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Introduction 

The existing structure at 0 Prince Street is owned by the City of Alexandria and is currently unoccupied.  

The City has requested the generation of technical documents to be utilized in the City’s preparation of 

Request for Proposal (RFP) documents for a tenant to rent, repair, and maintain the building.  This report 

includes information for the potential tenant to understand existing conditions of the structure and City 

requirements for renovation.  The information included pertains to requirements by the Board of 

Architectural Review (BAR), requirements by the Department of Transportation and Environmental 

Services (T&ES) in relation to the structure being located in a flood plain, existing utilities, and a 

structural assessment. 

General Description 

The subject property is located at 0 Prince Street in Alexandria, Virginia and contains a two story building 

and associated parking lot. The parcel is bound by Prince Street to the north, Strand Street to the west, 

and the Dandy Restaurant Cruises and the Potomac River to the east. An existing parking lot lies to the 

south.  

On June 13, 2012 a site visit was performed to: 

 Document wood components and other historic and architectural elements of the structure which 

will require Board of Architecture Review (BAR). 

 Identify flood plain mitigation efforts required by Transportation and Environmental Services 

(T&ES). 

 Assess existing utilities and identify deficiencies visible at the time of the site visit. 

 Update the evaluation of the structural system which was originally completed in 2010. 

The site visit and scope of this report did not include: 

 An ADA assessment 

 Underground testing or geotechnical services 

 Utility testing 

 Material testing or hazardous material evaluation 

 Evaluation of site conditions other than utilities. 

Historic Considerations 

The structure located at 0 Prince Street falls within the historic district of the City of Alexandria and is, 

therefore, required to follow the Design Guidelines for the Old and Historic Alexandria District and the 

Parker‐Gray District which are included in Appendix I.  The BAR which adopted the Design Guidelines 

requires documentation of elements that have historic merit which are going to be demolished.   

  

Due to the structural instability of the balconies, the City of Alexandria will be demolishing the existing 

exterior decks in their entirety.   Measured drawings and photographs are included in Appendix G for 
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the City’s use in obtaining demolition approval from the BAR and for future tenant use in reconstructing 

the balconies.   

 

If the future tenant wishes to demolish other historic elements of the structure, approval by the BAR will 

be required.  Chapter 4 of the Design Guidelines provides information on requirements for demolition 

including requirements for documentation of the existing element which include: 

 

 A plot plan accurately showing the extent of the proposed demolition 

 Narrative describing the reason for the demolition and describe alternatives to demolition and 

why those alternatives are not considered feasible 

 A documented written history, measured drawings, and photographs which must be approved 

by the BAR 

 Measured drawings and photographs. 

Environmental Concerns & Mitigation 

Flood Plain 

According to the Flood Rate Insurance Map (FIRM) provided in Appendix A, the subject property is 

located in Special Flood Hazard Area Zone AE and the base flood elevation is 10 feet. Geographic 

coordinates are referenced to the horizontal North American Datum of 1983 (NAD 83) and North 

America Vertical Datum 88 (NAVD 88).  

 

The finished floor of the building was evaluated during field investigations. The finished floor of the 

building ranged between 8.854 feet and 9.034 feet (NAVD 88), which is below the FIRM base flood 

elevation of 10 feet. 

 

The Zoning Ordinance of the City of Alexandria, Virginia, Article VI, section 6‐300 Floodplain district is 

provided in Appendix B. Projects defined as a substantial improvement by the Ordinance are subject to 

the ordinance regulations. Part 6‐303 Definitions of the Ordinance defines substantial improvement as 

follows: 

  “Any repair, reconstruction, rehabilitation, addition or other improvement of a building or 

structure, the cost of which equals or exceeds 50 percent of the market value of the building or 

structure immediately before construction of the improvement is commenced, or any restoration 

of a building or structure which has incurred substantial damage; provided, that the term does 

not include:  (1) Any improvement of a building or structure that is necessary to correct existing 

violations of state or local health, sanitary or safety code specifications which have been 

identified by appropriate officials of the state or city and which are the minimum necessary to 

assure safe living conditions; or (2) Any improvement of a ʺhistoric structure,ʺ as defined in this 

section, so long as the improvement does not preclude the structureʹs continued designation as a 

ʺhistoric structure.ʺ    
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It is likely that repairs to the structure will exceed 50 percent of the market value, thus, the requirements 

of the Zoning Ordinance will need to be met. 

Part 6‐306 (B) of the Ordinance states the following: 

 

   “The elevation of the lowest floor, including the basement for any new nonresidential building or 

structure and any extension or accessory to a nonresidential building shall be at least one foot 

above the base flood elevation. Nonresidential buildings located in all A or AE zones may be 

floodproofed in lieu of being elevated provided that all areas of the building components below 

the elevation corresponding to the base flood elevation plus one foot are watertight with walls 

substantially impermeable to the passage of water, and use structural components having the 

capability of resisting hydrostatic and hydrodynamic loads and the effect of buoyancy. In no 

event shall any floor below at least one foot above the base flood elevation be used for human or 

animal habitation, food storage, or food preparation.”  

 

Based on the aforementioned sections of the Code and discussions with Transportation and 

Environmental Services (T&ES), the first floor of the building may remain in place at its current elevation 

below the base flood plain; however, the building must be floodproofed to an elevation corresponding to 

the base flood elevation plus one foot (elevation of 11) as designated by the Code. Although human or 

animal habitation, food storage, or food preparation would not be allowed to take place in the first floor 

of the building, the first floor could be used for other purposes including, but not limited to, a dining area 

or lobby if the desired use is a restaurant. 

 

According to section 6‐306 (F), in order for a building permit to be issued for construction or substantial 

improvement of a building or structure, the applicant must submit to the department of code 

administration a certification from a duly registered architect or engineer that the construction of a 

building or improvement will meet the following requirements: 

a) The construction shall be protected against flood damage; 

b) The construction shall be designed (or modified) and anchored to prevent flotation, collapse, or 

lateral movement of the building and structure; 

c) The construction shall be built using materials and utility equipment that are resistant to flood 

damage; and,  

d) The construction shall be built using methods and practices that will minimize flood damage. 

  

Resource Protection Area (RPA) 

Based on the RPA analysis provided by the City and attached in Appendix C, the subject property lies 

within the 100 foot RPA delineated from the top of bank along the Potomac River. The RPA analysis 

indicates the subject building and parking lot are classified as a legal noncomplying use which is subject 

to restrictions. Per 13‐118 (E) of the RPA, “Any noncomplying land use or structure may continue and be 

maintained, including renovation, remodeling, and other cosmetic alterations provided that the activity 

does not result in land disturbance and that there is no net increase in nonpoint source pollutant load.” 
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No increase in impervious area or disturbance to land outside the building is anticipated with the 

building renovation. In addition, the existing areas of pavement are assumed to be adequate for use as 

construction and staging areas. Based on the aforementioned section of the RPA analysis and discussion 

with T&ES Environmental Quality department, the building permit will be required to be routed through 

T&ES Environmental Quality department as part of the standard permitting process since the project is 

located within the RPA. No special permitting would be required assuming no increase in impervious 

area, including those areas used for staging and equipment storage. If additional runoff is generated due 

to an increase in impervious area, the RPA would be impacted and remediation would be required to 

meet T&ES Watershed Protection regulations. 

Existing Utilities  

During the site visit, several public manholes were observed. A sanitary manhole and 

telecommunications manhole were located in the pavement at the intersection of Prince Street and The 

Strand street. A storm sewer curb inlet was observed with the structure lid located in the accessible ramp 

at the intersection of Prince Street and The Strand street. A storm drainage channel covered by a metal 

plate crosses the Prince Street sidewalk conveying runoff from the existing parking lot to the street where 

it is intercepted by the public storm sewer system.  Figures 1‐3 are pictures of the existing utilities 

described. 

 

       

Figure 1 – Utilities, Prince Street & The Strand Street Intersection 
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Figure 2 – Storm Drainage Channel       Figure 3 – Sewer & Telecom Manhole 

Along Prince Street Sidewalk        at Prince Street & The Strand Intersection 

Limited record drawing information was available; however, record drawings for the sanitary sewer 

system were provided and are included in Appendix D. The record drawing dated October, 1973 shows a 

sanitary manhole at the intersection of Prince Street and The Strand street which generally complies with 

the field observations. The record drawing dated May 1973 shows a 4‐inch sanitary force main extending 

from the manhole in Prince Street east across the location where the subject building is located and 

continuing further east transitioning to a 2‐inch force main. Although the October 1973 record drawing 

does not show the force main; it is assumed that the force main is still in place.  

The October 1973 drawing indicates a 4‐inch sanitary sewer tap extends off the main and continues to a 

clean‐out east of the subject property. A cleanout was observed in this vicinity as shown in figure 4. The 

cleanout appeared to have been in existence for quite some time judging by the rusted metal piping 

observed inside the cleanout.  However, a new plastic lid appeared to have been provided recently. The 

lid had already been broken as shown in figure 4.   
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Figure 4 –Cleanout Southeast of Prince Street & The Strand Street Intersections 

Based on the City of Alexandria Office of Historic Alexandria, Alexandria Archeology, Studies of the 

Waterfront report provided by the City, a Seafood Trailer was permitted in 1973 to be located west of the 

subject building. The sanitary lateral shown in the October 1973 record drawing and the cleanout 

observed during the field investigations likely served the Seafood Trailer (Fish House). See page 17 of the 

Waterfront report, provided in Appendix E for discussion and photograph. Note that the photograph in 

the Waterfront report also shows the presence of the curb inlet and manholes observed during the field 

investigations at the Prince Street and The Strand street intersection. 

As shown in figures 5 & 6, a water meter structure was observed southeast of the Prince Street and The 

Strand street intersection in the vicinity adjacent to where the sanitary cleanout was observed. 

       

Figure 5 – Water Meter Location Proximity to      Figure 6 – Water Meter with Structure Top On 

Sanitary Cleanout 
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Figures 7 & 8 are photographs of the water meter structure with the lid removed. As shown in the photos, 

the water meter itself was no longer present inside the structure. The building south of the Beachcomber, 

Dandy Restaurant Cruises, is currently open for business and has water service. Based on phone 

conversations with Dandy Restaurant Cruises’ management, the building has its own water meter that is 

remotely read.  

       

Figure 7 – Water Meter Structure w/ Lid Removed  Figure 8 – Water Meter Structure Close‐Up 

Additional site utilities that were observed at the field visit included a natural gas meter and a pole 

mounted transformer. According to field investigations, the Beachcomber building and the small 

building located to the south have separate electric service drops. See Appendix F ‐ MEP Assessment, for 

photographs and additional information.   

 

Field investigations indicate water and sanitary sewer service is present at the building; therefore, no new 

site utilities are anticipated.  If any new utilities were required, they would need to comply with the 

Zoning Ordinance of the City of Alexandria, Virginia, Article VI, section 6‐300 Floodplain district part 6‐

306 (C) which states, “All new and replacement public utilities, watermains and sanitary sewers shall be 

designed to minimize or eliminate infiltration and exfiltration and to insure their structural integrity 

under flood conditions to the satisfaction of the director of transportation and environmental services.”  

MEP Assessment 

An assessment of the interior utilities and mechanical, electrical, and plumbing systems was performed in 

June of 2012.  The report and discussion relating to the flood plain elevation and MEP restrictions is 

included in Appendix F – MEP Assessment. 

Structural Assessment 

In 2010 a structural assessment of the building at 0 Prince Street was performed and a report written 

discussing structural deficiencies and repair recommendations.  Due to the seismic event in 2011, a new 

assessment was performed in June 2012 to evaluate whether any additional damage was caused by the 

event.  The report was updated per those findings and is included as Appendix H. 
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Sec. 6 300 Floodplain district.

6 301 Purpose and intent.

(A)

This ordinance is adopted pursuant to the authority granted to all localities by Va. Code § 15.2 2280, as
well as the authority specifically granted to the city in its Charter. The purpose of these provisions is to
prevent: the loss of life and property, the creation of health and safety hazards, the disruption of
commerce and governmental services, the extraordinary and unnecessary expenditure of public funds for
flood protection and relief, and the impairment of the tax base by:

(1)

Regulating uses, activities, and development which, alone or in combination with other existing or future
uses, activities, and development, will cause unacceptable increases in flood heights, velocities, and
frequencies;

(2)

Restricting or prohibiting certain uses, activities, and development from locating within districts subject
to flooding;

(3)

Requiring all those uses, activities, and developments that do occur in flood prone districts to be
protected and/or flood proofed against flooding and flood damage; and,

(4)

Protecting individuals from buying land and structures which are unsuited for intended purposes
because of flood hazards.

6 302 Applicability.

(A)

These provisions shall apply to all privately and publicly owned lands within the jurisdiction of the City
of Alexandria and identified as being in a floodplain as designated in the flood insurance study and as
shown on the flood insurance rate maps prepared by the Federal Emergency Management Agency
(FEMA) dated June 16, 2011.

(B)

The floodplain district regulations in section 6 300 are adopted in compliance with floodplain
management criteria set forth in regulations promulgated by FEMA.

July 23, 2012
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(C)

This section shall be applicable to all applicants for building permits in the floodplain area.

(D)

All buildings for which a building permit shall have been duly and regularly issued by the director of
building and mechanical inspections on or before May 24, 1977, which permit has not expired, may be
completed without the necessity of complying with the floodplain district regulations in section 6 300,
but after completion, any such building or structure and the land on which it is situated shall be subject to
all the provisions of said section.

(E)

All preliminary site plans which have been duly and regularly approved on or before May 24, 1977, and
which have not expired, may be completed without the necessity of complying with the floodplain
district regulations in section 6 300, but after completion, any building or structure on said site plan
together with the land included in said site plan shall be subject to all the provisions of said section

(F)

All final site plans which have been duly and regularly approved and released on or before May 24, 1977,
and which have not expired may be completed without the necessity of complying with the floodplain
district regulations in section 6 300, but after completion, any building or structure on said site plan
together with the land included in said site plan shall be subject to all the provisions of said section.

(G)

Any building or structure which is in existence on or before June 15, 2011, or for which a preliminary or
combination site plan, building permit or subdivision approved on or before June 15, 2011, continues in
force and effect shall not be deemed a nonconforming use provided, that any such building or structure
which, following June 15, 2011, is the subject of substantial improvement shall comply with the
floodplain regulations in effect at the time of such improvement.

6 303 Definitions.

For the purposes of this section 6 300 the following terms and phrases shall have the meaning ascribed as
follows below. Should any uncertainty occur with respect to the definition of any word, term or phrase
used in this section, the applicable definitions set out in 44 CFR 59.1, as amended, shall apply.

(A)

A Zone. An area of the one hundred (100) year flood as shown on the Flood Insurance Rate Map. This
zone is also referred to as the Approximated Floodplain District.

(B)

July 23, 2012
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AE Zone. An area shown of the 100 year flood on the flood insurance rate map for which corresponding
base flood elevations have been provided. This zone is also referred to as the Special Floodplain District.

(C)

Base flood. The flood having a one percent chance of being equaled or exceeded in any given year. May
also be referred to as the 100 year flood.

(D)

Base flood elevation (BFE). The FEMA designated 100 year water surface elevation as shown on the flood
insurance rate map that corresponds to the base flood.

(E)

Basement. Any area of a building (including parking) having its floor subgrade (below ground level) on
all sides.

(F)

Development. Any man made change to improved or unimproved real estate, including, but not limited
to, the construction of buildings or other structures, the placement of manufactured homes, the
construction of streets, the installation of utilities and other activities or operations involving paving,
filling, grading, excavating, mining, dredging or drilling, the storage of equipment or materials.

(G)

Existing manufactured home park or subdivision. Amanufactured home park or subdivision for which the
construction of facilities for servicing the lots on which the manufactured homes are to be affixed
(including, at a minimum, the installation of utilities, the construction of streets, and either final site
grading or the pouring of concrete pads) is completed before the effective date of the floodplain
management regulations adopted by a community.

(H)

Flood/flooding.

(1)

A general and temporary condition of partial or complete inundation of normally dry land areas from:

(a)

The overflow of inland or tidal waters;

(b)

July 23, 2012
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The unusual and rapid accumulation or runoff of surface waters from any source; or,

(c)

Mudflows which are proximately caused by flooding as defined in paragraph (1)(b) of this definition and
are akin to a river of liquid and flowing mud on the surfaces of normally dry land areas, as when earth is
carried by a current of water and deposited along the path of the current.

(2)

The collapse or subsistence of land along the shore of a lake or other body of water as a result of erosion
or undermining caused by waves or currents of water exceeding anticipated cyclical levels or suddenly
caused by an unusually high water level in a natural body of water, accompanied by a severe storm, or by
an unanticipated force of nature such as flash flood or an abnormal tidal surge, or by some similarly
unusual and unforeseeable event which results in flooding as defined in paragraph (1)(a) of this
definition.

(I)

Flood insurance rate map (FIRM). An official map of a community, on which the FEMA Federal Insurance
Administrator has delineated both the special flood hazard areas and the risk premium zones applicable
to the community. A flood insurance rate map that has been made available digitally is called a digital
flood insurance rate map (DFIRM). The official Flood Insurance Rate Map for the City of Alexandria shall
be the in the digital format prepared by FEMA, Federal Insurance Administration, dated June 16, 2011, as
amended.

(J)

Flood insurance study (FIS). An examination, evaluation and determination of flood hazards and, if
appropriate, corresponding water surface elevations, or an examination, evaluation and determination of
mudflow and/or flood related erosion hazards. The official Flood Insurance Study for the City of
Alexandria shall be the flood insurance study prepared by FEMA, Federal Insurance Administration,
dated June 16, 2011, as amended.

(K)

Floodplain. A relatively flat or low land area adjoining a river, stream or other watercourse which is
subject to partial or complete inundation by water from such watercourse, or a land area which is subject
to the unusual and rapid accumulation or runoff of surface waters from any source.

(L)

Floodplain district. The areas encompassed by the 100 year floodplain as shown on the flood insurance rate
map.
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(M)

Flood prone area. Any land area susceptible to being inundated by water from any source more often than
once in a 100 year period.

(N)

Floodproofing. Any combination of structural and non structural additions, changes, or adjustments to
structures which reduce or eliminate flood damage to real estate or improved real property, water and
sanitary facilities, structures and their contents.

(O)

Floodway. The designated area of a floodplain required to carry and discharge flood waters of a given
magnitude. For purposes of this section 6 300, a floodway must be capable of accommodating a flood of
the 100 year magnitude.

(P)

Freeboard. A factor of safety usually expressed in feet above a specified flood level for purposes of
floodplain management. Freeboard tends to compensate for the many unknown factors that could
contribute to flood heights greater than the height calculated for a selected size flood and floodway
conditions, such as wave action, bridge openings, and the hydrological effect of urbanization in the
watershed.

(Q)

Highest adjacent grade. The highest natural elevation of the ground surface prior to construction next to the
proposed walls of a structure.

(R)

Historic structure. Any structure that is:

(1)

Listed individually in the National Register of Historic Places (a listing maintained by the Department of
Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for
individual listing on the National Register;

(2)

Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical
significance of a registered historic district or a district preliminarily determined by the Secretary to
qualify as a registered historic district;
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(3)

Individually listed on a state inventory of historic places in states with historic preservation programs
which have been approved by the Secretary of the Interior; or,

(4)

Individually listed on a local inventory of historic places in communities with historic preservation
programs that have been certified either by an approved state program as determined by the Secretary of
the Interior or directly by the Secretary of the Interior in states without approved programs.

(S)

Lowest floor. The lowest floor of the lowest enclosed area (including basement). A parking structure that is
below grade on all sides is considered a basement and therefore the lowest floor. An unfinished or flood
resistant enclosure, usable solely for parking of vehicles, building access or storage, in an area other than
a basement area (the enclosure is not below grade on all sides) is not considered a building s lowest floor;
provided, that such enclosure is not built so as to render the structure in violation of the applicable
floodproofing non elevation design requirements of this section 6 300

(T)

Manufactured home. A structure, transportable in one or more sections, which is built on a permanent
chassis and is designed to be used as a single family dwelling, with or without permanent foundation,
when connected to the required facilities, and which includes the plumbing, heating, air conditioning and
electrical systems contained in the structure. A manufactured home shall include park trailers and other
similar vehicles when placed on a site for greater than 180 days.

(U)

Mixed use building. Any building or structure that is used or intended for use for a mixture of
nonresidential and residential uses in the same building or structure. For floodplain management
purposes, a mixed use building is subject to the same rules and conditions as a residential building unless
all of the provisions set forth more specifically herein are met.

(V)

New construction. Buildings and structures as to which the start of construction occurred on or after May
24, 1977, including any subsequent improvements to such buildings or structures. For floodplain
management purposes, new construction means structures for which the start of construction
commenced on or after the effective date of a floodplain management regulation adopted by a
community and includes any subsequent improvements to such structures.

(W)
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Nonresidential building. Any building or structure which is not a residential building or a mixed use
building.

(X)

Recreational vehicle. A vehicle which is:

(1)

Built on a single chassis;

(2)

Four hundred square feet or less when measured at the largest horizontal projection;

(3)

Designed to be self propelled or permanently towable by a light duty truck; and,

(4)

Designed primarily not for use as a permanent dwelling but as temporary living quarters for recreational
camping, travel, or seasonal use.

(Y)

Residential building. Any single family dwelling, two family dwelling, row or townhouse dwelling, or
multi family dwelling, and any accessory building or structure.

(Z)

Shallow flooding area. A special flood hazard area with base flood depths from one to three feet where a
clearly defined channel does not exist, where the path of flooding is unpredictable and indeterminate,
and where velocity flow may be evident. Such flooding is characterized by ponding or sheet flow.

(AA)

Special flood hazard area (SFHA). The land in the floodplain subject to a one percent or greater chance of
being flooded in any given year as designated on the official Flood Insurance Rate Map for the City of
Alexandria.

(BB)

Start of construction. The date a building permit is issued, provided that the actual start of construction
begins within 180 days of the permit issuance date. For new construction, the actual start of construction
means the initial placement of permanent construction of a structure on the site, such as the pouring of
footings or a slab, the installation of piles, the construction of columns or any work beyond the state of
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excavation, or the placement of a manufactured home on a foundation. Permanent construction does not
include land preparation, such as clearing, grading and filling, or the installation of streets or walkways,
or excavation for a basement or for footings, piers or foundations, or the erection of temporary forms, or
the installation of accessory buildings, such as garages or sheds not occupied as dwelling units and not
part of the main structure. For substantial improvements, the actual start of construction means the first
alteration of any wall, ceiling, floor or other structural part of a building, whether or not the alteration
affects the external dimensions of the buildings.

(CC)

Structure. For flood plain management purposes, a walled and roofed building, including a gas or liquid
storage tank, that is principally above ground, as well as a manufactured home. Structure for insurance
coverage purposes, means:

(1)

A building with two or more outside rigid walls and a fully secured roof, that is affixed to a permanent
site;

(2)

A manufactured home (also known as a mobile home), is a structure: built on a permanent chassis,
transported to its site in one or more sections, and affixed to a permanent foundation; or

(3)

A travel trailer without wheels, built on a chassis and affixed to a permanent foundation, that is regulated
under the community s floodplain management and building ordinances or laws.

For the latter purpose, structure does not mean a recreational vehicle or a park trailer or other similar
vehicle, except as described in paragraph (3) of this definition, or a gas or liquid storage tank.

(DD)

Substantial damage. Damage of any origin sustained by a building or structure whereby the cost of
restoring the building or structure to its before damaged condition would equal or exceed 50 percent of
the market value of the building or structure before the damage occurred.

(EE)

Substantial improvement. Any repair, reconstruction, rehabilitation, addition or other improvement of a
building or structure, the cost of which equals or exceeds 50 percent of the market value of the building
or structure immediately before construction of the improvement is commenced, or any restoration of a
building or structure which has incurred substantial damage; provided, that the term does not include:

(1)
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Any improvement of a building or structure that is necessary to correct existing violations of state or local
health, sanitary or safety code specifications which have been identified by appropriate officials of the
state or city and which are the minimum necessary to assure safe living conditions; or

(2)

Any improvement of a historic structure, as defined in this section, so long as the improvement does
not preclude the structure s continued designation as a historic structure.

(FF)

Violation. The failure of a structure or other development to be fully compliant with the City of
Alexandria s floodplain management regulations. A structure or other development without the elevation
certificate, other certifications, or other evidence of compliance required in 44 CFR 60.3(b)(5), (c)(4),
(c)(10), (d)(3), (e)(2), (e)(4), or (e)(5) is presumed to be in violation until such time as that documentation is
provided.

6 304 Description of floodplain districts.

(A)

The various floodplain districts shall include the special flood hazard areas described below. The basis for
the delineation of these districts shall be the flood insurance study and the flood insurance rate maps for
the City of Alexandria prepared by FEMA, Federal Insurance Administration, dated June 16, 2011, and
any subsequent revisions and amendments thereto.

(1)

The special floodplain district shall include those areas identified as an AE zone on the flood insurance
rate map for which 100 year base flood elevations have been provided.

(2)

The approximated floodplain district shall include those areas identified as an A zone on the flood
insurance rate map. In these zones, no detailed flood profiles or elevations are provided, but the 100 year
floodplain boundary has been approximated. For these areas, the 100 year flood elevations and floodway
information from federal, state, and other acceptable sources shall be used, when available. Where the
specific 100 year flood elevation cannot be determined for this area using other sources of data, such as
the U.S. Army Corps of Engineers Flood Plain Information Reports, U.S. Geological Survey Flood prone
Quadrangles, etc., then the applicant for the proposed use, development and/or activity shall determine
this elevation in accordance with FEMA approved hydrologic and hydraulic engineering techniques.
Hydrologic and hydraulic analyses shall be undertaken only by professional engineers or others of
demonstrated qualifications, who shall certify that the technical methods used correctly reflect currently
accepted technical concepts. Studies, analyses, computations, etc., shall be submitted in sufficient detail to
allow a thorough review by the director of transportation and environmental services.
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(B)

The delineation of any of the floodplain districts may be revised by the City of Alexandria where natural
or man made changes have occurred and/or where more detailed studies have been conducted or
undertaken by the U.S. Army Corps of Engineers or other qualified agency, or an individual documents
the need for such change. Updates to the delineation of the floodplain districts require approval from
both the City of Alexandria and the FEMA Federal Insurance Administration.

(C)

Any uncertainty on the floodplain district map, or flood insurance rate map, with respect to the boundary
of any floodplain district, either A or AE zone, shall be determined by the director of transportation and
environmental services by scaling and computation from the map or by land survey information.

6 305 Administration.

(A)

The director of transportation and environmental services shall be responsible for the administration of
the floodplain management regulations set forth in this section 6 300. He or she shall be responsible for
the review of all proposed uses and development to determine whether the land on which the proposed
use or development is located is in a floodplain, and that the site is reasonably safe from flooding.

(B)

An applicant must apply for a permit and issuance of the permit is required prior to the start of any
development within the special flood hazard area.

(C)

No site plan, subdivision plat or building permit application which proposes to construct or make
substantial improvements within any floodplain district shall be approved by any agency of the City of
Alexandria without certification by the director of transportation and environmental services that the
plan, plat or permit application meets the requirements of this section 6 300. The director of
transportation and environmental services shall insure that all other required permits related to
development in the floodplain from state or federal governmental agencies have been obtained.

(D)

All applications for new construction or substantial improvement within any floodplain district, and all
building permits issued for the floodplain shall incorporate the following information:

(1)

The base flood elevation at the site;
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(2)

The elevation of the lowest floor (including basement);

(3)

For structures to be floodproofed (nonresidential only), the elevation to which the structure will be
floodproofed; and,

(4)

Topographic information showing existing and proposed ground elevations.

(E)

The director of transportation and environmental services may require information from the applicant,
including, but not limited to, an engineering study of the floodplain. Upon a determination that the land
on which the proposed use or development is located in a floodplain, the director of transportation and
environmental services shall determine whether such use or development may be permitted in
accordance with the provisions of section 6 306 through 6 308 or requires the approval of a variance as set
forth in section 6 311

(F)

The director of transportation and environmental services shall be responsible for the collection and
maintenance of records necessary for the city s participation in the National Flood Insurance Program.
Base flood elevations may increase or decrease resulting from physical changes affecting flooding
conditions. As soon as practicable, but not later than six months after the date such information becomes
available, the director of transportation and environmental services shall notify or require the applicant to
notify the FEMA Federal Insurance Administrator of any change in base flood elevation or the
boundaries of any special flood hazard area depicted on the city s flood insurance rate map by submitting
technical and scientific data to FEMA for a letter of map revision.

6 306 Special regulations.

Within the boundaries of any A or AE zones in any floodplain district as shown on the flood insurance
rate map, buildings or structures and their extensions and accessory buildings or structures maybe be
constructed or substantially improved only in accordance with the following requirements of this section
6 300 and all other applicable provisions of law.

(A)

The elevation of the lowest floor, including the basement, for any new residential building or any
extension to a residential building shall be at least one foot above the base flood elevation.

(B)
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The elevation of the lowest floor, including the basement for any new nonresidential building or structure
and any extension or accessory to a nonresidential building shall be at least one foot above the base flood
elevation. Nonresidential buildings located in all A or AE zones may be floodproofed in lieu of being
elevated provided that all areas of the building components below the elevation corresponding to the
base flood elevation plus one foot are watertight with walls substantially impermeable to the passage of
water, and use structural components having the capability of resisting hydrostatic and hydrodynamic
loads and the effect of buoyancy. In no event shall any floor below at least one foot above the base flood
elevation be used for human or animal habitation, food storage or food preparation.

(C)

All new and replacement public utilities, water mains and sanitary sewers shall be designed to minimize
or eliminate infiltration and exfiltration and to insure their structural integrity under flood conditions to
the satisfaction of the director of transportation and environmental services.

(D)

Water heaters, furnaces, electrical distribution panels and other critical mechanical or electrical
installations shall not be installed below the base flood elevation. Separate electrical circuits shall serve
areas below the base flood elevation and shall be dropped from above.

(E)

Any proposed use of land, development and any new construction or substantial improvement of a
building or structure within an A or AE zone, in conjunction with all other uses, existing or possessing a
valid permit for construction, shall not increase the water surface elevation of the 100 year flood by more
than 0.5 foot. Any party proposing a land use or development or such construction or improvement
within an A or AE zone shall furnish specific engineering data and information as to the effect of the
proposed action on future flood heights and obtain approval from the director of transportation and
environmental services prior to undertaking the action.

(F)

No building permit shall be issued for the construction or substantial improvement of a building or
structure unless the applicant submits to the department of code administration a certification from a
duly registered architect or engineer that the proposed construction (including prefabricated homes) or
improvement meets the following requirements:

(1)

The construction shall be protected against flood damage;

(2)
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The construction shall be designed (or modified) and anchored to prevent flotation, collapse or lateral
movement of the building and structure;

(3)

The construction shall be built using materials and utility equipment that are resistant to flood damage;
and,

(4)

The construction shall be built using methods and practices that will minimize flood damage. The
certification required be section 6 306(F)(1) and (2) shall be based on the 100 year flood level as noted on
the flood insurance rate map.

(G)

No building permit for the substantial improvement of an existing nonresidential building shall be issued
unless the building, together with attendant utility and sanitary facilities, has the lowest floor (including
the basement) elevated at least one foot above the base flood elevation. Should this not be feasible, no
such permit shall be issued unless the existing structure is watertight floodproofed as described in section
6 306 in all areas below the base flood elevation to the classification designated by the director of
transportation and environmental services.

(H)

No building permit for the substantial improvement of an existing residential building shall be issued
unless the building has the lowest floor (including the basement) elevated at least one foot above the base
flood elevation.

(I)

Wherever floodproofing is utilized within the scope of this section 6 300, such floodproofing shall be
done by approved methods. A registered professional engineer or architect shall certify the adequacy of
the floodproofing design to withstand the stresses of the base flood and such plan shall cite the elevation
to which the structure is floodproofed. Such certification shall be provided on Federal Emergency
Management Agency, National Flood Insurance Program, elevation certificate and/or floodproofing
certificate as applicable. Designs meeting the requirements of the W 1 and W 2 without human
intervention technique as outlined in floodproofing regulations of the Office of the Chief of Engineers,
U.S. Army, December 15, 1995, shall be deemed to comply with this requirement. The building or code
official shall maintain a file of such certifications, including the elevation of the lowest floor for structures
that are elevated in lieu of watertight floodproofing.

(J)
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For all new construction or substantially improved structures, fully enclosed areas below the lowest floor
(other than a basement) which are below the base flood elevation shall:

(1)

Only be used for the parking of vehicles, building access, or limited storage of maintenance equipment
used in connection with the premises and shall not be designed or used for human habitation. Access to
the enclosed area shall be the minimum necessary to allow for parking of vehicles (garage door) or
limited storage of maintenance equipment (standard exterior door), or the entry to the living area
(stairway or elevator);

(2)

Be constructed entirely of flood resistant materials below the base flood elevation; and,

(3)

Include, in A and AE zones, measures to automatically equalize hydrostatic flood forces on walls by
allowing for the entry and exit of floodwaters. To meet this requirement, the openings must be certified
by a professional engineer or architect or meet the minimum design criteria:

(a)

Provide a minimum of two openings on different sides of each enclosed area subject to flooding;

(b)

The total net area of all openings must be at least one square inch for each square foot of enclosed area
subject to flooding;

(c)

If a building has more than one enclosed area, each area must have openings to allow floodwaters to
automatically enter and exit;

(d)

The bottom of all required openings shall be no higher than one foot above the adjacent grade;

(e)

Openings may be equipped with screens, louvers, or other opening coverings or devices, provided they
permit the automatic flow of floodwaters in both directions; and,

(f)
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Foundation enclosures made of flexible skirting are not considered enclosures for regulatory purposes,
and, therefore, do not require openings. Masonry or wood underpinning, regardless of structural status,
is considered an enclosure and requires openings as outlined above.

(K)

Any mixed use building may be considered a nonresidential building for purposes of this section 6 306 if
all of the following conditions are met; otherwise, the building shall be considered a residential building:

(1)

No more than 20 percent of the development site is within the boundaries of any A or AE zones in any
floodplain district as shown on the flood insurance rate map;

(2)

At least 20,000 square feet of finished floor area of the proposed mixed use building is devoted to
nonresidential use;

(3)

Basement areas (including below grade parking) must be located outside the boundaries of any A or AE
zones in any floodplain district; and,

(4)

All floodproofing requirements specified in this section 6 300 and as specified in FEMA Technical
Bulletin 3 93 Non Residential Floodproofing Requirements and Certification must be met.

6 307 Other conditions.

(A)

No filling of any kind shall be allowed within the boundaries of any A or AE zone except where such
filling, when considered in conjunction with all other uses, existing and proposed, will not increase the
base flood elevation more than 0.5 foot. Persons proposing such filling shall furnish specific engineering
data and information as to the effect of their proposed action on future flood heights and shall obtain
approval from the director of transportation and environmental services prior to any filling.

(B)

All uses, activities and development occurring within any floodplain district shall only be undertaken in
strict compliance with the Virginia Uniform Statewide Building Code (VA USBC).

(C)
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No wall, fence or other outdoor obstruction shall be constructed in any floodplain district unless such
structure is approved by the director of transportation and environmental services; provided that open
mesh wire fences of not less than No. 9 wire, with mesh openings of not less than six inches times six
inches, whose supports shall be securely anchored in concrete and whose wire shall be securely fastened
to the supports, may be erected without any review by or approval of the director of transportation and
environmental services under this section 6 300

(D)

The provisions of this section 6 300 shall not be construed to prevent the remodeling (not amounting to
substantial improvement), maintenance or floodproofing of buildings and structures now existing, or
prevent the surfacing or resurfacing of existing streets or parking lots within two inches of the existing
grade.

6 308 Subdivision requirements.

(A)

Subdivision proposals which are located in A or AE zones must comply with the provisions of section 6
300 and shall:

(1)

Be consistent with the need to minimize flood damage;

(2)

Have public utilities and facilities such as sewer, gas, electrical and water systems located and
constructed to minimize flood damage;

(3)

Have adequate drainage provided to reduce exposure to flood hazards; and,

(4)

Include base flood elevation data.

6 309 Trailer camps, manufactured homes, mobile homes, recreational vehicles and septic tank systems.

(A)

Trailer camps, manufactured homes and mobile homes are not permitted in any floodplain district.

(B)
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All recreational vehicles in the floodplain must be on the site for fewer than 180 consecutive days and be
fully licensed and ready for highway use.

(C)

Installation of septic tank systems in any floodplain district is prohibited.

6 310 Flood prevention projects.

Nothing in section 6 304 through section 6 308 shall be construed to prohibit the City of Alexandria or
any person from undertaking lawful filling, draining, construction, realignment or relocation of stream
channels or any other improvement that is intended to eliminate or reduce the danger of flooding,
provided:

(A)

The improvement is in accord with the City of Alexandria s flood improvement plan for the floodplain
district involved and the director of transportation and environmental services has issued a certificate to
that effect;

(B)

The improvement is under the general supervision of the director of transportation and environmental
services;

(C)

The realignment or relocation of any stream channel is designed and constructed so that there will be no
reduction in the natural valley storage capacity of the area with respect to the 100 year flood, unless such
relocation or realignment is designed to contain the 100 year flood within the banks of the channel;

(D)

Notification, in riverine situations, is provided to adjacent communities, Virginia Department of
Conservation and Recreation, FEMA, and other required agencies prior to any alteration or relocation of a
watercourse; and,

(E)

The requirements of section 6 306(E) and section 6 307(A) must be met.

6 311 Variances.

(A)

The city council may, for good and sufficient cause, permit less than full compliance with or waive the
provisions of section 6 304 through section 6 310, provided:
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(1)

Written application is made stating the hardship which will occur if the variance is not granted;

(2)

A public hearing is held;

(3)

The decision is made by a majority vote of the entire membership of city council upon finding that the
variance is the minimum necessary, considering the flood hazard, to afford relief;

(4)

The director of transportation and environmental services states in writing that the variance will not
result in unacceptable or prohibited increases in flood heights, additional threats to public safety,
extraordinary public expense; and will not create nuisances, cause fraud or victimization of the public, or
conflict with local laws and ordinances; and,

(5)

The director of transportation and environmental services notifies the applicant in writing that the
issuance of a variance to construct a structure below the base flood elevation will result in increased
insurance premium rates for flood insurance and that such construction will increase the risks to life and
property.

(B)

In evaluating applications for variances, the director of transportation and environmental services shall
satisfy all relevant factors and procedures specified in other sections of the city s ordinance and consider
the following additional factors:

(1)

The danger to life and property due to increased flood heights or velocities caused by encroachments;

(2)

The danger that materials may be swept onto other lands or downstream to the injury of others;

(3)

The susceptibility of the proposed facility and its contents to flood damage and the effect of such damage
on the individual owners;

(4)
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The importance of the services provided by the proposed facility to the community;

(5)

The requirements of the facility for a waterfront location;

(6)

The availability of alternative locations not subject to flooding for the proposed use;

(7)

The compatibility of the proposed use with existing development and development anticipated in the
foreseeable future;

(8)

The relationship of the proposed use to the comprehensive plan and floodplain management program for
the area;

(9)

The safety of access by ordinary and emergency vehicles to the property in time of flood;

(10)

The expected heights, velocity, duration, rate of rise, and sediment transport of the flood waters expected
at the site; and,

(11)

Such other factors which are relevant to the purposes of this ordinance.

(C)

The director of transportation and environmental services may refer any application and accompanying
documentation pertaining to any request for a variance to any engineer or other qualified person or
agency for technical assistance in evaluating the proposed project in relation to flood heights and
velocities, and the adequacy of the plans for flood protection and other related matters.

(D)

A record shall be maintained of the above notification as well as all variance actions, including
justification for the issuance of the variances. Any variances that are issued shall be noted in the annual or
biennial report submitted to the FEMA Federal Insurance Administrator.

(E)
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Variances may be issued by a community for new construction and substantial improvements and for
other development necessary for the conduct of a functionally dependent use.

6 312 Compliance, liability, severability and penalties.

(A)

No land shall hereafter be developed and no structure shall be located, relocated, constructed,
reconstructed, enlarged or structurally altered except in full compliance with the terms and provisions of
this section 6 300 and any other applicable ordinances and regulations which apply to uses within the
jurisdiction of these floodplain district regulations.

(B)

The degree of flood protection required by these floodplain district regulations and all other applicable
local, state and federal regulations is considered reasonable for regulatory purposes. Larger floods may
occur on rare occasions or flood heights may be increased by man made or natural causes. Therefore, the
regulations set forth in this section 6 300 do not imply that areas outside the floodplain districts, or land
uses permitted within such districts, will be free from flooding and flood damages under all conditions.
Additionally, the granting of a permit or approval of a development in an identified floodplain district
shall not constitute a representation, guarantee, or warranty of any kind by any official or employee of
the City of Alexandria of the practicability or safety of the proposed use, and shall create no liability upon
the City of Alexandria, its officials or employees.

(C)

If any section, subsection, paragraph, sentence, clause or phrase of this section 6 300 shall be declared
invalid for any reason by a court of competent jurisdiction, such decision shall not affect the remaining
portions of this section 6 300. The remaining portions shall remain in full force and effect; and for this
purpose, the provisions of this section 6 300 are hereby declared to be severable.

(D)

Any person who shall engage in new construction, substantial improvement or development without a
building permit as required by VA USBC and these floodplain management regulations shall be subject
to the penalties provided in section 11 200 of the zoning ordinance.

6 313 Appeals.

Any person aggrieved by a decision of the director of transportation and environmental services under
this section 6 300 may appeal that decision to city council; provided, that the appeal shall be filed in
writing with the city clerk within 15 days of the decision being appealed and shall describe the decision
being appealed and the reasons why the person believes the decision to be invalid.

6 314 Annual report.
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It shall be the city manager s duty to submit any reports to FEMA and the floodplain coordinator at the
Virginia Department of Conservation and Recreation that may be required regarding the City of
Alexandria s compliance with flood management regulations.

(Ord. No. 4354, § 1, 6 12 04; Ord. No. 4715, § 1, 4 16 11)

July 23, 2012



0 Prince Street Repair Requirements 

City of Alexandria, VA

Alpha Corporation Appendices
July 6, 2012 Page 34

Appendix C – RPA Analysis

July 23, 2012



0 Prince Street Repair Requirements 

City of Alexandria, VA

Alpha Corporation Appendices
July 6, 2012 Page 35

“Beachcomber” RPA Analysis:

For 4/23/2012 Waterfront Interdepartmental Implementation Meeting

This parcel lies within the 100 foot Resource Protection Area delineated from the top of bank along the
Potomac River. While the RPA line varies in this location, it appears that the structure itself is right on
the line of the 50 foot seaward boundary.

When the RPA was delineated in November and December of 2009, the parcel was developed with 100%
imperviousness. Within the first (seaward 50 feet there existed a complying water dependent use: the
office for the Dandy, a tour boat enterprise. The second half of the RPA was developed with the
Beachcomber (up on blocks) and an eight space parking lot. The Beachcomber and parking lot are
classified as legal noncomplying uses. The following are the restrictions on Non Complying Uses:

13 118 Noncomplying land uses and structures.

(A) Any land use or structure lawfully existing on January 28, 1992, or any land use or structure
that exists at the time of any amendment to this Article XIII that does not comply as a result of the
amendment, shall be deemed noncomplying.

(B) Any proposed land use or structure for which an applicant has an approved preliminary site
plan, building permit, subdivision plan, plot plan, or special use permit on or before February 23, 2004
that would not comply under proposed amendments to Article XIII pursuant to the December 10, 2001
amendments to 9VAC10 20 10 et seq may be constructed in accordance with the provisions of this Article
XIII in effect at the time of submittal, except that the proposed land use or structure shall comply with
any new requirements to the maximum extent practicable. Upon completion, the land use or structure
shall be deemed noncomplying.

(C) Any application for a proposed land use or structure that is not exempt pursuant to (A) or (B)
above shall comply with amendments to Article XIII adopted pursuant to the December 10, 2001
amendments to 9VAC10 20 10 et seq.

(D) Nothing in this Article XIII shall prevent the reconstruction of noncomplying structures
destroyed by any casualty unless the reconstruction is otherwise restricted by this ordinance or other
portions of the City Code. Such reconstruction shall occur within two years after the destruction or
damage and there shall be no increase in the amount of impervious area and no further encroachment in
the RPA, to the extent possible by sound engineering practices.

(E) Any noncomplying land use or structure may continue and be maintained, including
renovation, remodeling, and other cosmetic alterations provided that the activity does not result in land
disturbance and that there is no net increase in nonpoint source pollutant load.
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(F) A request to enlarge or expand a principal noncomplying structure within an RPA buffer area
may be approved by the Director of T&ES through an administrative process provided that:

(a) The principal structure remains intact and the modification is compatible in bulk and
scale to those in the surrounding neighborhood area, as determined by the Director of Planning
and Zoning. If these criteria are not met, the modification shall be subject to the exception request
process requirements of Sec. 13 116.

(b) There will be no increase in nonpoint source pollution load.

(c) Any development or land disturbance exceeding and area of 2,500 square feet
complies with Sec. 5 4 1 et seq of the City Code (Erosion and Sediment Control).

(d) The Director of T&ES finds that the request is consistent with the criteria provided in
Sec. 13 116(B).

(G) A request to construct or modify a non attached noncomplying accessory structure, or a
request to modify or expand a noncomplying land use (e.g., a parking area, boat storage area,
active recreation fields, etc.), shall only be approved through the exceptions process outlined in
Sec. 13 116.
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Appendix D Utility Record Drawings
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Appendix E – Studies of the Old Waterfront
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0 Prince Street: A Timeline                       17 

1973 The Washington Post reports on Le Bateau’s commissioning cruise: “What [Roger] Hilton 
and his associates — former Alexandria Mayor Frank Mann and his partners Robert Sweeney 
and John Richards — are after is a network of floating restaurants...the ship was built in Rhode 
Island for $350,000.”31

But, despite patronage like that of Sen. Hubert H. Humphrey, who holds a fund-raiser on the 
boat,32 Le Bateau Alexandria and her sister ship, Le Bateau Fort Lauderdale, file for bankruptcy 
after one summer and Mann attributes the failure to premature efforts to build a third floating 
restaurant in Miami.33

1973  Norwood Lee Carroll, of 407 Duke Street, applies for a two-year permit for a trailer to be 
located just west of the Potomac Arms building. He intends to sell seafood. The application is 
approved on June 2034 and subsequently extended. 

The Seafood Trailer in Potomac Arms’ front yard photographed in 1980 
Alexandria Gazette Collection II, Alexandria Library – Local History/Special Collections

In 1980, the trailer has the distinction of winning an “Onion” award for bad architecture from the 
American Institute of Architects.35  (In 2006, the trailer can still be seen on the river side of the 
gun store.) 

31 Rice, William.  “A Movable Feast,” The Washington Post , May 12, 1973, p. B3. The Post
gives a mixed review to Le Bateau’s “commissioning cruise.”

32 Post, Sept. 25, 1973, p. B3. 
33 Post, May 3, 1974, p. B5. 
34 Board of Architectural Review, Folder 38, Prince St., 0. Mss 286A, Alexandria City Archives. 
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MECHANICAL, ELECTRICAL, AND PLUMBING ASSESSMENT FOR:

PROPERTY INFORMATION SUMMARY

Property Description

Setty and Associates, Ltd. conducted a mechanical, electrical, and plumbing assessment of the
property located at 0 Prince Street, Alexandria, VA, on June 13, 2012. The property consists of
one elevated 2 story building that has 3,630 square feet. The building was originally built in
1945 as Beachcomber’s Restaurant. The building was vacant during the site visit. The overall
condition of the property is poor, as compared properties of similar age and construction type.
A summary of the existing systems evaluated is provided below.

Additionally, the site is in the Alexandria Floodplain District and subject to frequent flooding
from the Potomac River. Any new construction must comply with the Ordinance which requires
new utilities and critical MEP systems be located a minimum of one foot above the floodplain.
This is specified in Section 6 306 Special Regulations item (D) of the Ordinance as follows:
Water heaters, furnaces, electrical distribution panels and other critical mechanical or electrical
installations shall not be installed below the base flood elevation. Separate electrical circuits
shall serve areas below the base flood elevation and shall be dropped from above. A copy of the
Floodplain district ordinance is attached.

Beachcomber’s Restaurant

0 Prince Street

Alexandria, Virginia

July 23, 2012



0 Prince Street Repair Requirements 

City of Alexandria, VA

Alpha Corporation Appendices
July 6, 2012 Page 45

Building Information

Number of Buildings: 1 building

Gross Building Area: 4,000 square feet

Net Building Area: 3,630 square feet

Year Built: 1945

Number of Stories: Two

Clear Flr. to Clng. Height: 9 feet 0 inches typical

Total Height: Approximately 30 feet above average grade

Building Type: Restaurant

Construction Type: Type 5B unsprinklered

Occupancy Class: M Mercantile

Current Code(s): 2006 Virginia Uniform State Building Code

Code at Construction: Virginia Uniform State Building Code

Code Compliance: Does not meet current building codes.

Building Systems

Hazardous Materials: A hazardous materials investigation was not part of the scope of
work. During the site visit several potential hazardous materials
were observed. Two above ground fuel storage tanks were also
observed underneath the rear of the building. Due to the age of
the building it is possible that portions of the roofing, flooring,
insulation, plaster, and paint may contain hazardous materials.
The building has also undergone extensive water damage over
the years and this can provide conditions for microbiological
growth. It is recommended that a comprehensive environmental
study be undertaken.

HVAC: No central air conditioning was provided. Air conditioning was
provided via thru wall package window air conditioners. The air
conditioners were not operational during the site visit. The air
conditioners have exceeded their useful life. Heating is provided
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via hot water unit heaters hung from the ceiling and wall
mounted radiators. The unit heaters and radiators are supplied
by a Weil Mclain dual fuel boiler. The boiler was originally fed
from a fuel oil tank and was later converted to natural gas. The
boiler was not operational during the site visit. The boiler has a
typical useful service life of 25 years. The boiler is in poor
condition and has exceeded its useful life. To comply with the
Floodplain Ordinance, a new boiler would need to be relocated.

Plumbing: Two single user restrooms are provided. Domestic water piping
is copper or galvanized steel, sanitary sewer piping is cast iron or
PVC, and natural gas piping is malleable black steel with screwed
fittings. Domestic hot water is provided by the Weil Mclain
heating water boiler. The boiler has a typical useful service life of
25 years. The boiler is in poor condition and has exceeded its
useful life. The sinks and toilets were not operational during the
site visit.

Electrical: Electrical service is provided to the subject building from a utility
owned pole mounted transformer to the overhead entrance at
the rear of the building. The building has an electric meter inside
the boiler room with a 200 amp main breaker feeding the 42
pole Cutler Hammer electrical load center. A four circuit fuse
panel is provided on the second floor. No additional sub panels
are served. The critical electric service drop and panels appear to
be mounted above the floodplain elevations. No emergency
generator is provided. The power was on during the site visit.
Lighting typically consists of 1’ x 4’ fluorescent fixtures.

Fire Protection: The building is not sprinklered and does not have a fire alarm
system. Portable fire extinguishers and smoke detectors are not
provided. Fire hydrants providing adequate coverage are
provided along public streets surrounding the property.
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Utilities

Domestic Water: City of Alexandria

Gas Service: Washington Gas

Electric: Dominion Virginia Power

Sanitary Sewer: City of Alexandria

Storm Drainage: City of Alexandria

Cable: Not provided

Internet: Not provided

Telephone: Verizon

II. SCOPE OF WORK

Andrew Kunz and Marvin Turner of Setty & Associates, Ltd. performed a visual observation of the
subject building and site on June 13, 2012. This report summarizes our findings and opinions of
recommended corrections to the building and site. No destructive tests were undertaken. The purpose
of this assessment is to evaluate the condition of the mechanical, electrical, and plumbing systems. The
report is based on those conditions observed on the days the field assessment was accomplished and
from information obtained from review of the available construction documents. This report is not a
guarantee of the overall condition of the facility.

DOCUMENTS REVIEWED 

Sheet No./

No. of Pages
Date Document Description Architect/Engineer

Drawings/Plans

S 1 8/23/10 Foundation and First Floor Plan
Alpha Corporation

Dulles, VA

S 2 8/23/10 Second Floor Plan
Alpha Corporation

Dulles, VA
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Specifications

No specifications were provided for review.

Soils Reports

No soils reports were provided for
review.

ALTA Survey

No ALTA survey was provided for
review.

Other

Not applicable

III. MECHANICAL, ELECTRICAL, AND PLUMBING ASSESSMENT

HVAC

Air conditioning was provided via thru wall package window air conditioners. The air conditioners were
not operational during the site visit. The air conditioners have exceeded their useful life. Heating is
provided via hot water unit heaters hung from the ceiling and wall mounted radiators. The unit heaters
and radiators are supplied by a Weil Mclain dual fuel boiler. The boiler was originally fed from a fuel oil
tank and was then converted to natural gas. The boiler was not operational during the site visit.
Individual wall mounted electronic thermostats provide control of the HVAC systems. It should be noted
that the current boiler location is below the floodplain. A new boiler must be installed to comply with
the Floodplain Ordinance.

The bathrooms have windows for manual ventilation but have no mechanical exhaust fans. A hood is
provided over the abandoned gas burner in the second floor kitchen. The hood is connected to
ductwork which exhausts out the side of the building. An exhaust flue is provided for the boiler at the
rear of the building. The flue extends up through the roof.

The HVAC system and equipment is in poor condition. All heating and air conditioning is from point of
source and no ductwork is provided. The boiler system is approximately 30 years old, in poor condition,
have a typical useful service life of 25 years and will require replacement.
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The HVAC equipment observed is listed in the table below:

Equipment Brand Qty Size Age RUL

Ceiling hung unit heaters Speed Heater 6 Unmarked 67 0

Thru wall air conditioning units Carrier, Haier 4 .75 to 1 ton 20 0

Hot water radiators Unknown 4 N/A 67 0

Heating hot water boiler Weil McLain 1 Unmarked 25 0

RUL = Remaining Useful Life. This is the serviceable life that is anticipated based on statistical data, observed condition, past
maintenance and assuming an ongoing regimen of preventive and prescriptive maintenance.

View of Window Air Conditioner Unit View of Air Conditioner from Inside

View of Exhaust Hood at Second Floor Kitchen View of Exhaust Vent on the Exterior
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View of Ductwork added to Unit Heater View of Floor Mounted Radiator

View of Hot Water Boiler View of Typical Hot Water Radiator

Typical Unit Heater for the Common Areas Typical Thermostat Control
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Plumbing

Domestic water piping is copper or galvanized, sanitary sewer piping is cast iron or PVC, natural gas
piping is malleable black steel with screwed fittings. Two above ground fuel storage tanks are provided
underneath the rear of the building. The size of the tanks was not provided but they appeared to be
approximately 250 gallons. The tanks may be abandoned since the fuel for the boiler appeared to be
natural gas.

Domestic hot water is provided by one dual fuel boiler. Water closets are American Standard floor
mounted vitreous china flush tank type and lavatories are china. The plumbing systems are in generally
fair to poor condition. The boiler is approximately 30 years old and has exceeded its useful life.

View of Boiler View of Fuel Oil Storage Tanks

View of Typical Bathroom Lavatory View of Typical Toilet
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View of Natural Gas Service Entrance View of Painted Sanitary Waste Piping

View of Waste Piping View of Gate Valves

Electrical

Electrical service is provided from a utility owned pole mounted transformer to the overhead entrance
at the rear of the building. The building has an electric meter inside the boiler room with a 200 amp
main breaker feeding the 42 pole Cutler Hammer electrical load center. A four circuit fuse panel is
provided on the second floor. The service entrance and load center are in fair condition. The remaining
electrical equipment, branch circuitry, systems and all fixtures and devices are in generally poor
condition.

Interior lighting consists of a variety of ceiling mounted fixtures with fluorescent lamps. Site lighting
consists of building mounted lights at the rear entrance as well as flood lights at the old porch areas.
The site lighting was not operational. Telephone service extends underground to a panel located
adjacent to the boiler room at the rear building.
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View Electric Meter View of Electrical Panel

View of Ceiling Mounted Light Fixture View of Exterior Light Fixture at Entrance Door

View of Pole Mounted Electrical Transformer View of Electrical Service Entrance
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View of Fuse Box on the Second Floor View of Ground Fault Circuit Interrupter

Fire/Life Safety

The building is not sprinklered and does not have a fire alarm system. Portable fire extinguishers and
smoke detectors are not provided. Fire hydrants providing adequate coverage are provided along public
streets surrounding the property.
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Appendix G – Drawings & Photos
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Photo No. 1 
North Elevation 

 

 
 

Photo No. 2 
Easternmost corner of the North Elevation 
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Photo No. 3 
Northernmost corner of the East Elevation 

 

 

Photo No. 4 
East Elevation 
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Photo No. 5 
South Elevation 

 

 

Photo No. 6 
West Elevation 
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Photo No. 7 
View of the second floor wood deck along the North Elevation.  View is looking towards the east. 
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Photo No. 8 
View of the roof joists of the second floor deck along the north elevation.  View is looking towards the west. 

 

 

Photo No. 9 
View of the roof hip of the second floor deck at the northeast corner of the structure.  View is looking towards the 

south. 
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Photo No. 10 
View of the roof joists of the second floor deck at the northeast corner of the structure.  View is looking towards the 

south. 
 

 

Photo No. 11 
View of roof joists of the second floor deck at the southeast corner of the structure.  View is looking towards the south. 
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Photo No. 12 
View of the second floor deck along the south elevation. 
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Photo No. 13 
View of the second floor deck located along the south elevation.  View is looking towards the east. 
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Photo No. 14 
View of the second floor deck along the center of the south elevation. 

 

 

Photo No. 15 
View of the roof rafters of the second floor deck located along the center of the south elevation. 
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Photo No. 16 
View of the kicker braces for the second floor deck at the center of the south elevation. 

 

 

Photo No. 17 
View of the deck joists for the second floor deck at the center of the south elevation. 
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INTRODUCTION AND PURPOSE 

The Full Metal Jacket building is a historic structure located at 0 Prince Street in the City of 
Alexandria, Virginia.  The foundation system consists of reinforced concrete piers which continue 
above grade to elevate the structure and form a crawl space.  Reinforced concrete beams join the piers 
together and support the rough sawn lumber first floor framing.  Exterior walls are load bearing 
concrete masonry units (CMU) which, along with interior steel columns, support the second floor and 
roof framing.  The second floor and roof is framed from rough sawn lumber and steel girders.  The 
purpose of this report is to assess the structural elements of this building and to identify any visual 
deficiencies.   

A 5.8 magnitude seismic event occurred on August 23rd, 2011 centered 85 miles southwest of 
Alexandria, near Mineral, Virginia. This report will also assess the damage, if any, resulting from this 
event. 

BACKGROUND 

On August 3, 2010 Alpha Corporation ("Alpha") performed a visual structural assessment of the 
existing building at 0 Prince Street.  At the time of inspection, roof access was not available, thus, all 
visual inspections were limited to the street level perspectives and from within the building at the first 
and second floor levels.  An inspection below the first floor from within the building's crawl space 
was also performed.   

At the time of inspection, City of Alexandria personnel were present on-site to answer questions 
pertaining to the history of the Full Metal Jacket building.  At that time, Alpha was informed that the 
initial construction of the building had taken place in the early 1950's and the current building site 
consists of reclaimed land formerly part of the Potomac River.  The building had been occupied 
continuously since initial construction onward until only three to five years ago, at which time the 
most recent occupant, Potomac Arms, moved out.  The building is currently unoccupied and closed to 
the public.  

The Full Metal Jacket building lies immediately west of the Potomac River with only several yards 
between the shoreline and the building.  To the immediate north lies a public sidewalk and Prince 
Street. To the west and south of the building there are asphalt parking lots.  At the west end of the 
building is an attached loading dock.  The building also includes elevated second floor wood framed 
covered porches supported by knee braces on the north, south and east elevations. 

The existing structure is approximately 1500 square feet per floor.  Approximate overall dimensions 
are 30’ by 50’. 

Alpha performed a second visual structural assessment of the existing building on June 13th, 2012 to 
determine if additional structural damage was caused by the seismic event that had occurred since the 
previous inspection. A man lift was provided by the City of Alexandria to allow inspection of the roof 
and second floor balcony as well as the crawl space and interior of the building.  

OBSERVATIONS 

While performing a visual investigation of 0 Prince Street on August 3, 2010, several observations 
were made. 

Foundations: 
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All foundation piers were also observed to be in good to fair condition with only one pier at the 
center girder significantly out of plumb.  Photograph 1 was taken within the crawl space and the out 
of plumb pier is visible.  It is possible that the pier was installed out of plumb and does not indicate 
movement over time. 

 
 

Photograph 1 

 
Out of Plumb  
Pier 

 

 

 

 

 

 

 

 
Photograph 1 
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Exterior Walls: 
From outside of the building, a large stepping crack was found in the north wall. Photograph 2 was 
taken of the north wall.  The crack was found to extend from the roof level down to the window sill 
elevation of the first floor windows.  
 

 
Photograph 2 

 
Large stepping  
crack 

 
 
 
 
 
 
 
 
 
 
 
 
 

Photograph 2 
 
The crack in the north wall was also visible from inside of the building at the second floor level.  
Exterior sunlight was visible for most of the crack's length indicating full penetration of the crack 
and separation of the wall.  Hairline to 1/16" wide stepping cracks were also found to be present at 
each first floor level window extending from window sill elevation down to the wall's concrete 
support girder.  Photograph 3 was taken of the north wall at the first floor elevation.  Vertical 
cracking through the concrete masonry units is visible.  Vertical cracking through a unit indicates 
higher stresses experienced by the CMU as compared to step cracking along grout lines and is most 
likely caused by differential settlement of the supporting elements.   

  



Full Metal Jacket Building Structural Assessment 

 Alexandria, VA 

Alpha Corporation  

Revised July 23, 2012 Page 4 

 
Photograph 3 

 
 
 
 
 

Vertical cracking  
through CMU 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photograph 3 

 
The west and south exterior walls were observed to contain stepping cracks located at most 
windows extending from window sill elevation down to floor level and into the concrete beam 
below.  Cracks occurred at both first and second floor level windows and are visible in Photograph 
4.  Cracks in these walls appeared to be limited to 1/16" wide or less and to follow existing masonry 
grout lines.  At the time of observation, the east wall was found to be generally without cracking at 
both at the first and second floor levels. 
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Photograph 3 

 

 

 

Stepping cracks 

 

 

 

 

 
Photograph 4 

Floor and Roof Systems: 
The perimeter concrete bands at the first floor level were observed to be in fair to good condition, 
with exception at the north exterior wall.  At the north wall, numerous cracks were found.  These 
cracks were generally found to be aligned with the wall cracks above in the masonry walls and 
ranged in size from hairline to 1/8" wide.  From inside the crawl space, the center reinforced 
concrete girder supporting the first floor framing was found to be in good condition.   
 
The first and second floors along with the roof were found to be constructed of 2x wood floor 
planking laid flat over 2x non-pressure-treated wood joists.  Floor joists at the first floor level were 
observed to be supported directly by the reinforced concrete girder system.  At the second floor and 
roof levels, joists were observed to be supported by the exterior masonry walls and by a multi-span 
steel girder line running east to west that bisects the building.  The steel girders at each of these 
levels were supported by steel tube columns on approximate 9' centers. 
 
The floor planking at each level appeared to be in generally good structural condition with only 
localized areas of buckling and warping or water damage found at each level. Photograph 5 was 
taken of the first floor showing warped floor planks.  Photograph 6 was taken from the second floor 
level looking up at the roof framing showing water damage.   
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Photograph 6 

 
Warped floor  
plank 

 
 
 
 
 
 
 
 
 
 
 

Photograph 5 

 
 

Photograph 8 

 
 

 
 

Moisture 
Damage 

 
 
 
 
 
 
 
 
 
 
 

Photograph 6 

 
Floor and roof framing appeared to be in generally good condition with only a few locations 
indicating minor to moderate moisture damage.  Photograph 7 was taken of a typical connection 
showing the wood to be in good condition. 
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Photograph 7 

At the first floor level, the first 27' of the floor measured from the east exterior wall was observed to 
slope down toward the exterior wall approximately 1/4" in every 30" of run.  Photograph 8 was 
taken of the level measurement.  Other areas of the first and second floors appeared to be generally 
flat with little measureable slope. 

 

 
Photograph 8 
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Loading Dock: 
The loading dock is constructed of a steel plate over structural steel columns and horizontal framing 
members.  The condition is very poor with columns, connections and framing members having 
severe deterioration to the point of major section loss.  Photograph 9 is taken from under the 
loading dock showing deteriorated framing.  Photograph 10 shows a girder to column connection 
with rust and warping.  The loading dock includes a set of pressure-treated wood stairs.  These 
stairs and their connections were also observed to be in poor condition showing signs of moderate 
to severe deterioration and weathering. 
 

 
Photograph 9 

 

 
Photograph 10 
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Elevated Covered Porches: 
The elevated porches floors were observed to be constructed of 2x pressure-treated wood floor 
decking spanning over 2x wood floor joists.  The floor joists appeared to be part of the primary 
floor framing system inside the building extending through the exterior walls and cantilevering out 
as support for the exterior porch floor.  These non-pressure-treated joists were paired up at some 
locations with pressure-treated wood 2x floor joists spanning between the exterior wall and the 
porches band board around the perimeter.  Also supporting the floor are 6x6 knee braces bolted to 
the exterior wall and extending up to support the exterior deck edge. 
 
The porch floor decking was observed to be in good to fair condition.  The cantilevered floor joists 
were observed to be in poor condition, while the pressure-treated floor joists spanning between wall 
and porch perimeter were observed to be in fair to good condition.  However, the non-pressure-
treated knee braces and porch band boards were found to be in a state of severe deterioration with 
large splits and checks at connection locations and severe deterioration of metal fasteners.  
Photographs 11-13 were taken from street level looking at the underside of the porches showing the 
deteriorated braces and connections.  
 

  
Photograph 11 
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Photograph 12 

 
Photograph 13 
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The porch roofs were observed to be constructed of 2x roof decking laid flat over sloped 2x wood 
rafters.  Rafters were supported by the exterior masonry walls and by wood girders over 4x4 
vertical posts at the porch perimeter.  The porch roof system was found to be in a severely 
deteriorated condition with large areas of roof decking section loss, severe framing member 
weathering, and connection failures.  Photograph 14 was taken of the east porch showing holes in 
the porch roof.    

 

 
Photograph 14 

 

RECOMMENDATIONS 

In general, the building is in moderate condition. Two structural options are available – the first is to 
repair and replace the structural elements that are deficient and the second is to demolish the existing 
structure. 

At our June 13th inspection, it was observed that the building experienced continued deterioration 
consistent with what was expected over the time period that had elapsed since our last inspection but 
did not show any additional signs of damage resulting from the recent seismic event. The two 
structural options outlined below are still applicable.   

OPTION 1: 

Based on the field inspection and subsequent analysis, the following minimum structural repairs are 
required.  Additional repair costs will be required of the building before occupancy including 
mechanical, electrical, and plumbing efforts.  Estimated costs for mechanical renovation are $72,000.  
Estimated costs for electrical renovation are $68,000.  Estimated costs for plumbing renovation are 
$52,000. 
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Foundations: 
The foundation is in good condition; however, the masonry wall and concrete beam cracking 
indicates that the structure is undergoing differential settlement and requires repair implementation.  
It is our recommendation that new drilled piers be installed to support the existing concrete beams 
that are located at the first floor level.  To install these new piers, sections of the existing floor will 
need to be removed to allow for pier installation from inside the building at the first floor level.  
Once piers have been installed, they would then need to be attached to the existing girders to 
stabilize the building.  After the foundation is stabilized, the removed sections of floor will require 
replacement.  The foundation rehabilitation efforts won’t jack the structure back to original; 
however, the work will stabilize and alleviate any future movement.  Estimated costs for foundation 
stabilization are $75,000. 

Exterior Walls: 
The exterior CMU bearing walls show significant signs of cracking and likely indicate foundation 
differential settlement.  Once foundation repairs as described above have been completed, we 
recommend that all walls be repointed with new mortar and vertical control joints be added at a 
maximum of 40’ to help alleviate and control any future cracking.  Estimated costs for repointing 
and control joint installation are $40,000. 

Floor and Roof Systems: 
Existing floor and roof systems appear to be in good condition overall with only localized member 
replacement required.  Where floor decking has buckled and warped, the individual planks should 
be removed and replaced.  Where signs of prolonged moisture exposure occur, the planking and 
supporting joists should be replaced in kind.  Estimated planking that requires replacement is 20%.  
Where the floor is sloped excessively in the first floor room to the East, the floor system will 
require re-leveling.  Estimated costs for shimming and re-leveling are $5,000. 

Loading Dock: 
The loading dock is in a severely deteriorated state and is no longer able to support its required 
loading.  We recommend that the existing loading dock be demolished and removed.  Estimated 
costs for demolition are $5,000. 

Elevated Covered Porches: 
Overall the elevated covered porches are in poor condition and can no longer safely support 
building code required loads.  With the current condition of primary framing members and their 
connections, we recommend that the existing porches be demolished and removed in the near 
future.  Estimated costs for demolition are $15,000.  Immediate concern exists for the exterior stairs 
along the north wall which are in danger of failure and dropping to the public sidewalk below.  
Removal is highly recommended and has already been discussed with City of Alexandria 
personnel.   
 

OPTION 2: 

Demolition of the structure would include removing the piers to grade.  It is possible to keep the 
existing piers and first floor concrete beams; however, the cost of repairing the effects of 
differential settlement does not make salvage a viable option.  Also, removing the existing 
foundation system to grade would allow for the most flexibility in the design of a new structure 
because load bearing elements will not need to coordinate with the existing pier locations.  
Estimated costs for demolition of the structure are $75-90,000. 
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CONCLUSIONS 

In conclusion, the Full Metal Jacket building is in moderate structural condition and could be 
rehabilitated or demolished.  Rehabilitating efforts will require addressing the foundation differential 
settlement.  While not in immediate danger of collapse, the existing foundation system requires 
strengthening to reduce the potential for further settlement and damage to any future repairs.  The 
exterior attachments such as the covered porches and loading dock have outlived their useful life and 
are no longer capable of supporting their required loads and, thus, should be removed.     
 

J. Michael Damron, PE  
VA License #034141 
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GUIDE TO THE
BOARD OF

ARCHITECTURAL
REVIEW PROCESS

THE BOARDS OF ARCHITECTURAL
REVIEW
There are two locally designated and regulated
historic districts in Alexandria: the Old and
Historic Alexandria District and the Parker-
Gray District.  There is a Board of Architec-
tural Review for each district.  The Boards are
composed of seven members each, two of
whom must be architects.  Members are ap-
pointed for three year terms by City Council.
The Boards must approve a Certificate of Ap-
propriateness for all new construction and
exterior alterations in the historic districts
which are visible from a public street, way,
place, or the Potomac River.  In addition, the
Boards must approve a Permit to Demolish for
demolition of more than 25 square feet of a
building or structure in the historic districts
regardless of visibility from a public way.

THE BOARDS OF ARCHITECTURAL
REVIEW WEBSITE
The B.A.R. Staff has developed a website for
the Boards of Architectural Review containing
valuable information for completing the ap-
plication process.  The site may be accessed
through the City of Alexandria website and
following the links for Citizen Government
and Architectural Review Boards or by the
following link:
http://www.ci.alexandria.va.us/city/planning
_zoning/historical_preservation

The following information can be found on
the Board of Architectural Review website:
• Historic Districts Map
• Addresses in the Historic Districts

• Design Guidelines
• Schedule of Hearings
• Application Form
• Filing Fees
• Dockets and Staff Reports
• Contact Information

BOUNDARIES OF THE HISTORIC
DISTRICTS
The exact boundaries of the historic districts
are set forth on the City zoning maps.  In
addition for ease of reference there is a list of
buildings in the historic districts by street ad-
dress.

100 YEAR OLD BUILDINGS
In addition to the historic districts, there are a
number of individual building and structures
outside of the boundaries of the districts
which have been designated as historically or
architecturally important by City Council and
listed as 100 year old buildings.  These desig-
nated buildings are subject to the same reg-
ulations as those buildings in the historic dis-
tricts.  Review of projects affecting 100 year
old buildings is carried out by the Old and
Historic Alexandria District Board.  A listing
of designated 100 year old buildings is main-
tained by the Department of Planning and
Zoning.

B.A.R. STAFF
Each Board has a staff member of the De-
partment of Planning and Zoning assigned to
it.  It is the responsibility of the staff member
to carry out the administrative functions of the
Board which range from helping an applicant
fill out the necessary forms to ensuring suf-
ficient legal notice is published to preparing
recommendations for Board action.  One of
the primary duties of the Staff is to assist the
applicants in the process.  The staff is gen-
erally available from 9:00 am to 5:00 pm
Monday through Friday.  It is recommended
that applicants call Staff to set up an appoint-

http://alexandriava.gov/city/planning_zoning/historical_preservation/
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ment.  The telephone number of B.A.R. Staff
is 703-838-4666.

PRELIMINARY STAFF REVIEW
Applicants are strongly urged to contact the
Staff of the B.A.R. as early in the design
process as possible to discuss courses of
action, design alternatives and application
procedures.  The purpose of early consultation
is to develop a proposal that is as sensitive to
the importance of the historic and architectural
resources of the historic districts as possible
while trying to achieve the programmatic
needs of the applicant.  The B.A.R. Staff is
often able to convey previous Board actions
on similar issues and save the applicant time,
money and frustration.

APPLICATION
The application for a Certificate of Approp-
riateness and/or a Permit to Move, Remove,
Capsulate or Demolish must be filled out and
filed with the Staff of the Board by 5:00 pm
on the day of the application deadline.
Twelve copies of the required supporting ma-
terial must accompany the application.  Re-
quired supporting information and materials
vary depending upon the type of the appli-
cation.  The specific requirements are set forth
in each section of the Design Guidelines.
Applications which are not complete will not
be processed.

FILING DATES
Generally applications are due 30 days prior to
a public hearing before the Old and Historic
Alexandria District Board and the Parker-Gray
District Board.  Yearly schedules are available
from the Department of Planning & Zoning.

FILING FEE
Applicants must submit a filing fee with each
Board of Architectural Review application by
5:00 p.m. on the day of the application filing
deadline.  Checks should be made payable to
the City of Alexandria.

NOTICE REQUIREMENTS
Applicants must notify adjacent and abutting
property owners of the public hearing on the
application.  This normally involves notif-
ication of at least four property owners, those
on either side of the property and to the front
and rear.  However, it is not unusual that
notification may involve a dozen or more
property owners.  It is important to remember
that only the property owners need to be
notified and not the tenants of a property.  In
the case of a condominium with multiple
owners, notice to the President of the condo-
minium association will meet the require-
ments.  Numbers of the parcels to be notified
can be obtained from the Tax Maps for the
City.  Names and addresses for property own-
ers can then be obtained from the Real Estate
Assessments Office (Room 2600, City Hall)
or online at
http://www.ci.alexandria.va.us/city/reasearch/.

A form letter for notification is provided as a
part of the application package.  Applicants
can use this letter or one of their own
choosing so long as the relevant information is
set forth.  The notice letter for the public
hearing must prominently display the street
address of the affected property.  Adjacent and
abutting property owners must be notified at
least ten days prior to the public hearing on
the application.  Notice letters must be mailed.
They may be sent by regular mail so long as
they are postmarked between thirty and ten
days prior to the public hearing.

Following notification, the Board must be
provided a Certificate of Notice which cert-
ifies notice to the adjacent and abutting prop-
erty owners.  The Certificate of Notice form is
included in the application packet.  This notice
and a copy of the letter of notice that was sent
along with the listing of property owners not-
ified must be returned to the B.A.R. Staff at
least five days prior to the public hearing.

http://alexandriava.gov/city/reasearch/
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Failure to notify the adjacent and abutting
property owners or failure to file the Certif-
icate of Notice will prevent the application
from being considered by the Board until
proper notification has taken place.

Applications which are deferred for more than
30 days require that the adjacent and abutting
property owners be re-notified.

PLACARDS
As another form of public notice, the property
will have a cardboard placard affixed to it
prior to the public hearing.  The placard pro-
vides information about the application and
the date of the public hearing.  By signing the
application form, the applicant agrees to the
placement of the placard on the property.

Placards are put up by the Staff of the De-
partment of Planning and Zoning.  They must
be left in place until the public hearing.
Following the public hearing on the appli-
cation, they may be removed by the applicant.

ADVERTISEMENT
A legal notice of applications to be heard by
the Boards of Architectural Review is pub-
lished in the Alexandria Gazette and in the
Alexandria Journal.  In addition, The Wash-
ington Post normally carries notice of the
Boards public hearings.

REVIEW BY OTHER CITY AGENCIES
It is the policy of the Boards of Architectural
Review not to review applications for projects
which do not meet all other applicable city
regulations.  This policy ensures that the pro-
ject approved by the Board can, in fact, be
constructed.  Therefore, applications are rou-
tinely referred to other relevant city agencies,
for their comment.  These agencies include the
Office of Archaeology, the Department of
Transportation and Environmental Services,
Code Enforcement and the Zoning Office.  In

addition, all applications are also reviewed by
the Office of Historic Alexandria.  If the pro-
ject does not meet the regulations of these de-
partments, the applicant will be contacted
either by the Staff of the affected agency or
B.A.R. Staff concerning problems that have
been identified.  In many cases the project can
be modified so that it meets applicable city
regulations.  However, if additional city ap-
provals are needed, for example a zoning var-
iance, processing of the application for a cert-
ificate of appropriateness will be delayed until
the other required approvals have been re-
ceived.

B.A.R. STAFF REPORTS
Each application is reviewed by the B.A.R.
Staff which makes a recommendation for pro-
posed action to the Board.  The Staff report
sets out the relevant facts about the applicant’s
proposal, background information on the his-
toric or architectural resource involved, past
B.A.R. actions involving the property and
other information that the Staff is aware of,
including comments from all relevant city
agencies who have an interest in the project.
The Staff recommendation is formulated from
an historic preservation point of view in order
to ensure that the resource is fully considered
in the process.

Staff reports will reference the relevant De-
sign Guideline for a specific project.  Gener-
ally, Board action on a project will be predi-
cated on compliance with the Guidelines.

Staff reports are made available to the appli-
cant and the general public on the Friday be-
fore the Wednesday hearing.

THE PUBLIC HEARING
The applicant or representative must attend
the public hearing on the application.  While
the Board can take action on the application
without the applicant being present, it is the
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policy of the Board to defer consideration of
applications when the applicant is not present.

The Old and Historic Alexandria District
Board of Architectural Review meets the first
and third Wednesday of every month.  The
Parker-Gray District Board meets the fourth
Wednesday of every month.  During the
months of July and August, the Boards usually
meet only once per month.  Unless otherwise
announced, the public hearings take place at
7:30 pm in City Council Chambers on the
second floor of City Hall.

Applicants are encouraged to attend a B.A.R.
public hearing prior to submitting an appli-
cation to gain an understanding of what to
expect.  Applicants may also choose to watch
the B.A.R. public hearings, generally tele-
vised live, on local access Channel 70.  A
Cablecast schedule is available from the Citi-
zens Assistance Office.

At the beginning of the meeting, the Board
takes action on a Consent Calendar of docket
items to be approved without discussion.  Fol-
lowing approval of the Consent Calendar, the
Board hears each application in turn.  While
the Board reserves the right to alter the order
of the hearing, this is done only rarely.

Each application is introduced by the Staff of
the Board.  The Chairman then asks the appli-
cant to make a presentation about the request.
Following the applicant’s presentation, mem-
bers of the public and representatives of civic
organizations are given an opportunity to test-
ify in support or opposition to the project.
The applicant then will have a second oppor-
tunity to respond to the comments made by
the public.

The Board uses Roberts Rules of Order in the
conduct of the hearing, but tries to maintain a
level of informality.  B.A.R. hearings are tape

recorded and televised.

Following these presentations, the Board will
discuss the application and may ask additional
questions.  When the Board finishes the dis-
cussion, they will pass a motion to approve
the application as submitted, approve the
application with conditions, defer the appli-
cation for restudy or deny the application.

The Board rarely denies an application, but
rather seeks to work with the applicant to
achieve a compromise that preserves the
historic resource while meeting the goals of
the applicant.  Applications which are denied
can be appealed to City Council.  Applications
which are denied cannot be brought back be-
fore the Board for a period of one year unless
the Board agrees to waive this requirement.

In deferring an application for restudy, the
Board usually provides guidance to the appli-
cant on the specific items or issues that the
Board finds problematic or which deserve
further consideration or refinement.  Though
the Board will not design the project for the
applicant, it will elaborate on preservation
principles or contextual design issues.

CONSENT CALENDAR
The consent calendar is made up of docket
items recommended by staff to be approved
by the Board without discussion.  Generally
speaking, items recommended for inclusion on
the consent calendar are those which are non-
controversial and which conform to past board
practices and policies.  In order for an item to
be considered for inclusion on the consent
calendar it must meet the criteria set forth in
the Design Guidelines.

Any item proposed for the Consent Calendar
may be removed by a member of the Board or
a member of the public and a full hearing will
be held on the application.
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THE CERTIFICATE OF APPROPRI-
ATENESS
The evidence of Board approval of a project is
the Certificate of Appropriateness.  Applica-
tions which are approved are physically st-
amped with the Certificate of Appropriateness
and signed by the Secretary to the Board.

APPEAL OF B.A.R. DECISIONS
Any final decision of the Board can be ap-
pealed to City Council.  Appeals can be made
by 1) the applicant or 2) citizens through a
petition signed by at least 25 property owners
in the District.  Appeals must be filed with the
City Clerk (Room 2300, City Hall) within 14
days of the Board’s decision.  There is a
$150 filing fee for the appeal process.

Failure to file an appeal within this time
period means that the decision of the Board is
final.

Once an appeal is filed, it is then scheduled
for consideration by City Council at a public
hearing.  These public hearings are normally
held once a month on the Saturday following
the second Tuesday.  City Council hearings on
appeals are similar to the format at the Board
hearing.  

City Council members are provided a sum-
mary of the B.A.R. action, copies of the appli-
cation and a copy of the minutes or a tran-
script of the B.A.R. public hearing.

Legal notice of the City Council hearing on
the appeal is published by the Department of
Planning & Zoning in the Alexandria Gazette
and Alexandria Journal.  Notice of an appeal
hearing will be mailed to the appellant, the
applicant, the adjacent and abutting property
owners, and the subscribers to the B.A.R.
docket by the Department of Planning and
Zoning.  B.A.R. Staff will also post a placard
on the property.

APPEAL OF CITY COUNCIL DECIS-
IONS
City Council decision on B.A.R. appeals can
be appealed to Circuit Court by the applicant
or citizens through a petition signed by at least
25 property owners in the District.

THE BUILDING PERMIT PROCESS
After the public hearing, the Staff of the Board
will stamp two copies of all approved appli-
cations with the Certificate of Appropri-
ateness.  One set of the application drawings
will be returned to the applicant.  The second
copy is retained in the B.A.R. files for
reference.

Most projects approved by the Board require
the issuance of a building permit.  Application
for a building permit is made to Code
Enforcement, Room 4200, City Hall.  The
stamped plans with the Certificate of Approp-
riateness will be required by Code En-
forcement prior to the issuance of a building
permit as evidence of compliance with the
historic district ordinances.

Further information on the building permit
process can be found in When is a Permit
Required? Which is available from the Code
Enforcement. Office or online at
http://www.ci.alexandria.va.us/city/codeenfo

rcement

Once the building permit is obtained actual
construction work can commence.

EXPIRATION DATE OF B.A.R. AP-
PROVALS
B.A.R. approval of Certificates of Approp-
riateness or Permits to Demolish expire at the
end of a 12 month period, unless work on the
project has been “commenced and substan-
tially pursued” during that period.  However,
any period of time during which the project
was on appeal to City Council or Circuit Court

http://alexandriava.gov/city/codeenforcement/
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is excluded from this 12 month period.

For any number of reasons, project initiation
may be delayed.  Although re-approval is not
automatic, the Board will often re-approve
projects which have not commenced con-
struction within the 12 month period.

AMENDMENTS TO APPROVED
PROJECTS
For any number of reasons, the design of
projects may change as the construction
process is undertaken.  Changes to projects are
treated as an amendment to previously
approved plans and are reviewed in the same
manner as the initial application for a Certif-
icate of Appropriateness.  A new application
is required along with supporting materials
and notification of adjacent and abutting
property owners and construction of these new
elements may not proceed until the Board has
approved the changes.  If a project or portions
of a project are constructed without Board
approval, the applicant may be required to
remove the changes at their own expense.

CERTIFICATES OF OCCUPANCY
Following completion of a construction pro-
ject which involves changes to the footprint of
a structure or a new building, a Certificate of
Occupancy and Use must be approved by the
authorizing city agencies which range from
Code Enforcement to the Zoning Office to the
Health Department and include the Board of
Architectural Review.  The Certificate of Oc-
cupancy must be approved prior to the oc-
cupation of the building.

B.A.R. approval of a Certificate of Occupancy
is based on the actual construction conforming
to the approved design.  If the design deviates
from that approved by the Board, the Certif-
icate of Occupancy will not be approved.  The
applicant may then file a new application for
a Certificate of Appropriateness for approval

of the project as built or modify the project so
that it conforms to the plans approved by the
Board.

ADOPTED BY THE BOARDS OF
ARCHITECTURAL REVIEW, 4/23/03













































































































































































































































































































































1

CHAPTER 7

WASHINGTON STREET

GUIDELINES
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INTRODUCTION

The construction of new buildings or

renovations or additions to existing buildings

on lots which front on the George Washington

Memorial Parkway (North and South

Washington Street) require the review and

approval of a Certificate of Appropriateness

by the Old and Historic Alexandria District

Board of Architectural Review.

Washington Street (both north and south) is

part of the George Washington Memorial

Parkway extending from the District of

Columbia to Mount Vernon. The Parkway

was laid out and constructed as part of the

celebration of the bicentennial of the birth of

Washington in 1932.  It is operated and

maintained by the National Park Service

(NPS).  In 1929 the City entered into an

agreement with the NPS to maintain the

memorial character of Washington Street as

part of the Parkway.  Today, Washington

Street is one of the principal defining elements

of the Old and Historic Alexandria District as

well as a central commercial and retail artery

for the City.

There is a diversity of architecture and uses

along Washington Street ranging from large

scale modern office buildings and gas stations

to garden apartments.  While it is primarily a

vehicular street, the historic core area has

considerable pedestrian activity.  Because of

the range of architecture, uses and levels of

activity, the guidelines divide Washington

Street into four sectors with differing

requirements depending upon the prevailing

characteristics of the area.  These four areas

are: (1) the area north of Bashford Lane to the

northern city limit at Four Mile Run,

including portions of the planned Potomac

Greens and Potomac Yard development

project; (2) North Washington Street area

from Bashford Lane to Pendleton Street; (3)

the historic core area of Washington Street

from Pendleton Street to Wilkes Street; and,

(4) the South Washington Street area from

Wilkes Street to the southern city limit at

Hunting Creek.  Guidelines for each of these

sectors are set out in the following pages.  In

addition  to the guidelines for each sector,

there are other specific guidelines which apply

to all projects along Washington Street.

In the last twenty years, there has been

considerable development of office space

along North Washington Street.  Along most

of Washington Street there are now relatively

few parcels of vacant land for the

development of new buildings without

demolishing an existing structure.  The

approval of the Board is required for the

demolition of any structure in the historic
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districts and the demolition of an existing

historic building to permit construction of a

new building is strongly discouraged by the

Board.  Therefore, most new projects along

Washington Street are in-fill construction that

make use of vacant land.  In these cases, the

Board is primarily concerned with the

compatibility of a new building with adjacent

historic structures and the compatibility of the

building with the memorial character of the

Parkway.

The issue of development along Washington

Street has aroused considerable interest and in

1999 the City Council appointed the

Washington Street Task Force to review and

develop new standards for the approval of

projects along Washington Street.  New

standards were adopted by City Council as

part of the Zoning Ordinance in 2000. The

Washington Street design guidelines

originally adopted by the Boards of

Architectural Review in 1993, have been

updated to incorporate the new standards.  In

addition, the Task Force recommended

creation of streetscape guidelines.

REQUIREMENTS

•  All applications for new construction must

comply with the requirements of the zoning

regulations prior to consideration by the Board

of Architectural Review.  The specific

requirements may be obtained from the zoning

office (Telephone: 703/838-4688).

•  There is a general city requirement that

buildings on corner lots must maintain a

vision clearance at the corner for purposes of

transportation safety.  In such instances,

structures may be no higher than 42" (3'6")

above the curb.  There is also a general policy

which seeks to maintain the building line in

the historic district.  Therefore, the Zoning

Ordinance gives the Board the power to waive

this requirement as well as other yard

requirements in the vision clearance area

where it determines that the maintenance of

the building line is important to the character

of the block.

• Building height along Washington Street is

limited to 50 feet, but may be lower depending

on the zoning of a particular parcel.

• New commercial building projects over

3,000 square feet in area or which are closer

than 66 feet to land used or zoned residential

require the approval of a Site Plan by the

Planning Commission.  The Site Plan must be

prepared by a professional engineer or land

surveyor and must include building massing

studies (see §11-400 of the Zoning

Ordinance).

• Construction which requires the approval of

a Site Plan must comply with the provisions of

the Alexandria Archaeological Protection

Code (see §11-411 of the Zoning Ordinance).

The specific requirements may be obtained

from the City Archaeologist, Alexandria

Archaeology, 105 North Union Street, 3rd

Floor (Telephone: 703/838-4399).

• Construction of all new buildings and

renovation of existing buildings must meet the

requirements of the Virginia Uniform

Statewide Building Code (USBC).

• The issuance of a building permit by Code

Enforcement is required for all new building

construction and additions as well as

renovations of existing structures.

• Construction of new commercial and multi-
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family residential buildings must meet the

requirements of the Americans with

Disabilities Act (ADA).

• Tree removal for new construction requires

prior approval of the City Arborist and new

landscaping must conform to the City’s

landscape guidelines.

• Generally, new construction must include

parking.  The requirements vary depending

upon the size of the lot and the use of the

building.  Article 8 of the Zoning Ordinance

sets forth these requirements.  There are also

requirements for parking space size and drive

aisle widths.

• Construction on lots that involve land

disturbance of 2,500 square feet or more of

land area must comply with the requirements

of the Chesapeake Bay Protection Ordinance.

• In the future, there will be streetscape

guidelines.  Prior to design submissions

contact Staff for guidance on the desired

streetscape characteristics, which may involve

wider sidewalks, increased building setback or

additional landscaping. 

ADDITIONAL STANDARDS FOR A

CERTIFICATE OF APPROPRIATENESS

FOR BUILDINGS FRONTING ON

WASHINGTON STREET, §10-105(A)(3)

OF THE ZONING ORDINANCE

These standards are in addition to the general

matters to be considered in approving a

Certificate of Appropriateness which are set

forth in §10-105(A)(2) of the Zoning

Ordinance.

Design Standards:

1.  Construction shall be compatible with and

similar to the traditional building character,

particularly mass, scale, design and style,

found on Washington Street on commercial or

residential buildings of historic architectural

merit.

2.  Elements of design consistent with historic

buildings which are found on the street shall

be emphasized.

3.  New buildings and additions to existing

buildings shall not by their style, size, location

or other characteristics, detract from,

overwhelm, or otherwise intrude upon historic

buildings which are found on the street.

4.  The design of new buildings and additions

to existing buildings shall be complementary

to historic buildings which are found on the

street.

5.  The massing of new buildings or additions

to existing buildings adjacent to historic

buildings which are found on the street shall

closely reflect and be proportional to the

massing of the adjacent historic buildings.

6.  New buildings and additions to existing

buildings which are larger than historic

buildings which are found on the street shall

be designed to look separate and shall not give

the impression of collectively being more

massive than such historic buildings.  This

design objective shall be accomplished

through differing historic architectural

designs, facades, setbacks, roof lines and

styles.  Buildings should appear from the

public right-of-way to have a footprint no

larger than 100 feet by 80 feet.  For larger

projects, it is desirable that the historic pattern
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of mid-block alleys be preserved or replicated.

7.  The massing and proportions of new

buildings or additions to existing buildings

designed in an historic style found elsewhere

along Washington Street shall be consistent

with the massing and proportions of that style.

8.  New or untried approaches to design which

result in new buildings or additions to existing

buildings that have no historical basis in

Alexandria or that are not consistent with an

historic style in scale, massing and detailing,

are not appropriate.

9.  Facades of a building generally shall

express the 20- to 40-foot bay width typically

found on early 19th century commercial

buildings characteristic of the Old and

Historic Alexandria District, or the 15- to

20-foot bay width typically found on

townhouses characteristic of the Old and

Historic Alexandria District. Techniques to

express such typical bay width shall include

changes in material, articulation of the wall

surfaces, changes in fenestration patterns,

varying roof heights, and physical breaks,

vertical as well as horizontal, within the

massing.

10.  Building materials characteristic of

buildings having historic architectural merit

within the district shall be utilized. The

texture, tone and color of such materials shall

display a level of variety, quality and richness

at least equal to that found abundantly in the

historic setting.

11.  Construction shall reflect the traditional

fenestration patterns found within the Old and

Historic Alexandria District. Traditional

solid-void relationships exhibited within the

district's streetscapes (i.e., ratio of window

and door openings to solid wall) shall be used

in building facades.

12.  Construction shall display a level of

ornamentation, detail and use of quality

materials consistent with buildings having

historic architectural merit found within the

district. In replicative building construction

(i.e., masonry bearing wall by a veneer

system), the proper thicknesses of materials

shall be expressed particularly through the use

of sufficient reveals around wall openings.

Procedural Requirements

•   No fewer than 45 days prior to filing an

application for a certificate of appropriateness,

an applicant who proposes construction which

is subject to this §10-105(A)(3), shall meet

with the director to discuss the application of

these standards to the proposed development;

provided, that this requirement for a pre-

application conference shall apply only to the

construction of 3,000 or more square feet of

gross building area, including but not limited

to the area in any above ground parking

structure.

•   Applications for projects over 3,000 square

feet, or for projects located within 66 feet of

land used or zoned for residential uses, shall

include a building massing study.  Such study

shall include all existing and proposed

buildings and building additions in the six

block area as follows: the block face

containing the project, the block face opposite,

the two adjacent block faces to the north and

the two adjacent block faces to the south.

• No application for a certificate of

appropriateness which is subject to this

§10-105(A)(3) shall be approved by the Old

and Historic Alexandria District board of
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architectural review, unless it makes a written

finding that the proposed construction

complies  with the s tandards in

§10-105(A)(3)(a).

•  The director may appeal to City Council a

decision of the Old and Historic Alexandria

District Board of Architectural Review

granting or denying an application for a

certificate of appropriateness subject to

§10-105(A)(3), which right of appeal shall be

in addition to any other appeal provided by

law.

•  The standards set out in §10-105(A)(3)(a)

shall also apply in any proceedings before any

other governmental or advisory board,

commission or agency of the city relating to

the use, development or redevelopment of

land, buildings or structures within the area

subject to this §10-105(A)(3).

• To the extent that any other provisions of

this ordinance are inconsistent with the

provisions of this §10-105(A)(3), the

provisions of this section shall be controlling.

•  Any building or addition to an existing

building which fails to comply with the

provisions of §10-105(A)(3) shall be

presumed to be incompatible with the historic

district and Washington Street standards, and

the applicant shall have the burden of

overcoming such presumption by clear and

convincing evidence.

•  The applicant for a special use permit for an

increase in density above that permitted by

right shall have the burden of proving that the

proposed building or addition to an existing

building provides clearly demonstrable

benefits to the historic character of

Washington Street, and, by virtue of the

project’s uses, architecture and site layout and

design, materially advances the pedestrian-

friendly environment along Washington

Street.

GUIDELINES

GENERAL GUIDELINES FOR ALL

BUILDING ACTIVITY

• Applicants should consult Building

Alterations, Chapter 2, regarding guidelines

for specific elements of a proposed new

building and renovation of existing structures.

For example, Chapter 2 provides information

on compatible window treatments, paint

colors and building materials.  Chapter 1

provides specific information about signs for

buildings that face Washington Street.

Style

The revised Washington Street standards state

that the styles of new buildings must be

compatible with existing historic buildings on

Washington Street itself.  Examples of

architecturally and historically important

buildings on Washington Street include the

Cotton Factory in the 500 block of North

Washington Street,  the George Mason Hotel

in the 100 block of South Washington Street

and the Federal Courthouse in the 200 block

of South Washington Street.

New construction must reflect historic

building construction.  This can be

accomplished in the following ways:

•  New buildings must be complementary to

historically significant buildings on

Washington Street; they may not detract from,

overwhelm, or intrude upon historic buildings.
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• The massing of buildings must closely

reflect and be proportional to adjacent historic

buildings.

•  If new construction includes large buildings,

they must be designed to look smaller.

Specifically,  (1) buildings should appear to

have a footprint no larger than 100 feet by 80

feet; (2) they should include a change in

architectural designs in the treatment of

facades, setbacks, roof lines and styles in

order to break up the mass; and (3) large

projects should preserve or replicate mid-

block alleys, thereby breaking up the building

mass.

•  Buildings designed in a historic style must

be consistent with the historic features of that

style, including with its massing and

proportions, roof form, fenestration and

materials.

•  New or untried design approaches that have

no historical basis in Alexandria or that are

not consistent with the scale, massing and

detailing of an historic style are not

appropriate.

• Traditional fenestration patterns and

solid/void relationships must be used on all

facades visible from any public right-of-way,

including the first floor.

• Design elements (e.g., windows, doors,

materials,) must be consistent with historically

significant buildings on Washington Street.

•  It is the intention of the new language of the

standards for Washington Street to promote

neo-traditional architectural style for additions

and new buildings.

Siting

In general, buildings should be sited so that

the front plane of the building is adjacent to

the sidewalk.  However, siting should relate to

adjacent historic building setbacks.

Additional setbacks may be required to

conform with the streetscape guidelines to

promote a pedestrian friendly street.

Parking and Loading

Parking should be provided within or behind

a new building.  Parking lots to the side of a

building and open to the street disrupt the

traditional street wall and are strongly

discouraged.  Additional information is

provided in the parking section of Chapter 2,

Building Alterations.

Direct access to Washington Street from a

parking area is strongly discouraged.  Curb

cuts to allow vehicular access directly onto

Washington Street are also strongly

discouraged.  Access to parking areas should

be provided from a side street.

Building Materials

The predominant building materials for

buildings on Washington Street are wood and

brick.  In addition, there are examples  of

stone and stucco on architecturally and

historically significant buildings on

Washington Street.  The building materials for

new buildings or additions to buildings should

reflect these traditional materials.

Roofing materials

Roofing material should reflect the traditional

use of metal and slate on buildings found on

Washington Street.

Directional Expression

The front entrances of new buildings should

be open to the principal street frontage of the
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building.

Utilities

While the Board is cognizant of 20th century

infrastructure requirements, such items as

electrical meters and transformers, HVAC

equipment and solid waste management

equipment should be visually and acoustically

screened from public view.

Color

The color proposed for new buildings or

additions should be compatible with those in

use on historic buildings in the historic

district.  The B.A.R. Staff has developed a

Color Chart of Historically Accurate Paint

Colors in the Old and Historic Alexandria

District and the Parker-Gray District which

can be consulted to help determine appropriate

colors which reflect the historic architectural

heritage of the City.

GUIDELINES FOR WASHINGTON

STREET SECTORS

Bashford Lane to Four Mile Run

• Scale and Character

This sector has largely been undeveloped to

date.  However, new large scale development

is planned on both Potomac Greens and

Potomac Yard.  This new construction will

conform to the requirements of the Potomac

Yard/Potomac Greens Small Area Plan of the

Master Plan.  Some of the area of both

Potomac Yard and Potomac Greens will be

reviewed by the Board.  These guidelines will

be used by the Board in their review of these

development projects.

• Horizontal articulation is encouraged to

visually break up building height.  This can be

achieved, for example, by variations in

cornice lines, using changes in natural

topography to create apparent height

differences, creating varying floor levels and

differing coursing materials on the facade.

• The required vertical articulation need not be

uniform.  Bay width can also be expressed

through roof form.

• Physical breaks between buildings and/or

groups of buildings are encouraged to provide

visual access into the remainder of the site and

create divisions in the wall of the buildings.

• Building fronts must face the Parkway.

• The preferred building materials are brick

with pre-cast concrete and stone trimwork.

• The preferred colors are those which will

allow the buildings to blend into the

background; therefore, a dark palette is

suggested.

• In general, the gable end of a building should

not face the Parkway.

• Architectural embellishments on large scale

buildings are encouraged to provide roof level

interest.

• Buildings should be fully articulated on all

four sides.

• All sides of buildings seen from the Parkway

must have fenestration.  Blank walls are

strongly discouraged.



8

Pendleton Street to Bashford Lane

• New construction and additions must

conform to the requirements of the Old Town

North and Northeast Small Area Plan chapters

of the Master Plan.

• Projects fronting on Washington Street

between Oronoco Street and Daingerfield

Island will be referred to the Old Town North

Urban Design Advisory Committee for

comment.  The recommendations of the Urban

Design Advisory Committee will be provided

to the Board (see, §6-505 of the Zoning

Ordinance).

• Scale and Character

This section is predominantly commercial

with a number of modern office buildings and

highway oriented uses.  New buildings in this

area should be oriented to the street, create an

attractive pedestrian environment and foster a

sense of place, arrival and community.

Wilkes Street to Pendleton Street

• New construction and additions must

conform to the requirements of the Old Town

North Small Area Plan chapter of the Master

Plan.

• Scale and Character

This is the historic core of Washington Street

and the Old and Historic Alexandria District

and is generally smaller in scale than the other

sectors on the street. Design of new

construction and alteration of buildings along

this sector of Washington Street should reflect

the low scale pattern.

• Spacing Between Buildings

The spacing between a new building and

existing structures should reflect the pattern of

spacing between buildings evident along the

blockface to maintain a consistent rhythm.  In

this sector, there should be little or no space

between buildings in order to maintain the

historic relationship between buildings.  In the

northern area of this sector near Pendleton

Street, there are a number of gardens and other

open spaces.  The Board prefers that these

area remain as open space and not be intruded

upon.  In areas where commercial and

residential zoning abut, a transition space

must be maintained which may affect

traditional building relationships.

• Corner of King and Washington Streets

This is one of the most important corners in

the historic district.  As such, the Board

believes that this intersection deserves special

treatment.  The Board encourages the

development of monumental buildings on

these corners that match the Alfriend

Building, ca. 1799 (629 King Street) in height,

scale, rhythm and proportion.

Hunting Creek to Wilkes Street

• New construction and additions must

conform to the requirements of the Old Town

Small Area Plan chapter of the Master Plan.

• Scale and Character

This sector of Washington Street is largely

residential in nature with considerable

setbacks from the roadway.  Projects are

specifically encouraged to maintain the open

feeling of this area.  Many of the existing

garden apartments in this area are contributing

elements to the National Historic Landmark

Alexandria Historic District and are historic in

their own right.

• Spacing Between Buildings

The spacing between a new building and
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existing structures should reflect the pattern of

spacing between buildings evident along the

blockface to maintain a consistent rhythm.

For example, in this sector it is appropriate to

have a considerable separation between

buildings.  In areas where commercial and

residential zoning abut, a transition space

must be maintained.

APPLICATION REQUIREMENTS

In order to properly evaluate the

appropriateness of a design for new

construction, additions and alterations, the

Board of Architectural Review requires that

an accurate depiction of the design be

presented.  Sketches are not acceptable.  Most

designs for construction of new buildings

presented to the Board are prepared by design

professionals, such as architects and landscape

architects; however, a professionally prepared

submission is not mandatory.  Applicants,

however, should be aware that drawing sealed

by an architect or engineer licensed in

Virginia may be required by the Code

Enforcement Bureau prior to issuance of a

building permit.

All applications for approval of new

construction, additions and alterations

along Washington Street must contain the

following information:

Alexandria Business License

Proof of a valid Alexandria Business License

is required at the time of application for

contractors, subcontractors, architects and

designers.

Photograph of Existing Conditions

Clear photographs of the site and surrounding

properties are required for reference.

Plot Plan/Site Plan

A plot or site plan accurately showing the

location and dimensions of the footprint of the

new building including property lines,

accessory structures, fences and grade lines as

well as existing improvements is required.  A

roof plan showing water drainage and location

of mechanical units should also be indicated.

Drawings

Drawings accurately representing all

elevations of the proposed structure indicating

materials and overall dimensions, including

height, are required. In addition, a drawing

showing the contextual relationship of the

propose structure to existing adjacent

buildings is required.  The location of such

ancillary items as HVAC units, heat pumps,

roof guards, fire hose connections, utility

meters and risers should be noted on the

drawings.  The drawings should have a

minimum scale of 3/32" = 1'; however, larger

scale drawings may be required.  At least one

set must meet the maximum permit size of 24"

x 36".  Additional copies of the required

drawings may be reduced if they are clearly

legible.

Floor Area Ratio and Open Space

Calculations

Applicants must provide accurate F.A.R.

calculations for new construction and

additions.  In residential zones, open space

calculations must be provided. Forms for

these calculations are available at the time of

application.

Building Code Analysis

For additions to commercial buildings, a

building code analysis form must be

completed.  Forms for this analysis are

available at the time of application.
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Materials

The materials to be used for the structure must

be specified and delineated on the drawings.

Actual samples may be provided, if

appropriate.

Color

The proposed color of the structure and

trimwork must be indicated and actual color

samples provided.

RELATED SECTIONS
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Chapter 1 - Signs
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Dormers

Roof Drainage Systems
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Fences, Garden Walls & Gates

Gasoline Service Stations

HVAC Systems

Exterior Lighting

Paint Colors

Parking

Roofing Materials

Security Devices

Shutters

Siding Materials

Skylights

Solar Collectors

Exterior Staircases
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Windows

Chapter 3 - Building Accessories

ATM Machines
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11

ARCHAEOLOGICAL

CONSIDERATIONS

New construction may affect archaeological resources.

With its rich history, the City of Alexandria is

particularly concerned about its archaeological heritage.

Archaeological resources in the historic district are

great in number and highly diverse in materials.  They

often consist of ceramic and glass fragments in the

backyards of his tor ic  proper t ies ;  however,

archaeological resources are also brick-lined shafts in

yards and basements; brick kilns; foundations, footings,

postholes and builders trenches of non-extant buildings;

landscape features such as walkways and gardens; and

even American Indian artifacts which pre-date colonial

Alexandria.  Often these clues to the city’s past appear

to be unimportant debris, yet when the artifacts and

building remains are excavated and recorded

systematically, they provide the only knowledge of lost

Alexandria.

Every application to  the B.A.R. which potentially

involves ground disturbance is reviewed by the  City

Archaeologist to determine whether significant

archaeological resources may still survive on the

property.  Therefore, the potential for additional

requirements to protect archaeological resources exist

with any project that involves ground disturbing

activities.

The applicant can speed along the archaeological

review process by requesting a Preliminary

Archaeologic al Assessment from Alexandria

Archaeology at the earliest date.  Call (703) 838-4399,

Tuesday through Saturday.  T he Alexandria

Archaeology Museum is located on the third floor of

the Torpedo  Factory Art Center.

• RESIDENTIAL ZONES

In residential zones, new construction that involves

ground disturbing activities is review by City

archaeologists.  In most cases,  the applicant is required

to notify Alexandria  Archaeology before ground

disturbance, so that a City archaeologist may monitor

this work and record significant finds.  However, when

a property has a high potential for containing significant

archaeological resources, a City archaeologist may

request permission to excavate test squares in the

affected areas before the project begins.

• COMMERCIAL ZONES

In commercial zones and residential projects involving

the construction of three or more houses, the ground

disturbing activities associated with new construction

may necessitate compliance  with the Alexandria

Archaeological Protection Procedure (§11-411 of the

Zoning Ordinance).  Applicants should request a

Preliminary Archaeological Assessment to find out

what the archaeological requirements are for their

particular project.  In certain cases, compliance may

require  the applicant to hire an archaeological

contracting firm to conduct an archaeological

investigation.  Applicants should request a Preliminary

Archaeological Assessment as early as possible to avoid

project delays.
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Figure 1 411 North Washington Street.  New accessibility ramp uses architectural

detailing from the existing historic building to comply with the Washington Street

standards.

BAR Case #2001-268, The Rktects Studio

Figure 2 New condominium building at the corner of North Washington and First

Streets uses historical styles and modulated massing to meet the Washington Street

standards.

BAR Case #2000-270, Heffner Architects, P.C.
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