladder truck the curb line shall be at
least 15 feet and no more than 30 feet form the face of the building.  The face of the
building may not articulate back into the mass of the building more than 7 feet
horizontally in the first 75 feet of vertical dimension of the building.  The current
massing and articulation does not meet the requirements for ladder truck access.
Applicant has agreed to ladder truck alternatives.

C-5 All elevated structures used for the purpose of ladder truck access shall be designed to
AASHTO HS-20 loadings.  Acknowledged by applicant.

C-6 Provide an Emergency Vehicle Easement for the interior roadway.  The easement shall
be  utilized for ambulance and police access only in order to minimize traffic disruption
on Henry Street.  This easement shall not be utilized for fire apparatus.  The easement
shall be designed to AASHTO HS-20 loadings.  A minimum of 14 foot clearance from
overhead obstructions is required.  Condition met.

C-7 Hydrants shall be located within 100 feet and on the same side of the street of the
siamese connection served.  Condition not met.  See F-3 above and revise.

C-8 New construction must comply with the current edition of the Uniform Statewide
Building Code (USBC).  Shown as Note 2 on Sheet 2.

C-9 The developer shall provide a building code analysis with the following building code
data on the plan: a) use group; b) number of stories; c) type of construction; d) floor area
per floor ; e) fire protection plan.  Acknowledged by applicant.

C-10 The final site plans shall show placement of fire easement signs. Acknowledged by
applicant.

C-11 A soils report must be submitted with the building permit application.  Acknowledged by
applicant.
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C-12 Prior to submission of the Final Site Plan, the developer shall provide a fire flow analysis
by a certified licensed fire protection engineer to assure adequate water supply for the
structure being considered.  Condition not met.  See F-2 above.

C-13 A Certificate of occupancy shall be obtained prior to any occupancy of the building or
portion thereof, in accordance with USBC 118.0.  Acknowledged by applicant.

C-14 All exterior walls within 5 feet from an interior property line shall have a fire resistance
rating of 1 hour, from both sides, with no openings permitted within the wall.  As
alternative, a 2 hour fire wall may be provided.  The applicant shall clarify if Virginia
Power intends to vacate the existing power substation and sell the land as part of
incorporation as one parcel for this project.  Should Virginia Power retain a lot within the
block of this project, wall ratings and opening restrictions may apply based upon location
of the lot line.  Acknowledged by applicant.

C-15 Required exits, parking, and facilities shall be accessible for persons with disabilities.
Provide 2 additional handicap parking spaces on P2 garage level.  Acknowledged by
applicant.

C-16 The public parking garage floor must comply with USBC and drain through oil
separators or traps to avoid accumulation of explosive vapors in building drains or sewers
as provided for in the plumbing code (USBC).  This parking garage is classified as an S-
2, Group 2, public garage.  Floors of public garages must be graded to drain through oil
separators or traps to avoid accumulation of explosive vapors in building drains or sewers
(USBC).  Acknowledged by applicant.

C-17 Enclosed parking garages must be ventilated in accordance with USBC.  Show vent
locations.  Condition met, vents shown on plans.

C-18 Prior to the issuance of a demolition permit or land disturbance permit, a rodent
abatement plan shall be submitted to Code Enforcement that will outline the steps that
will taken to prevent the spread of rodents from the construction site to the surrounding
community and sewers.  Show note on plans.   Condition not met.

C-19 Roof drainage systems must be installed so as neither to impact upon, nor cause
erosion/damage to adjacent property.  Acknowledged, drains will be tied in to a closed
system.

C-20 Sheeting and shoring shall not extend beyond the property line; except when the
developer has obtained a written release from adjacent property owners which has been
recorded in the land records; or through an approved encroachment process.
Acknowledged by applicant.
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Police:

1. (Staff is not including the following comment as a condition.  City staff generally
recommends that City standard lighting levels be met on public streets, sidewalks, rights-
of-way and common areas rather than the higher levels recommended here by the Police
Department.)  
The lighting for the parking garages, sidewalks, parking lots, and all common areas is to
be a minimum of 2.0 foot candles minimum maintained.

Health Department:

C-1 An Alexandria Health Department Permit is required for all regulated facilities.  

C-2 Permits are non-transferable.

C-3 Permits must be obtained prior to operation.

C-4 Five sets of plans are to be submitted to and approved by this department prior to
construction of any facility regulated by the health department.

C-5 Plans for food facilities must comply with the Alexandria City Code, Title 11, Chapter 2,
Food and Food  Establishments. There is a $135.00 fee for review of plans for food
facilities.

C-6 Pool plans must comply with Title 11, Chapter 11, Swimming Pools.  Tourist
establishment pools must have six (6) sets of plans submitted.

C-7 Personal grooming facilities must comply with Title 11, Chapter 7, Personal Grooming
Establishments.

C-8 Tanning Salons must meet State Code Title 59.1, Chapter 24.1, Tanning Facilities.

C-9 Massage facility plans must comply with Title 11, Chapter 4.2, Massage Regulations. All
massage therapists must possess a current massage therapist certification, issued by the
Commonwealth of Virginia in accordance with the Code of Virginia Chapter 599, §
54.1-3029 and must possess an Alexandria Massage permit in accordance with
Alexandria City Code Title 11, Chapter 4.2 prior to engaging in any massage activity.

C-10 Coin-operated dry cleaning facility plans must comply with Title 9, Chapter 4, Coin
operated Dry Cleaning Establishments.

C-11 Coin-operated laundry plans must comply with Title 9, Chapter 5, Coin Operated
Laundries.

C-12 Hotels/Motels must comply with State Code 35.1, Hotels, Restaurants, Summer Camps,
and Campgrounds.

C-13 Food must be protected to the point of service at any outdoor dining facility.
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R-1 Provide a menu or list of foods to be handled at this facility to the Health Department
prior to opening.

Historic Alexandria (Archaeology):

F-1 This property was the site of Colross, an early 19th-century estate which occupied the
entire city block bounded by Henry, Pendleton, Oronoco and Fayette Streets.  John Potts,
secretary of the Potomac Company, began construction of the mansion in 1799, and it
was completed in 1802.  Potts sold the estate to Jonathan Swift, a diplomat and
prominent Alexandria merchant, in 1803.  Swift died in 1824 and was buried at Colross.
Alexandria attorney and Circuit Court judge Thomas Mason, the grandson of George
Mason, purchased the property after Swift’s death.  During the Civil War, the estate was
seized and used by federal authorities.  The development parcel  therefore has the
potential to yield significant archaeological resources relating to activities on the historic
estate.  In addition, it is possible that a family cemetery could be present on the site.
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REPORT ATTACHMENTS 
AVAILABLE IN THE PLANNING AND ZONING OFFICE


