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Application General Data 

Project Name: 
The Fillmore 

PC Hearing: January 6, 2015 
CC Hearing: January 24, 2015 
If approved,                   
DSUP Expiration: 

 
January 24, 2018 

Plan Acreage: 3.12 (135,954 SF) 

Location: 
5001 & 5001 Echols Ave. 

Zone: 
Existing: R-12, residential 
Proposed: CRMU-M 

Proposed Use: Residential 
Dwelling Units: 225 
Gross Floor Area: 377,729 SF 

Applicant:  
AHC, Inc. 
Represented by Duncan 
Blair, Attorney 

Small Area Plan: Alexandria West 
Historic District: N/A 

Green Building: LEED Certified (or equivalent) 

 
Purpose of Application 
The applicant requests approval of a Master Plan Amendment, Rezoning/Map Amendment, 
Vacation and Dedication of ROW, and Development Special use Permit with Site Plan to 
construct 377,729 square feet of residential development that will include a 132-unit market-
rate building, and a 93-unit affordable housing building. 
Special Use Permits and Modifications Requested: 

1. Amendment to the Alexandria West Small Area Plan for a height increase 
2. Rezoning from R-12 residential to CRMU-M Commercial Residential Mixed Use-

Medium 
3. Development Special Use Permit with Site Plan to construct two multi-family buildings 
4. Special Use Permit for an increase in Floor Area Ratio from 1.0 to 2.0 
5. Special Use Permit for a Transportation Management Plan 
6. Special Use Permit for a parking reduction 
7. Vacation of public right-of-way on Echols Avenue 

 

Staff Recommendation: APPROVAL WITH CONDITIONS 
Staff Reviewers:  
Robert Kerns, AICP, Development Division Chief; robert.kerns@alexandriava.gov 
Patricia Escher, AICP, Principal Planner; patricia.escher@alexandriava.gov 
Ryan Price, Urban Planner; ryan.price@alexandriava.gov                           
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I. SUMMARY 
 

A. Recommendation 
 
Staff recommends approval of the development application and all other applications and 
requests for the Fillmore development, subject to compliance with staff recommendations.  Staff 
believes the project conforms to the City’s adopted plans and policies.  The proposal provides a 
number of benefits for the City and surrounding community.  Some of the highlights include: 
 

 93 affordable housing units on-site 
 A 14,000 square foot public open space amenity that will create a pedestrian connection 

between Echols Avenue and Fillmore Avenue 
 Enhanced pedestrian and streetscape design along Fillmore Avenue that includes wide 

sidewalks, street trees, underground utilities, and a new bus shelter 
 Building design transition to the adjacent neighborhood 
 Reserved location for future bike share station 
 Public art incorporated within public open space 
 LEED Certified (or equivalent) buildings 
 Major sewer infrastructure improvements 
 Improved connectivity with a bike/pedestrian trail linking the end of Echols Avenue to 

Fillmore Avenue that will include land reserved in reservation by AHC for a possible 
road connection in the future. 
 

B.  Summary of Issues 
 
The applicant, AHC Inc. is proposing to demolish an existing church and its administration 
building to construct two multi-family buildings with structured underground parking.  A 
daycare facility will be provided within one of the buildings, and the project will feature a 
pedestrian walkway connecting Echols Avenue to Fillmore Avenue.  To proceed with this 
proposal, the applicant is requesting approval of the following: 
 

 Amendments to the Alexandria West Small Area Plan for a height increase and use 
change 

 Rezoning from R-12 residential to CRMU-M Commercial Residential Mixed Use-
Medium 

 Development Special Use Permit with Site Plan to construct two multi-family buildings 
 Special Use Permit for an increase in Floor Area Ratio from 1.0 to 2.0 
 Special Use Permit for a Transportation Management Plan 
 Special Use Permit for a parking reduction 
 Vacation of public right-of-way on Echols Avenue 
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The topic highlights that are discussed in greater detail in this report include: 
 Affordable housing 
 Details of the proposed Master Plan Amendment 
 Specifics on the proposed rezoning 
 Building design and architectural features 
 Proposed parking 
 Open space design 
 Infrastructure improvements 
 Pedestrian and streetscape improvements 
 Community Outreach 

 
C. General Project Description 

 
The subject property consists of two lots of record located at 5000 and 5001 Echols Avenue.  
The total land area of the site is approximately 2.98 acres or 129,810 square feet.  The project 
site is located within the boundaries of the Alexandria West Small Area Plan, and is currently 
zoned R-12, low density residential.  The applicant is requesting a re-zoning of the property to 
CRMU-M, commercial residential mixed use (medium).  As part of this project, the City will be 
vacating approximately 0.2 acres (8,888 square feet) at the end of Echols Avenue.  The existing 
cul-de-sac will be reconfigured to a t-shaped terminus that will require less land.  The applicant 
will be dedicating approximately 0.06 acres (2,744 square feet) of right-of-way along Fillmore 
Avenue to the City.  Lastly, a 15 foot land reservation will be made along the proposed West Lot 
property line extending from Echols Avenue to Fillmore Avenue.  The reservation will allow for 
future study of a possible road connection from Echols Avenue to Fillmore Avenue aligned west 
of the subject property. 
 
The applicant is proposing a mixed-income, multi-family development project that will include 
225 units in two buildings, 93 of which will be affordable units.  The buildings will be separated 
by a landscaped pedestrian mews that connects Echols Avenue and Fillmore Avenue.  
Underground structured parking will be provided for both buildings, and all vehicular access to 
the site will be located along Fillmore Avenue.  Building heights will taper downward from 
Fillmore Avenue in the direction of Echols Avenue providing transition to the single family 
residents.  The heights of the multi-family buildings will range from approximately 54 to 56 feet 
along Fillmore Avenue, lowering to approximately 34 to 39 feet on the side closest to Echols 
Avenue. 
 

II. BACKGROUND 
 

A. Site Context 
 
The project site is approximately 2.98 acres (129,810 square feet) and is located within the 
boundaries of the Alexandria West Small Area Plan.  The southern property boundary is also 
adjacent to the Beauregard Small Area Plan boundary.  The site is bound by Fillmore Avenue to 
the north and east, the Hermitage nursing home facility to the south, and Echols Avenue and 
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single family homes to the west.  The site is currently occupied by the St. James Methodist 
Church, which has two structures on the property, a sanctuary and an administration building. 
 
There is considerable topography on the existing site.  The property slopes down towards the 
east, with a grade change of approximately 38 feet from the Echols Avenue side, down to the 
north east corner of the property along Fillmore Avenue.  These slopes contain a significant 
number of mature trees. 
 
A variety of uses surround the area including an elder care facility, low-density residential, high-
density residential, institutional (Northern Virginia Community College), office, and hotel.  
There is also an assortment of building typologies proximate to the site ranging from single-
family homes and single-story churches, to high-rise apartments and office towers.   
 
In terms of transportation access, the site is close to major roads such as Interstate 395, Seminary 
Road, North Beauregard Street, and Braddock Road.  There are two bus stops adjacent the site 
along Fillmore Avenue that are served by WMATA and Dash routes.  These bus routes provide 
access to Old Town, the Pentagon, Ballston, Tysons Corner, and the Van Dorn Metro station.  
The site is also proximate to the proposed “Corridor C” high-capacity transit station at Fillmore 
Avenue and North Beauregard Street. 
 

B. Detailed Project Description 
 
The applicant, AHC Inc. is proposing to demolish the existing St. James Church and 
administration building to construct approximately 377,729 gross square feet of residential 
development on the property.  There will be two multi-family buildings with a pedestrian mews 
running in between the structures.  A daycare facility will be located on the first floor of one of 
the proposed buildings.  Each building will have underground structured parking with access 
along Fillmore Avenue.  There will be no vehicular access to the development from Echols 
Avenue; however emergency vehicles will be able to access the site from the rear of the property 
using the proposed t-shaped terminus on Echols Avenue. 
 
East Building (Market Rate) 
The larger of the two buildings, the 6-story East Building will be approximately 226,493 gross 
square feet and contain 132 market-rate units.  There will be 85 one-bedroom units, and 47 two-
bedroom units in this building and the lobby entrance will be located along Fillmore Avenue.  
The applicant is proposing 199 garage parking spaces, 173 of which are for residents, and the 
remaining 26 are for visitors.  The primary amenity space for residents of the east building will 
be in the courtyard area above the parking structure.  The courtyard will include a large patio, 
swimming pool, and a gently sloped grassy knoll. 
 
West Building (Affordable) 
The 5-story West Building will be approximately 151,236 square feet, and contain 93 affordable 
apartment units.  The applicant is proposing 12 one-bedroom units, 68 two-bedroom units, and 
13 three-bedroom units in this building.  There will also be a daycare center located in the first 
floor of the building to serve residents and the surrounding community.  The lobby entrance will 
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be along Fillmore Avenue, and the daycare will be accessed from the pedestrian mews and the 
underground parking garage.  The applicant is proposing 70 parking spaces in this building, 4 to 
6 of which will be shared through signage for daycare employee parking.  In terms of amenities, 
there will be a 1,500 square foot playground behind the West Building for residents and the on-
site daycare center, as well as patio space at both ends of the pedestrian mews for resident use. 
 
There are several land ownership related changes proposed as part of the project.  The applicant 
is requesting a vacation of the Echols Avenue cul-de-sac right-of-way to be replaced with a 
smaller terminus configuration on the applicant’s property.  Additionally, the developer plans to 
dedicate a portion of the upgraded streetscape along Fillmore Avenue’s right-of-way to the City.  
Lastly, at the request of the City, the applicant will hold in reservation a 15 foot wide strip of 
land from Echols Avenue to Fillmore Avenue along the southwestern property boundary.  As the 
area continues to redevelop, the City may explore making a vehicular connection from Echols 
Avenue to Fillmore Avenue as part of a larger grid network.   
 

III. ZONING 
 
Property Address: 5000 & 5001 Echols Avenue 
Total Site Area: 135,954 square feet (3.12 acres) 

Zone: R-12 (existing)   CRMU-M (proposed) 

Current Use: Church 
Proposed Use: Residential 
 Required/Permitted with 

Rezoning 
SUP Proposed 

FAR 
 
East Building 
West Building 

 
 
1.0 
1.0 

 
 
2.0 
2.0 

 
 
1.69 
1.81 

Height 
 
East Building 
West Building 

 
 
Per Small Area Plan 
Per Small Area Plan 

 
 
n/a 
n/a 

 
 
56.1’ (from average finish grade) 
54.6’ (from average finish grade) 

Open Space 
 
East Building 
West Building 

 
 
40% 
40% 

 
 
n/a 
n/a 

 
 
52% 
51% 

Parking 
 
East Building 
West Building 

 
 
224 (includes 15% visitor) 
198 (includes 15% visitor) 

 
 
n/a 
n/a 

 
 
199 (includes 15% visitor) 
70 

Loading spaces 
 
East Building 
West Building 

 
 
0 
0 

 
 
n/a 
n/a 

 
 
1 
1 
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IV. STAFF ANALYSIS  
 

A. Affordable Housing 
 
This AHC project is receiving substantial financial support from the City through coordination 
with the Office of Housing to make the affordable housing feasible.  The total development cost 
for the affordable housing building and related infrastructure improvements is estimated to be 
around $33.8 million.  Forty six  of the proposed units will be affordable to households at 50% of 
the Area Median Income (AMI), and 47 of the proposed units will be affordable to households at 
60% AMI.  These 93 units will be reserved as affordable housing for 60 years.  AHC has 
requested a loan of up to $5.7 million from the City’s Housing Opportunities Fund to help fund 
the project, including a predevelopment loan of $460,000 that was approved by City Council in 
April 2014.  Other funding sources include approximately $19 million in 9% low income 
housing tax credit equity from the federal government administered through Virginia Housing 
Development Authority, a $6.5 million first trust loan secured by the land and future rental value 
of the project, $1.3 million of AHC’s proceeds from sale of the market rate parcel with 
entitlements, and $1.3 million deferral in developer fees. 
 
The Affordable Housing Advisory Committee (AHAC) unanimously approved AHC’s loan 
request at its December meeting.  The actual loan amount and terms will be considered by City 
Council pending approvals of the DSUP. AHC plans to apply for competitive low income 
housing tax credits in March 2015. If successful in obtaining 2015 credits, the project would be 
constructed for delivery by the end of 2017, providing an important housing resource for local 
residents displaced by future redevelopment along the Beauregard corridor.                
 
In that regard, it is noted that AHC will maintain 46 units as a substitute for the long term, 
committed affordable units the City originally planned to buy down at Southern Towers’ Berkley 
Building (with Council’s approval in April 2013, Southern Towers is instead providing 105 
affordable units at no cost to the City for 10 years).  Staff is working with AHC on the details of 
an agreement establishing a preference for Beauregard area residents for so long as there is a 
demand.  Based on income information provided in the 2012 survey of Beauregard tenants, staff 
believes that many of the 50% AMI units could be subject to this preference.   
 
Three community meetings have been held with neighbors from Echols Avenue and the 
townhome community next to the site.  While there were initial concerns expressed regarding the 
affordable housing development, information provided regarding the design of the project, value 
of affordable housing, tenant selection and qualification criteria, and property management 
standards and practices have largely allayed those concerns.   
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B. Master Plan Amendments 
 
Increase in Height 
 
The proposal includes a request to amend the Alexandria West Small Area Plan to allow for an 
increase in building height on the property.  The Plan calls for a height of 45 feet on the Fillmore 
Avenue side of the property, and a height of 35 feet on the Echols Avenue side.  The applicant is 
proposing to amend the height map to allow for a height of 70 feet for both  properties. 
 
Context of allowable height: The proposed height change is in context with the surrounding 
area.  The small area plan calls for heights of 150 feet for the Hermitage property, which borders 
the site to the south.  Additionally, there are several other areas to the south of the property near 
Interstate 395 that allow for heights of 150 or more.  The areas to the west and east of the subject 
property are to remain between 35 and 45 feet according to the small area plan.  The proposed 70 
foot height limit would be a suitable transition between the taller limits to the south, and the 
lower-density residential focused height limits to the north and east of the property.   
 
Context of existing height: A wide range of building heights currently exist in the surrounding 
area.   The buildings near Interstate 395 such as Southern Towers, the BRAC building, and the 
Hilton Hotel are within a 1/2 mile of the subject site and range in height between 140 to 
approximately 300 feet.  The elderly care facilities along N. Beauregard Street such as Goodwin 
House and The Hermitage that are within less than 1/4 mile of the property range in height from 
approximately 70 feet to 150 feet.   The single-family homes and townhomes to the west of the 
site range in height from 20 to 35 feet and are within a 1/4 mile to a 1/2 mile from the project 
site. 
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Figure 1 – Height Map 
 

 
 
Context of proposed building heights: It’s important to note that while the master plan 
amendment would allow for a height of 70 feet on the property, the proposed structures for the 
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project are lower than this maximum.  The East Building transitions from a height of 68 feet 
along Fillmore Avenue down to 34 feet on the Echols Avenue side of the property.  Similarly, 
the West Building transitions from 66 feet along Fillmore Avenue down to approximately 39 feet 
in the back.  These three-story step-down elements provide a visual buffer for the one and two-
story homes on Echols Avenue adjacent to the site.  In addition to the architectural elements, the 
topography of the site partially hides the two buildings from the view on Echols Avenue.  The 
base of the three-story step-down element for the West Building will be approximately 8 feet 
lower than the grade at the end of Echols Avenue.  Similarly, the base of the three-story step-
down portion of the East building will be approximately 2 feet to 6 feet lower than the grade on 
Echols Avenue, further minimizing the visible mass of the new buildings from the adjacent 
single-family homes. 
 
Change in Use 
 
The proposal also includes a request to amend the Alexandria West Small Area Plan to allow for 
a Commercial Residential Mixed-Use Medium (CRMU-M) use on the site.  While this project is 
not proposed as a mixed use project, the CRMU-M zone was chosen because other multi-family 
residential zones such as RA and RC do not provide the density and FAR allotment needed for 
this proposal.  Currently, the small area plan calls for institutional use on the property.  While 
there are large institutional uses around the project site such as the Northern Virginia Community 
College, there is also an abundance of residential housing stock in varying forms from single-
family homes on Echols Avenue, to high-rise apartment towers on Seminary Road just south of 
the site.  The proposed land-use change and density is compatible with the surrounding 
neighborhood.  Additional justification on this rezoning request is provided in the next section. 
 

C. Rezoning 
 
Concurrent with the Master Plan amendments is the actual rezoning of the property.  The 
applicant requests approval of a rezoning from R-12 (Single-Family) to CRMU/M (Commercial 
Residential Mixed-Use Medium).  Staff has evaluated the rezoning request based on the 
following criteria, which were established by City Council to provide guidance for rezoning 
applications in locations that are not designated to undergo a Small Area Plan update in the near 
future and do not merit a new plan or study due to the scale of the proposal. 
 
Consistency with Small Area Plan:   The project site lies within the boundaries of the 
Alexandria West Small Area Plan.  Adopted in 1992, the Alexandria West Small Area Plan lays 
out both broad based planning goals and specific redevelopment opportunities within the plan 
area.  The plan recognizes the significance of the low-density residential housing stock in this 
area, and calls for continued preservation and protection of these structures.   
 
The plan notes that “new development should be located in such a way to minimize the impacts 
on the residential areas” (page 19).  Staff worked closely with the applicant to ensure the 
proposed development has minimal impact on the adjacent single family homes in the area.  The 
building heights and massing were reduced significantly through the collaborative design 
process.  As proposed, the buildings will step-down to 3-stories in height on the elements closest 
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to Echols Avenue, creating a visual buffer from the taller portions along Fillmore Avenue.  In 
addition, the property slopes downward from Echols Avenue to Fillmore Avenue, which also 
mitigates the visual impact of the buildings from the adjacent single-family homes.  Furthermore, 
the traffic circulation on the site was design to be handled exclusively by Fillmore Avenue, as 
there are no vehicular connections to the site from Echols Avenue with the exception of 
emergency vehicle access.  Also, a landscape buffer will be planted along the entire Echols 
Avenue side of the development that will further mitigate views of the new structures from 
Echols Avenue, and help maintain the low-density feel of that street.  The Domain condominium 
townhomes across Fillmore Avenue from the property are situated approximately 10 to 15 feet 
higher than the grade of the development.  This brings the actual height difference between the 
two properties down to approximately, 25 to 30 feet, equivalent to a 2 to 3 story building. 

 
Consistency with Type of Area:  The proposed density and uses are compatible with the 
surrounding area. The areas to the south and east of the project site are predominantly multi-
family residential of varying densities ranging from garden style apartments to high-rise 
apartment towers, as well as nursing care facilities and institutional uses.  As noted above in the 
Master Plan Amendment section, the proposed height is also compatible with existing building 
heights in the area.  Additionally, the residential use of the proposed development provides a 
transition from the institutional uses adjacent to the single-family homes on Echols Avenue 
(Northern Virginia Community College, and the Hermitage nursing home facility).  In a broader 
sense, the larger Beauregard area is planned for redevelopment.  While this property sits outside 
of the formal Beauregard boundary, it is immediately adjacent, and provides a suitable transition 
to redevelopment along the Beauregard corridor. 

 
Isolated Parcel:  The subject property is an isolated parcel, which is surrounded by established 
land owners and institutions such as The Hermitage senior care facility, and the Alexandria 
Campus of the Northern Virginia Community College.  It is unlikely that these long term uses 
and the existing single-family homes along Echols will redevelop in the near future; therefore 
staff believes a re-zoning of the project site in isolation is warranted in this case. 
 
Status of Planning for Area:  The Alexandria West Small Area Plan remains the governing 
document for this site with no future planning studies anticipated in the next fiscal year.  
Additionally, the neighboring Beauregard Small Area Plan was recently adopted (2013), and this 
parcel sits just outside of that plan area, thus it is unlikely that the property or surrounding area 
will undergo a planning study in the near-term.   
 
Consistency with City Goals:  In addition to being consistent with the Alexandria West Small 
Area Plan, the proposal is consistent with other City goals and policies such as the Affordable 
Housing Policy, the Green Building Policy and the Public Art Policy.  The project will add 93 
units to the City’s affordable housing stock, which is a very significant contribution relative to 
other projects.  Both of the proposed buildings will meet the City’s Green Building standard of 
LEED Certified (or equivalent), and the applicant will be required to incorporate public art 
within the design of the pedestrian mews running between the two buildings to meet the goals of 
the City’s Public Art Policy. 
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D. Building Design 
 
As discussed above, the project is broken into two buildings.  Helped by the existing site 
topography, the south approach to both buildings (from the existing Echols Avenue 
neighborhood) presents a generally three story height, and an approachable scale; the higher 
building elements can be seen beyond, but across a substantial setback when approaching from 
this direction.  The buildings were design with these 3-story step-back elements to minimize the 
visual impact of the buildings on Echols Avenue.    
 
As the site follows Fillmore Avenue down the hill to the east, the affordable housing portion sits 
on higher ground, and is five stories tall, followed by a wide, terraced public open space, which 
is essentially the projection of Echols Avenue northward to Fillmore Avenue.  This space is 
animated by a series of small seating areas, seat-height walls, accessible ramps, generous 
planting areas, and provides an attractive connection from the lower to upper site grades. 
Following Fillmore Avenue east (downhill), the market rate housing portion becomes visible. 
The residential lobbies of both buildings front on Fillmore Avenue, and face each other across 
the wide landscaped area.  This area serves as the attractive “front door” for the project. 
 
The massing of the affordable component (West Building) is primarily made up of a segmented 
five-story red brick building that follows the curve of Fillmore Avenue, broken up by projecting 
four-story bays, clad in wood or cementitious panels with a wood finish. These bays have inset 
areas in an accent color (currently shown as green).  The lobby is demarcated by a change to a 
four-story element matching the bays, with a projecting bay of the accent color.  This projection, 
when seen from the northeast, reads as an imbedded form which projects out of the building on 
two sides, and will create a dramatic and memorable form.  The building then turns the corner, 
running up along the central landscaped area, where its mass is further broken down by the use 
of four smaller three- and four-story sections, clad in varied colors of panel and a dark gray 
brick.  The back side of the main wing is clad in red brick for its full height, with recessed panels 
of the same wood or wood-like panels that are used for the front bays. The building shows a 
clearly articulated base, through the use of varied window patterns, rusticated brick, and 
contrasting brick color.  The daycare center will be located within the back portion of this 
building, and will blend in with the residential units from the exterior.  Access to the daycare will 
be located along the proposed trail in the rear of the property, and from the parking garage.  A 
playground has been incorporated into the design of the West Building for the daycare center and 
resident use. 
 
The market rate multifamily building takes a different direction in massing and use of materials.  
It expresses its strongest element at the corner of the open space where the lobby is located, in 
the form of a six-story, red brick corner building, with a pronounced two story base, rusticated in 
two colors of brick, a dark gray accent, in a field of dark red/burgundy brick – which sets up a 
relationship with the lighter red brick of the affordable building to the west.  This building is also 
broken up into larger, simpler pieces compared to the affordable building, in harmony with its 
generally larger scale.  Like its neighbor, it has a wing that runs uphill along the central green 
space, which steps down to three stories in height at the upper end, and fronts the open space 
with small, raised private terraces and two story bays, to create a smaller-scaled feeling.   
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Moving east along Fillmore Avenue, the building maintains its constant height, but uses dark 
brick to create strong vertical hyphens, and separate the building into three distinct portions.  The 
center portion sets a four story section of flush paneled façade (the same used as accents in the 
west building) on a two story brick base, with a top of lighter, limestone-colored panels.  After 
the second hyphen, the east end of the building repeats the color and vocabulary of the lobby 
corner, but with a lighter top floor, creating the sense that the building is stepping down with the 
grade, although the top is in fact level. The back of the east building wraps around an elevated 
courtyard that faces towards the southeast, and includes terraces, landscapes areas, and a 
swimming pool.  Materials on the rear façade consist of primarily cementitious panels of varying 
colors and finishes, as well as some brick veneer. 
 
Both buildings have been designed using related materials, colors and themes, but with subtle 
distinctions to keep each one recognizable. For example, although both feature large, generally 
square-proportioned windows in the living rooms, the lights in the affordable portion are 
arranged as a rectangle flanked by two stacked, square sashs; whereas in the market rate 
building, they are larger, and take the form of a large rectangle, flanked by a narrow rectangle to 
the side and below, with a square sash in the bottom corner. In a similar way, the expression of 
the building base and use of materials have been coordinated, but not duplicated, to avoid the 
impression of a mega-structure or complex. 
 

E. Open Space 
 
The applicant will provide approximately 51.2 percent open space on the site, more than the 
required 40 percent in the CRMU-M zone.  The open space will be a combination of ground-
level open space and amenity open space.  Table 1 provides a detailed breakdown of the 
proposed open space on the site: 
 
Table 1 
 Entire Site East Building Lot West Building Lot 
Ground-Level Open Space 59,551 sf (43.8%) 31,324 sf (41%) 28,227 sf (48%) 
Outdoor Amenity Space 10,040 sf (7.4%) 8,598 sf (11%) 1,442 sf (2%) 
Indoor Amenity Space 5,540 sf (4.1%) 3,675 sf (4%) 1,865 sf (3%) 
Total 75,131 sf (55.3%) 43,597 sf (56%) 31,534 sf (53%) 
    
Public Open Space 17,741 sf (13.1%) 7,548 sf (10%) 10,193 sf (17%) 
Private Open Space 57,390 sf (42.2%) 36,049 sf (47%) 21,341 sf (36%) 
 
The primary open space feature will be a pedestrian mews running between the two buildings.  
The mews will be approximately 14,761 sf, and serve as an open space amenity for the residents 
of both buildings and a pedestrian linkage between Echols Avenue and Fillmore Avenue for the 
wider community.  The mews is tiered into different passive elements, which provide visual 
interest and breaks up the 25 foot grade change from the top on Echols Avenue to the bottom 
along Fillmore Avenue.  The walkway will be ADA accessible and has been designed to focus 
on the pedestrian experience.  It is intended that bicycles and other non-vehicular modes of travel 
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will utilize the multi-use trail behind the West Building to access Fillmore Avenue from Echols 
Avenue, not the pedestrian mews. 
 
There will be a 17,753 square foot open courtyard within the East Building.  The courtyard will 
feature a large patio with an outdoor fireplace, grilling area, and lounge furniture.  There will 
also be a pool, and grassy knoll area within the courtyard. 
 
The West Building will have approximately 18,684 square feet of ground-level open space in the 
rear of the building.  The space will be programed with a playground, a patio, and a 10 foot wide 
multi-use trail which will connect to Fillmore Avenue on the North West side of the property. 
 

F. Pedestrian and Streetscape Improvements 
 
As proposed, the development will provide significant pedestrian and streetscape improvements 
along Fillmore Avenue.  The existing streetscape on this segment of Fillmore consists of a 3.5 
foot concrete sidewalk and a 3 to 4 foot grass strip buffering the sidewalk from the street.  Utility 
poles line the street and are placed within the grass strip.  The applicant is proposing to install a 6 
foot concrete sidewalk and a 6 foot planting strip with 17 street trees along the entire frontage of 
the property.  In addition to street trees, shrubs and ornamental trees will be provided between 
the sidewalk and the building façades.  All utilities will be undergrounded along the property 
frontage. The pedestrian mews between the two buildings as well as the multi-use trail in the rear 
of the property will enhance the overall connectivity of the area, and provide a direct pedestrian 
linkage between Echols Avenue and Fillmore Avenue.  The terminus of the pedestrian mews 
onto the edge of Fillmore Avenue will include decorative paving up to the curb line to provide 
visual continuity of the mews all the way to the street.  The applicant is also proposing to install 
a crosswalk between the project site and Northern Virginia Community College at West Campus 
Drive, a pedestrian feature that does not exist today. 
 

G. Special Use Permit for Transportation Management Plan 
 
The applicant is required to participate in a Transportation Management Plan (TMP) to 
encourage modes of transportation other than the single occupancy vehicle (SOV).  The SOV 
trip reduction goal for the site is 35 percent.  To support such a goal, the applicants have agreed 
to the City’s standard TMP rates, which at the time of approval are $82.42 per residential unit 
and $0.206 per square foot for the daycare space.   
 
The TMP will require a coordinator to implement and oversee the TMP program for both the 
residential and the retail.  The TMP requires annual reporting and surveys.  Specific elements of 
plan implementation are included in the conditions and allow for flexibility based on the needs 
and interests of the residents.  Specifics of the TMP for this project are outlined in attachment 1. 
 

H. Special Use Permit for Increase in Floor Area Ratio 
 
With this development proposal, the applicant also requests approval of a special use permit to 
increase the floor area ratio from 1.0 to 1.69 for the East Building and from 1.0 to 1.81 for the 
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West Building.  Section 5-209 of the Zoning Ordinance includes criteria to evaluate the request 
for a special use permit in the CRMU-M zone.  While some of the criteria are specific to mixed-
use projects, the following criteria consider the relationship between the proposed project and the 
existing neighborhood. 
 

 The ability of the design to promote the integration of uses within the project and to 
promote the compatibility of the project with the neighborhood. 

 The inclusion of site amenities, open space and features, supporting uses and community 
and cultural facilities in a manner which encourages pedestrian use and promotes internal 
compatibility of uses.   

 The distribution of floor area ratio over the site so that the mass and scale of buildings do 
not overwhelm and are compatible with neighboring areas.   

 
As noted previously, the area surrounding the project site contains a mix of building typologies, 
sizes, and uses.  In terms of scale, the proposed buildings will provide a general transition 
between the high-density areas along Beauregard, and the low density single-family and 
townhome neighborhoods west of the project site.  In terms of use, the proposed development 
provides a transition to the single-family homes along Echols Avenue from the adjacent 
institutional uses of the Northern Virginia Community College on the opposite side of Fillmore 
Avenue, and the Hermitage nursing facility adjacent to the site.  The massing of the proposed 
development is designed to take advantage of the existing topography on the site such that the 
shortest segments of the buildings are on the higher grade directly adjacent to the single-family 
homes, and the taller portions of the buildings are on the lower grade, away from the single-
family homes.  This design move further integrates the structures, and transitions the heights 
with the surrounding neighborhood, while also creating a strong urban street wall along Fillmore 
Avenue. 
 
The signature open space on the site is the pedestrian mews running between the two buildings.  
This unique space not only serves as an amenity for residents of the buildings, but also facilitates 
pedestrian connectivity between Echols Avenue and Fillmore Avenue.  This connection does not 
exist on the site today, and has been included in the proposal to help improve the pedestrian 
network in the area.  It also provides better access to bus service on Fillmore Avenue from 
Echols Avenue.  
 
The proposed increase in floor area is spread between the buildings so the massing and scale of 
the structures do not overwhelm the surrounding buildings.  The heights of the proposed 
buildings are compatible with the context of the neighborhood.  As noted previously, a wide 
range of building heights currently exist in the surrounding area from single story homes, to 
high-rise apartments and office buildings.  At 56.1 feet and 54.6 feet respectively, the heights of 
the proposed East and West buildings fit in with the scale of the surrounding neighborhood 
which currently has building heights ranging from 20 feet to approximately 300 feet. 
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I. Special Use Permit for a Parking Reduction 
 
For multi-family buildings, the City’s Zoning Ordinance requires 1.3 spaces for each 1-bedroom 
unit, 1.75 spaces for each 2-bedroom unit, and 2.2 spaces for each 3-bedroom unit.  A 15 percent 
visitor parking allocation is also highly encouraged.  Based on these requirements, this project 
would need to provide 224 parking spaces in the East Building, and 198 spaces in the West 
Building, for a total of 422 parking spaces on-site.  As part of this project, the applicant is 
requesting a Special Use Permit for a parking reduction to provide 199 parking spaces within the 
East Building, and 70 parking spaces within the West Building, for a total of 269 parking spaces 
on-site.  The overall parking ratio for the East Building would be 1.3 spaces per unit plus 15 
percent visitor parking.  The overall parking ratio for the West Building would be 0.75 spaces 
per unit with no visitor parking.  It’s important to note that a majority (64.4%) of the units in the 
East Building are 1-bedroom units, thus the proposed ratio of 1.3 spaces per unit meets the 
requirement for the 85 1-bedroom units in this building.  This 1.3 ratio is also consistent with 
other recently approved multifamily projects that are not in close proximity to Metro such as the 
Calvert, Mount Vernon Commons, Potomac Yard Landbay G, and Cameron Park, and Hunting 
Terrace, all of which have overall parking ratios between 1.1 and 1.47 spaces per unit.  
Additionally, the proposed ratio of 0.75 spaces per unit in the West Building is consistent with 
other affordable housing parking ratios approved throughout the City, and is considered the 
standard for this type of housing in Alexandria.  Lastly, the City is currently reevaluating parking 
requirements and staff believes that the ratios proposed in this project fall within those 
parameters.  
 
Under the current zoning ordinance the proposed site is required to provide 422 parking spaces.  
The applicant is seeking a 37 percent reduction which would provide 267 parking spaces.  The 
applicant believes a parking reduction is justified because of the abundant transit options, the 
Transportation Management Plan and existing on-street parking availability. A parking study 
was performed by the applicant.  The study considered a survey conducted by City staff 
comparing parking supply at six market-rate sites and seven affordable housing sites in 
Alexandria.  The survey found an average parking demand of 1.3 spaces per unit for market- rate 
residential, and an average demand of 0.7 spaces per unit for affordable housing buildings.  The 
proposed residential parking supply for this site is 1.3 spaces per market-rate unit and 0.75 
spaces per affordable units.   
 
A parking utilization survey of the surrounding streets was conducted on June 12th and 14th of 
this year.  The survey found that on average 42 percent of the on-street parking was not occupied 
during the week and 55 percent was not occupied on the weekend.   The applicant believes 
Fillmore Avenue will service any overflow parking from this site.  Fillmore Avenue parking is 
restricted to four hour parking between 8:00 am to 5:00 pm on weekdays and is open on the 
weekends.  The current parking restrictions along Fillmore Avenue would support overflow 
parking from the site.  The City is looking into possibly changing parking times on Fillmore 
Avenue and coordinating with Northern Virginia Community College to encourage better 
utilization of student parking on the campus. 
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J. Vacation of Public Right-of-Way 
 
As part of this project, the applicant is requesting a vacation of public right-of-way at the end of 
Echols Avenue.  As proposed, the existing 8,888 square foot cul-de-sac terminus would be 
vacated by the City to the developer.  A smaller t-shaped terminus would be constructed in its 
place on the applicant’s property, and a public and emergency vehicle access easement would be 
established to allow vehicles to turn around at the new terminus.   In addition to this vacation of 
land by the City, the applicant will be dedicating approximately 2,744 square feet along Fillmore 
Avenue.  Therefore, the net land gain for the developer is approximately 6,144 square feet.   
 
Public Benefits of the Vacation: 
Staff recognizes the benefit of this vacation for the project and recommends approval.  The 
vacated land is being transferred to the applicant at no cost so that the affordable housing 
component of the project can remain viable and is considered part of the City’s financial support 
for the project.  The following public benefits are being gained from this vacation; 

 Pedestrian Mews - Removal of the cul-de-sac on Echols Avenue allows for a large 
portion of the pedestrian mews amenity to be constructed.  This amenity will be 
accessible to the general public.  Changing the Echols Avenue terminus to the proposed t-
shaped design also creates a more efficient site layout which enables a more fluid design 
of the pedestrian mews open space amenity that will enhance pedestrian connectivity in 
the area.   

 Stormwater Management - Changing the Echols Avenue terminus from the cul-de-sac 
to the smaller t-shaped design also reduces the amount of impervious cover on the site 
which reduces the impact on stormwater run-off. 

 
K. Public Art 

 
Public Art on the site will be integrated within the design of the pedestrian mews.  This on-site 
art will be provided in lieu of monetary contributions.  Following the process in the newly-
adopted Implementation Plan for Public Art, staff and an advisory task force will work closely 
with the developer during the Final Site Plan process to ensure the art elements meet the goals of 
the City’s Public Art Policy. The Art is intended to make the pedestrian mews a unique asset and 
a memorable space for the community. 

 
L. School Impacts: 

 
As noted earlier, the applicant proposes 225 apartment units, 93 of which will be affordable.  The 
buildings for this project are considered mid-rise apartments.  The student generation rate for 
new mid-rise apartments is 0.02 students per unit, or 2.6 for the 132 market rate apartments.  The 
student generation rate for affordable housing units is 0.6 students per unit, or 55.8 for the 93 
affordable apartments.  Therefore the total number of elementary school students forecasted for 
this new development is 58.4.  This is a larger enrollment impact than many other development 
projects, however school facility planning efforts are taking the potential impacts of this 
development into account.  The proposed development project is incorporated into the ongoing 
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long-range enrollment forecasts that will be part of the Long-Range Educational Facilities Plan.  
Additionally, ACPS plans to include this project in their short-range enrollment forecast update 
to be released in the spring.  This project is located in the John Adams Elementary School and 
Hammond Middle School attendance area. 
 

M. Daycare 
 
AHC is partnering with the Campagna Center to operate the onsite day care center in the West 
Building.  The Campagna Center plans to operate a pre-kindergarten program with 
approximately 50 students in the space.  Of those 50 students, Campagna Center estimates 1/3 
will come from the onsite affordable building, 1/3 will use public transportation to reach the 
center, and 1/3 will be dropped-off/picked-up by vehicle.  A dedicated loading area will be 
provided on Fillmore Avenue in front of the two buildings.  Access to the daycare center would 
be provided through the pedestrian mews.  Based on the enrollment estimates, approximately 17 
vehicles would use the daycare drop-off/pick-up area on Fillmore Avenue in the morning and 
also in the afternoon.  Campagna Center class hours will be from 8:30 to 3pm, with some before 
and after school programing which would run from 7:30am to 8:30am and 3:30pm to 6pm 
respectively.  Employee parking for the center would be accommodated in the parking garage.  
The Campagna Center estimates that there will be 2-3 classrooms in the facility, which would 
equate to 4 to 6 parking space for employees per the City’s Zoning Ordinance requirements.  The 
applicant proposes a shared parking arrangement within the parking structure that would allow 
the day care employees to utilize visitor parking during business hours. 
 

N. Traffic 
 
The proposed development is not expected to have significant impacts to the surrounding 
roadway network.  The intersection of Beauregard Street and Fillmore Avenue is the closest and 
most directly impacted intersection.  This intersection currently operates at a level of service 
(LOS) B in both the AM and PM peak periods.  The 2017 LOS at full build out will remain at a 
B for both the AM and PM periods.  The only impact of significance will be the westbound 
Beauregard Street left turn onto Seminary Road during the morning peak period.  Today this 
movement operates at a LOS E with 69.8 seconds of delay per vehicle.  The 2017 LOS for this 
movement at full build out will be F with 84.5 seconds of delay per vehicle.  The Traffic Impact 
Study performed by Gorove/Slade stated that the LOS of this movement could be maintained at 
an E with signal timing modifications, which would be coordinated through the City’s 
Transportation and Environmental Services Department.   
 

O. Transit 
 
Based on the proximity to transit facilities, approximately 25 percent of the trips generated by 
this development are expected to be accommodated through transit.  The project site is well 
served by bus transit options, and based on other affordable housing developments in the City, 
transit ridership will likely increase at these stops when the affordable housing building is 
occupied.  This site is served by several bus stops at the following locations: 
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1. EB Fillmore Avenue and West Campus Drive 
2. WB Fillmore Avenue and West Campus Drive 
3. EB Fillmore Avenue and Domain Place 
4. WB Fillmore Avenue and Domain Place 

Based on ridership data, these bus stops have capacity for additional riders.  The four bus stops 
near the site are served by the following routes: WMATA 7B, 25A, 25C, 25D, 28A.   

 Route 7B operates from 6:12 am – 6:57 pm (37 – 40 minute headways AM and PM peak 
only service) 

 Route 25A operates from 6:40 am – 11:02 pm (32 – 40 minute headways AM peak and 
PM only at this location – no mid-day service) 

 Route 25C operates from 5:54 am – 8:38 pm (7 to 14 minute headway AM peak, no mid-
day service, 7 to 9 minute headway PM peak) 

 Route 25D operates from 6:18 am – 6:38 pm (19 minute headway PM peak, no mid-day 
service, 19 minute headway PM peak) 

 Route 28A operates from 5:09 am – 1:48 am (20 minute headway all day).   
 
It’s also important to note that the West End Transitway Service on Beauregard Street is set to 
begin in 2018/2019 with higher frequency bus service than today; however, the headways are 
still yet to be determined. 
 

P. Sewer Improvements 
 
Analysis of the sanitary sewer capacity performed as part of the preliminary engineering phase of 
the project revealed the requirement to improve five sections of the existing sanitary sewer 
within North Beauregard Street in order to support the proposed development.  Staff worked 
with the applicant to develop the improvements to ensure the existing sanitary sewer has capacity 
to convey the proposed discharge from the development.  These improvements will include the 
replacement of two runs of sanitary pipe and the lining of three runs of sanitary pipe.  The noted 
improvements will be required to be in place prior to the release of the final site plan to ensure 
this development has an adequate sanitary sewer outfall.  These improvements are a significant 
cost item for the overall project. 
 

Q. Stormwater Infrastructure 
 
Per Section 13-124(A), the project is subject to the water quality requirements existing prior to 
July 1, 2014 since the project secured a VPDES Construction General Permit prior to the July 1, 
2014 effective date of the new state stormwater regulations.  The project is proposing the 
implementation of two onsite stormwater BMPs to meet the water quality criteria reductions and 
the Alexandria Water Quality Volume Default.  This includes two sandfilters and a 
StormFilter™.   
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V. COMMUNITY 
 
The applicant reached out to a wide-range of community groups, organizations, and citizens 
throughout the design phases of the proposal including: 
 

 Echols Avenue residents 
 Domain Condo Association 
 The Hermitage 
 Northern Virginia Community College 
 Church of the Resurrection 
 Seminary West Civic Association 
 Upland Park residents (Foster Avenue and Fairbanks Avenue) 

 
Three general community meetings were held over the course of the design and planning phases 
which staff also attended. The project was also presented to groups individually such as the 
Seminary West Civic Association, and the Northern Virginia Community College. General 
topics of concern raised by the community during the meetings included traffic impacts, parking 
impacts, affordable housing, and the heights of the proposed buildings.  Staff worked closely 
with the community and the applicant to address these concerns.  The height of the East Building 
was reduced by approximately 50 feet (5 floors) from initial concepts presented to the 
community in February 2014 to the proposal today.  Additionally, the unit count for the overall 
project decreased by approximately 40 units from those initial concept plans.  These changes 
promote better integration in terms of height and scale, and also reduce the impact on parking 
and traffic.  In addition to reducing the intensity of the project, staff and the applicant have been 
engaging with Northern Virginia Community College to address concerns raised by the 
community regarding students parking along Fillmore Avenue and Echols Avenue.  This 
dialogue is ongoing and the goal for both the City and the community college is to increase 
utilization of existing on-campus parking options by the student population.  With regard to the 
affordable housing component of the project, the community had questions related to occupancy 
of the new units.  Staff provided detailed information outlining the selection criteria and process 
as well as the eligible income ranges. 
 

VI. CONCLUSION 
 
Staff recommends approval of the Master Plan Amendment, Map Amendment/Rezoning, 
Development Special Use Permit, and all associated applications subject to compliance with City 
codes, ordinances and staff recommendations below. 
 
Staff:  Karl Moritz, Director, Planning and Zoning 
  Robert Kerns, AICP, Chief, Development Division 
  Patricia Escher, AICP, Principal Planner 
  Ryan Price, Urban Planner 
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VII. GRAPHICS 
 
Illustrative Site Plan 
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Illustrative Site Plan with Aerial Context View 

 
 
Aerial Perspectives 
 
Aerial Looking South 
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Aerial Looking Southeast 

 
 
 
 
Aerial Looking Northwest 
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Aerial Looking Northeast 

 
 
 
Pedestrian Mews Perspectives 
 
Perspectives Looking North 
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Perspectives Looking South 
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West Building Elevations 
 
North Elevation 
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South Elevations 

 

 
 
 
East Elevation 
 

 
 
West Elevations 
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East Building Elevations 
 
North Elevation 
 

 
 
South Elevation 
 

 
East Elevations 
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West Elevation 
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VIII. STAFF RECOMMENDATIONS 
 
1. The Final Site shall be in substantial conformance with the preliminary plan dated 

October 28, 2014 and comply with the following conditions of approval.  
 
A. PEDESTRIAN/STREETSCAPE: 
 
2. Provide the following pedestrian improvements to the satisfaction of the Directors of 

P&Z, RP&CA and T&ES: 
 

a. Complete all pedestrian improvements to serve each building prior to the issuance 
of a certificate of occupancy permit for each building. Provide a phasing plan for 
approval with the final site plan. 

b. Install ADA accessible pedestrian crossings serving the site. 
c. Construct all concrete sidewalks to City standards. The minimum unobstructed 

width of newly constructed sidewalks shall be 6 feet in commercial, mixed-use or 
other high-density areas Sidewalks shall be flush across all driveway crossings. 

d. All newly constructed curb ramps in Alexandria shall be concrete with detectable 
warning and shall conform to current VDOT standards. 

e. Provide separate curb ramps for each direction of crossing (i.e., two ramps per 
corner) at the intersection of West Campus Drive and Fillmore Avenue. Curb 
ramps shall be perpendicular to the street to minimize crossing distances.  Any 
changes must be approved by the Director of T&ES. 

f. Provide pedestrian warning/crossing signs for the new crosswalk at the 
intersection of West Campus Drive and Fillmore Avenue. 

g. Provide thermoplastic pedestrian crosswalks at all crossings at the proposed 
development, which must be designed to the satisfaction of the Director of T&ES.  

h. Provide a high-visibility crosswalk for the Fillmore Avenue crossing (white, 
thermoplastic ladder crosswalks as shown in the Manual on Uniform Traffic 
Control Devices (MUTCD).  All other crosswalk treatments must be approved by 
the Director of T&ES. 

i. All below grade utilities placed within a City sidewalk or within the multi-use 
trail shall be designed in such a manner as to integrate the overall design of the 
structure with the adjacent paving materials so as to minimize any potential 
visible impacts.  *** (P&Z)(RP&CA)(T&ES) 

 
B. PUBLIC ART: 
 
3. Work with City staff to determine ways to incorporate public art within the pedestrian 

mews.  Stand-alone pieces or integrated artwork may be considered.  A work of art may 
be functional and may include, but not be limited to, lighting, benches, bike racks, pavers, 
façade murals, guard rails, or sculptural elements.  A broad range of art types should be 
considered. The total expenditure for public art need not exceed $63,000.  The public art 
proposal shall be reviewed by the P&Z and RP&CA staff prior to release of the final site 
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plan and the applicant shall consider staff’s comments before making the final selection 
of the public art components.  On-site artwork shall be incorporated on the final site plan 
prior to release, and the art shall be installed prior to the issuance of the first certificate of 
occupancy for the market rate building, to the reasonable satisfaction of the Directors of 
P&Z and/or RP&CA.  The Directors’ approval shall be as to location of the art and not 
the content.  City staff and the Public Art Committee are available as a resource 
throughout the process. ****(P&Z)(RP&CA) 

 
C. OPEN SPACE/LANDSCAPING: 
 
4. Develop, provide, install and maintain an integrated Landscape Plan with the final site 

plan that is coordinated with other associated site conditions to the satisfaction of the 
Directors of P&Z and/or RP&CA.  At a minimum the Landscape Plan shall: 
a. Provide an enhanced level of detail for plantings throughout the site (in addition 

to street trees).  Plantings shall include a simple mixture of seasonally variable, 
evergreen and deciduous shrubs, ornamental and shade trees, groundcovers and 
perennials that are horticulturally acclimatized to the Mid-Atlantic and 
Washington, DC National Capital Region.  

b. Ensure positive drainage in all planted areas. 
c. Provide detail, section and plan drawings of tree wells showing proposed 

plantings and associated materials, irrigation, adjacent curb/pavement 
construction, including edge restraint system, dimensions, drainage, and 
coordination with site utilities. 

d. Provide detail sections showing above and below grade conditions for plantings 
above a structure. 

e. Provide planting details for all proposed conditions including street trees, multi-
trunk trees, shrubs, perennials, and groundcovers.  

f. All sidewalks and driveways constructed above tree wells/trenches shall be 
structurally supported.  Areas of uncompacted growing medium shall not be used 
to support sidewalks and driveways without additional structural support.  Provide 
section details both parallel and perpendicular to the street that verify this 
requirement. 

g. Identify the extents of any areas of tree wells/trenches within the sidewalk on the 
landscape and site plans. 

h. Provide a plan exhibit that verifies the growing medium in street tree 
wells/trenches, and all planting above structure meets the requirements of the 
City’s Landscape Guidelines for soil volume and depth. The plan shall identify all 
areas that are considered to qualify towards the soil requirements, with numerical 
values illustrating the volumes. (P&Z)(RP&CA) 

 
5. Provide the following modifications to the landscape plan and supporting drawings: 

a. Additional landscaping shall be provided to meet the required 25% canopy 
coverage requirement. 



MPA#2014-0008, REZ#2014-0008, DSUP#2014-0003 
TMP SUP#2014-0096, VAC#2014-0003 

5000 & 5001 Echols Avenue 
 

32 
 

b. Revise planting schedule and canopy coverage calculations to include the 
proposed subdivision.  Both lots must meet the 25% canopy coverage 
requirement. (P&Z)(RP&CA)* 

 
6. Provide a site irrigation and/or water management plan developed installed and 

maintained to the satisfaction of the Directors of RP&CA, P&Z and Code 
Administration.  
a. Provide an exhibit that demonstrates that all parts of the site can be accessed by a 

combination of building mounted hose bibs and ground set hose connections.  
b. Provide external water hose bibs continuous at perimeter of building.  Provide at 

least one accessible, external water hose bib on all building sides at a maximum 
spacing of 90 feet apart.   

c. Hose bibs, ground set water connections and FDCs must be fully accessible and 
not blocked by plantings, site utilities or other obstructions.  

d. Install all lines beneath paved surfaces as sleeved connections.  
e. Locate water sources and hose bibs in coordination with City Staff. (Code 

Administration) (P&Z)(RP&CA) 
 
7. Develop a palette of site furnishings in consultation with staff.  

a. Provide location, and specifications, and details for site furnishings that depict the 
installation, scale, massing and character of site furnishings to the satisfaction of 
the Directors of RP&CA, and/or P&Z and T&ES. 

b. Site furnishings shall include benches, bicycle racks, trash and recycling 
receptacles, drinking fountains and other associated features  
(RP&CA)(P&Z)(T&ES) 

 
8. Provide material, finishes, and architectural details for all retaining walls, seat walls, 

decorative walls, and screen walls.  Indicate methods for grade transitions, handrails- if 
required by code, directional changes, above and below grade conditions.  Coordinate 
with adjacent conditions.  Design and construction of all walls shall be to the satisfaction 
of the Directors of RP&CA, and/or P&Z, and T&ES. (RP&CA)(P&Z)(T&ES) 

 
D. BUILDING: 
 
9. The building design, including the quality of materials and final detailing shall be 

consistent with the elevations dated October 28, 2014 and the following conditions. 
10. Provide the following building refinements to the satisfaction of the Director of P&Z: 

a. Windows shall correctly reflect the architectural style, building type and period 
that is referenced by the building design.  There shall be a minimum setback of 
glass from the face of sash of 3/8”.  If shown with a historical muntin pattern, 
such as 2-over-1, 2-over-2, 6-over-1, etc., such applied exterior muntins shall 
also: 

i. Have a minimum depth/projection of 3/8” and a maximum width of 1”. 
ii. have a detailed profile that will create a strong shadow pattern; 
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iii. have an integral spacer bar between the panes of glass that matches the 
muntis in width; 

iv. corresponding interior muntins are encouraged, but not required; 
b. Windows that reflect more modern styles shall be reviewed on an individual 

basis, but a minimum glass setback from face of sash is required of 3/8”.  
c. Any ventilation for the daycare use shall be reviewed and approved to the 

satisfaction of the Director Planning and Zoning.(P&Z) 
 
11. Provide detailed drawings (enlarged plan, section and elevation studies) in color to 

evaluate the building base, entrance canopy, stoops, window and material details 
including the final detailing, finish and color of these elements during the final site plan 
review.  Separate design drawings shall be submitted for each building typology at a 
scale of ¼” = 1’.  (P&Z) 

 
12. Building materials, finishes, and relationships shall be subject to review and approval by 

the Department of Planning and Zoning to the satisfaction of the Director.  The following 
submissions shall be provided to review the materials, finishes  and architectural details, 
prior to selection of final building materials: 
a. Provide a materials board that includes all proposed materials and finishes at first 

final site plan. * 
b. The materials board shall remain with the Department of Planning and Zoning 

until the final certificate of occupancy, upon which all samples shall be returned 
to the applicant.*** 

c. Provide drawings of a mock-up panel that depict all proposed materials, finishes, 
and relationships as part of the first final site plan. * 

d. Construct an on-site, mock-up panel of proposed materials, finishes, and 
relationships for review and approval prior to final selection of building 
materials.  The mock-up panel shall be constructed and approved prior to vertical 
(above-grade) construction and prior to ordering final building materials.  ** 

e. The mock-up panel shall be located such that it shall remain on-site in the same 
location through the duration of construction until the first certificate of 
occupancy. *** (P&Z) 

 
13. Per the City’s Green Building Policy adopted April 18, 2009, achieve a green building 

certification level of LEED Certified or equivalent to the satisfaction of the Directors of 
P&Z, and/or RP&CA and T&ES.  Diligent pursuance and achievement of this 
certification shall be monitored through the following:  
a. Provide evidence of the project’s registration with LEED (or equivalent) with the 

submission of the first final site plan and provide a draft checklist showing how 
the project plans to achieve the certification.* 

b. Provide evidence of submission of materials for Design Phase credits to the U.S. 
Green Building Council (USGBC) (or equivalent) prior to issuance of a certificate 
of occupancy. ***  
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c. Provide evidence of submission of materials for Construction Phase credits to 
USGBC (or equivalent) within six months of obtaining a final certificate of 
occupancy.  

d. Provide documentation of LEED Certification from USGBC (or equivalent) 
within two years of obtaining a final certificate of occupancy.  

e. Failure to achieve LEED Certification (or equivalent) for the project will be 
evaluated by City staff, and if staff determines that a good faith, reasonable, and 
documented effort was not made to achieve these certification levels, then any 
City-wide Green Building policies existing at the time of staffs’ release of Final 
Site Plan will apply.   
 (P&Z)(RP&CA)(T&ES) 

 
14. The applicant shall work with the City for recycling and/or reuse of the existing building 

materials as part of the demolition process, including leftover, unused, and/or discarded 
building materials.  (T&ES)(P&Z) 

 
15. Energy Star labeled appliances shall be installed in all multi-family residential units. 

(T&ES) 
 
16. In order to provide a more sustainable use of natural resources, the applicant shall use 

EPA-labeled WaterSense or equivalent low flow fixtures. A list of applicable 
mechanisms can be found at Http://www.epa.gov/WaterSense/pp/index.htm. (T&ES) 

 
17. The stairwells within structured parking garages shall be visible, as permitted by the 

Building Code by use of windows in the doors and/or walls.  The balusters shall be open 
to allow for a clear line of vision.  Provide guards that are 42” in height along open sides 
of the stairways and landings which are located 30” above the floor or grade below.  The 
width between the balusters shall be no wider than 4” and the handrails are to be a 
minimum of 34” and a maximum of 38”. (Police) 

 
18. Elevator lobbies and vestibules shall be visible from the parking garage.  The design of 

the elevator lobbies and vestibules in the parking garage shall be as open as code permits. 
(Police) 

 
E. COMMERCIAL USES: 
 
19. Day care centers shall be permitted provided they comply with the criteria listed below.   

a. A plan that shows the drop off and pick up operations must be provided and must 
demonstrate that the drop off and pick up areas will create minimal impact on 
pedestrian and vehicular traffic and will be safe for the day care users.  The plan 
must be approved by the Directors of P&Z and T&ES prior to release of the final 
site plan. (P&Z)(T&ES)* 

b. Daycare staff and parents shall be notified bi-annually on the drop-off/pick-up 
procedures and conditions of approval. 
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c. Dedicated parking for the daycare employees shall be provided in the garage 
during hours of operation for the daycare (to include before and after care hours) 
at a rate of 2 spaces per classroom per the Zoning Ordinance. (P&Z) (T&ES) 
 

20. The hours of operation for the day care center shall be limited to between 7:00am and 
6:00pm, Monday through Friday. (P&Z)  
 

21. The maximum number of children permitted at the day care center at any one time shall 
be 50. (P&Z)  
 

22. All pick-up and drop-off of children via automobiles shall be in the designated location 
along Fillmore Avenue to the satisfaction of the Director of Planning and Zoning.  
Parents or daycare employees shall escort their children to and from the day care center 
after parking in the designated short term area in front of the building along Fillmore 
Avenue. (P&Z) (T&ES)  
 

23. The applicant shall provide at least 9 parking spaces on Fillmore Avenue in front of the 
two buildings, which shall be designated with signage as being reserved for day care 
center drop-off between the hours of 7:00am and 10:00am and day care center pick-up 
between the hours of 3pm and 6pm. (P&Z)  
 

24. The facility shall obtain all required state, federal, and local licenses and certificates prior 
to opening its place of business. (P&Z)  
 

25. The applicant shall conduct employee training sessions on an ongoing basis, including as 
part of any employee orientation, to discuss all Special Use Permit provisions and 
requirements. The applicant shall also inform parents on an ongoing basis, including as 
part of any parent orientation, of all applicable Special Use Permit provisions and 
requirements. (P&Z)  
 

26. The applicant shall require its employees who drive to use the designated spaces in the 
parking garage in the same building as the day care center and/or provide employees who 
use mass transit with subsidized bus and rail fare media. The applicant shall also post 
DASH and Metrobus schedules on-site for employees. (T&ES)  
 

27. The applicant shall contact the Community Relations Unit of the Alexandria Police 
Department at 703-746-6838 regarding a security assessment for the day care center. It is 
recommended that it be completed prior to the pre-school center opening for business. 
(Police)  
 

28. The Director of Planning and Zoning shall review the Special Use Permit after it has been 
operational for one year, and shall docket the matter for consideration by the Planning 
Commission and City Council if (a) there have been documented violations of the permit 
conditions which were not corrected immediately, constitute repeat violations or which 
create a direct and immediate adverse zoning impact on the surrounding community; (b) 
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the Director has received a request from any person to docket the permit for review as the 
result of a complaint that rises to the level of a violation of the permit conditions, or (c) 
the Director has determined that there are problems with the operation of the use and that 
new or revised conditions are needed. (P&Z) 
 

29. A fire prevention permit will be required for this occupancy condition – day care center. 
(Fire)  
 

F. SIGNAGE: 
 
30. Design and develop a coordinated sign plan, which includes a color palette, for all 

proposed signage, including, but not limited to site-related signs, way-finding graphics, 
business signs,.  The plan shall be included as part of the Final Site Plan and shall 
coordinate the location, scale, massing and character of all proposed signage to the 
satisfaction of the Directors of P&Z, and/or T&ES.(P&Z)(T&ES)(Arch)*  

 
31. Design business and identification signs to relate in material, color and scale to the 

building and the tenant bay on which the sign is displayed to the satisfaction of the 
Director of P&Z.   
a. The business and identification signs shall be designed of high quality materials 

and sign messages shall be limited to logos and names.   
b. Installation of building mounted signage shall not damage the building and 

signage shall comply with all applicable codes and ordinances. (P&Z) 
 
32. Internally illuminated box signs are prohibited.  Explore the use of exterior illumination. 

(P&Z)   
 
33. Install a temporary informational sign on the site prior to the approval of the final site 

plan for the project.  The sign shall be displayed until construction is complete or 
replaced with a contractor or real estate sign incorporating the required information; the 
sign shall notify the public of the nature of the upcoming project and shall provide a 
phone number for public questions regarding the project. (P&Z)(T&ES)* 

 
G. HOUSING: 

 
34.        Affordable Building 

a. The developer of the affordable building shall provide 93 units of dedicated 
affordable rental units. (Housing) 

b. Rents payable for all affordable units shall not exceed the maximum rents (taking into 
account utility allowances) allowed under the federal Low Income Housing Tax 
Credit (LIHTC) program for households at or below 60% of the Washington DC 
Metropolitan Area Family Median Income. Rents shall remain at the established 
affordable rates for a period of 60 years from the date of initial occupancy of each 
unit. The owner shall re-certify the incomes of such households annually. (Housing). 
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c. Applicants for the affordable building receiving Housing Choice Voucher (Section 8) 
assistance will not be denied admission on the basis of receiving such assistance.  An 
applicant will be considered income qualified if the amount of rent the applicant can 
pay based on income, together with the voucher payment, is sufficient to cover the 
applicable rent. (Housing) 

d. The developer of the affordable building shall provide the City with access to the 
necessary records and information to enable annual monitoring of compliance with 
the above conditions for the 60-year affordability period. (Housing) 

 
H. PARKING: 
 
35. Locate a minimum of 269 parking spaces in the underground garage for residents and 

visitors.  The parking for the daycare employees shall be shared with the visitor parking 
only.  All remaining unassigned spaces in the garage shall be made generally available to 
residents. (P&Z)(T&ES)  
 

36. In the event that the daycare is operational prior to construction/occupancy of the market 
rate building, an interim parking management plan for employee parking shall be 
submitted and approved by the Directors of T&ES and P&Z. 

 
37. Provide 75 bicycle parking space(s) per Alexandria’s current Bicycle Parking Standards.  

Bicycle parking standards, acceptable rack types for short- and long-term parking and 
details for allowable locations are available at: www.alexandriava.gov/bicycleparking. 
(T&ES)  

 
38. Provide a Parking Management Plan with the final site plan submission.  The Parking 

Management Plan shall be approved by the Departments of P&Z and T&ES prior to the 
release of the final site plan and shall at a minimum include the following: 
a. Provide controlled access into the underground garage for vehicles and 

pedestrians. The controlled access shall be designed to allow convenient access to 
the underground parking for residents. 

b. A plan of the garage facility – including the number of lanes of traffic for entering 
/ exiting, indicating any reversible lanes. 

c. Total capacity and a breakdown of parking types (standard, compact, tandem, 
accessible, etc.). 

d. A description of access control equipment and an explanation of how the garage 
will be managed.  Include information on hours of operation, and accommodation 
for the various users of the garage (short and long term parking, car and vanpools, 
bicycles, etc.). 

e. Information on proposed staffing needs for peak, non-peak and overnight hours. 
f. Details of appropriate signage in the parking garage for the retail parking 

indicating hours which are reserved for retail (daycare) employees.* 
(P&Z)(T&ES) 
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39. The designated daycare pickup/drop-off parking spaces on Fillmore Avenue shall be 
limited to a total of 4 spaces, and shall be clearly signed and restricted to 15 minute 
parking during peak pickup and drop-off times. If additional spaces are required to 
support adequate operation for pickup and drop off, the request shall be submitted to and 
approved by the Parking and Traffic Board. Provide details of the signage for approval on 
the final site plan. * (P&Z)(T&ES) 

 
I. TRANSPORTATION MANAGEMENT PLAN: 
 
40. According to Article XI, Section 11-700 of the City’s Zoning Ordinance, a 

Transportation Management Plan is required to implement strategies to encourage 
residents and employees to take public transportation, walk, bike or share a ride, as 
opposed to being a sole occupant of a vehicle.  The details of the Plan are included in the 
TMP Attachment [#] to the general staff conditions.  Below are the basic conditions from 
which other details originate. (T&ES) 

 
41. Prior to any lease/purchase agreements, the applicant shall prepare appropriate language 

to inform tenants/owners of the transportation management plan special use permit and 
conditions therein, as part of its leasing/purchasing agreements; such language to be 
reviewed and approved by the City Attorney’s office. (T&ES) 

 
42. The applicant shall integrate into the District Transportation Management Program when 

it is organized.  All TMP holders in the established district will be part of this District 
TMP.  The objective of this district is to make optimum use of transportation resources 
for the benefit of residents and employees through economies of scale.  No increase in 
TMP contributions will be required as a result of participation in the District TMP. 
(T&ES) 

 
43. An annual TMP fund shall be created and managed by the TMP Coordinator, and the 

funds shall be used exclusively for the approved transportation activities detailed in the 
attachment.  The annual base assessment rate for this development shall be $82.42 per 
residential unit.  The base assessment rate will be adjusted on an annual basis on July 1 of 
each year in accordance with the Consumers Price Index (CPI-U) as reported by the 
United States Department of Labor, Bureau of Labor Statistics. The base assessment rate 
in effect at the time of the project’s first certificate of occupancy permit (CO) is the 
applicable rate when TMP reporting begins.  
 

44. An on-site TMP Coordinator shall be designated for the entire project prior to release of 
the first certificate of occupancy. The name, location, email and telephone number of the 
coordinator will be provided to the City at the time, as well as any changes occurring 
subsequently.  This person will be responsible for implementing and managing all aspects 
of the TMP and the parking management program for the project. *** (T&ES) 
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45. The Director of T&ES may require that the funds be paid to the City upon determination 
that the TMP Coordinator has not made a reasonable effort to use the funds for TMP 
activities.  As so determined, any unencumbered funds remaining in the TMP account at 
the end of each reporting year may be either reprogrammed for TMP activities during the 
ensuing year or paid to the City for use in transportation support activities which benefit 
the site. (T&ES)  

 
46. The TMP Coordinator will submit annual reports, fund reports and modes of 

transportation surveys to the Transportation Planning Division as detailed in the 
Attachment. (T&ES) 
 

47. As set forth in section 11-711(B) in the Ordinance, civil penalties shall be assessed to the 
governing entity for lack of timely compliance with the conditions of this TMP SUP.  If 
after assessment of three civil penalties, any use continues to fail to comply with a 
condition of its approved TMP, the use may be required to participate in the Citywide 
TMP Program, may be subject to increased review and reporting requirements, and may 
be subject to a staff recommendation for action by the city council to revoke the TMP 
SUP pursuant to section 11-205 of the Ordinance. 

 
J. BUS STOPS AND BUS SHELTERS: 
 
48. Show a consolidated bus stop and bus shelter on eastbound Fillmore Ave, adjacent to the 

site, on the site plan on eastbound Fillmore Avenue, between the intersections of Campus 
Lane and Domain Place. The existing bus stops at eastbound Fillmore Avenue and 
Campus Lane, and eastbound Fillmore Avenue and Domain Place shall be removed, 
including removal of any existing shelters. The new shelter at the consolidated stop shall 
be maintained by the applicant.  Maintenance includes trash pickup, general cleaning, and 
replacement of broken panels. * (T&ES) 
 

49. Provide a pedestrian access plan with the final site plan to show how pedestrians will be 
able to access the bus stop and bus shelter from the site. * (T&ES) 

 
50. Show all existing and proposed bus stops with associated features, to include shelters, 

canopies, and benches in the vicinity of the site on the final site plan. Any proposed 
features shall be ADA compliant; all bus shelters shall include a bench, illumination 
(solar or electric), and the ability to accommodate future real time bus information LED 
screens and electric connections to the satisfaction of the Director of T&ES. The final bus 
shelter, bus canopy, and bus stop bench design shall meet City standards and the approval 
of the Director of T&ES. Design and specifications for the City standard bus shelter can 
be found at  https://www.alexandriava.gov/tes/info/default.aspx?id=6548   (T&ES)  

 
51. Install an unobstructed thirty-five (35) foot wide, parallel to the roadway, by eight (8) 

foot wide, perpendicular to the curb bus stop passenger loading pad at the consolidated 
bus stop on eastbound Fillmore Avenue adjacent to the site. 
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a. The loading pad shall be at the same grade as the sidewalk, connect the curb to 
the sidewalk, and the pad’s surface material shall match the sidewalk.  The 
loading pad’s cross slope shall be less than 2%.  The exiting width of the sidewalk 
may be counted towards the 8 foot wide perpendicular to the curb area.  Passenger 
loading pads shall never be placed on storm drain inlets, catch basins, and other 
obstacles that would make the bus stop and bus stop loading pad inaccessible.  
See attached standard details.  

b. Create a 150 foot “No Parking, Bus Stop Zone” if the bus stop is located along the 
curb for midblock bus stops.  If the bus stop is located on a bulb out / extension 
into the roadway, the “No Parking, Bus Stop Zone” shall not be required.  If the 
bus stop is located on a bulb out / extension into the roadway, the “No Parking, 
Bus Stop Zone” shall not be required.  At minimum, a bulb out for this particular 
type of bus stop shall be at least 30 feet in length parallel to the curb (does not 
include the taper). (T&ES)  

 
52. Street trees in close proximity to bus stop approaches or directly adjacent to travel lanes 

shall be: 
a. Located to avoid conflict with vehicles, specifically: 

i. Trees shall be excluded from a 40 ft. zone which represents the length of 
the bus as it is serving the stop.  

ii. Trees within both the 10 ft. departure zone and the 20 ft. approach zone 
(on either side of the 40 ft. zone) shall be selectively located to minimize 
conflict with vehicles and to allow direct line of sight for approaching 
buses. 

b. Subject to the character of the adjacent area and relevant design guidelines for 
spacing, distance from the curb and species selection. In general, trees shall be of 
the same species along the entire block face. 

c. Selected from upright branching species in areas where relevant design guidelines 
do not otherwise specify 

d. Installed with a minimum six feet of clear stem and gradually pruned to reduce 
conflict with vehicles, under consultation from a certified arborist. Pruning of 
street trees is part of the regular maintenance required of applicants under the 
City’s bond for public improvements. 

e. Set back from the curb edge where the width of sidewalk and adjacent conditions 
allow.  (T&ES) 

 
K. SITE PLAN: 
 
53. Per Section 11-418 of the Zoning Ordinance, the development special use permit shall 

expire and become null and void, unless substantial construction of the project is 
commenced within 36 months after initial approval and such construction is thereafter 
pursued with due diligence.  The applicant shall provide a written status report to staff 18 
months after initial approval to update the City Council on the project status. (P&Z) 
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54. Submit a plat that includes the vacation and all applicable easements prior to the final site 
plan submission.  The plat(s) shall be approved prior to the release of the final site plan. 
(P&Z)(T&ES)* 
 

55. Approval of the requested vacation of a portion of the existing Echols Avenue right-of-
way (approximately 8,888 sf in area) shall be subject to the following: 
a. The vacated right-of-way shall be consolidated with the adjoining lots, and the 

plat of consolidation approved by the Directors of P&Z and T&ES prior to release 
of the final site plan.  The approved plat shall be recorded in the Land Records of 
the City of Alexandria.   

b. The applicant shall be responsible for perpetual ownership, development and 
maintenance of the improvements constructed in the vacated right-of-way.   

c. All remaining utilities in the vacated right of way shall be covered by utility 
easements. 

d. This area shall be covered by a public access easement and an emergency vehicle 
access easement that allows the public to use the improvements constructed in the 
vacated public right-of-way.  (T&ES) (P&Z) 

 
56. The plat shall be recorded and a copy of the recorded plat shall be submitted prior to the 

release of the  building permit. (P&Z)** 
 
57. Coordinate location of site utilities with other site conditions to the satisfaction of the 

Directors of P&Z and/or RP&CA, and T&ES.  These items include: 
a. Location of site utilities including above grade service openings and required 

clearances for items such as transformers, telephone, HVAC units and cable 
boxes. 

b. Minimize conflicts with plantings, pedestrian areas and major view sheds.   
c. Do not locate above grade utilities in dedicated open space areas and tree wells.  
d. If applicable, all utilities shall be screened from the public ROW to the 

satisfaction of the Director of P&Z. (P&Z)(T&ES)(RP&CA)(BAR) 
 
58. Provide a lighting plan with the final site plan to verify that lighting meets City standards. 

The plan shall be to the satisfaction of the Directors of T&ES, P&Z, and/or RP&CA in 
consultation with the Chief of Police and shall include the following: 
a. Clearly show location of all existing and proposed street lights and site lights, 

shading back less relevant information. 
b. If existing lighting does not meet minimum standards within the City right-of-way 

adjacent to the site, additional lighting must be provided so that the lighting meets 
City standards or to the satisfaction of the Director of T&ES. 

c. A lighting schedule that identifies each type and number of all fixtures, mounting 
height, and strength of fixture in Lumens or Watts. 

d. Manufacturer's specifications and details for all proposed fixtures including site, 
landscape, pedestrian, sign(s) and security lighting.  

e. A photometric plan with lighting calculations that include all existing and 
proposed light fixtures, including any existing street lights located on the opposite 
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side(s) of all adjacent streets.  Photometric calculations must extend from 
proposed building face(s) to property line and from property line to the opposite 
side(s) of all adjacent streets and/or 20 feet beyond the property line on all 
adjacent properties and rights-of-way.  Show existing and proposed street lights 
and site lights.  

f. Photometric site lighting plan shall be coordinated with architectural/building 
mounted lights, site lighting, street trees and street lights to minimize light spill 
into adjacent residential areas.    

g. Provide location of conduit routing between site lighting fixtures so as to avoid 
conflicts with street trees. 

h. Detail information indicating proposed light pole and footing in relationship to 
adjacent grade or pavement. All light pole foundations shall be concealed from 
view.  

i. The lighting for the areas not covered by the City of Alexandria’ standards shall 
be designed to the satisfaction of Directors of T&ES and P&Z.  

j. Provide numeric summary for various areas (i.e., roadway, walkway/ sidewalk, 
alley, and parking lot, etc.) in the proposed development. 

k. The walls and ceilings in the garage must be painted white or dyed concrete 
(white) to increase reflectivity and improve lighting levels at night. 

l. The lighting for the underground parking garage shall be a minimum of 5.0 foot 
candle maintained, when occupied.  When unoccupied the lighting levels will be 
reduced to no less than 1.5 foot candles.  

m. Light fixtures for the underground parking garage shall be recessed into the 
ceiling for any areas that can be seen from the public ROW. 

n. Light fixtures for open canopies shall be recessed into the ceiling for any areas 
that can be seen from the public ROW. 

o. Upon installation of all exterior light fixtures for the site/building, the applicant 
shall provide photographs of the site demonstrating compliance with this 
condition. 

p. Full cut-off lighting shall be used at the development site to prevent light spill 
onto adjacent properties.  (P&Z)(T&ES)(RP&CA)(Police)(BAR) 

 
59. Provide a unit numbering plan for each floor of a multi-unit building with the first final 

site plan submission.  The unit numbers should comply with a scheme of 100 level 
numbers on the first floor, 200 level numbers on the second floor, and 300 level numbers 
for third floor and continue in this scheme for the remaining floors.  Indicate unit's use 
(i.e.: Residential, Retail, Office) if known. (P&Z)(GIS) 

 
60. The Emergency Vehicle Easement (EVE) shall not be painted.  When an EVE is shared 

with a pedestrian walkway or consists of grasscrete or a similar surface treatment, the 
EVE shall be defined in a manner that is compatible with the surrounding ground plane. 
(P&Z) 
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61. The applicant shall provide a space within the public right of way behind the curb along 
the Fillmore Avenue frontage (42’ long x 12’ wide) for a future bikeshare station. 
(T&ES)* 

 
L. CONSTRUCTION MANAGEMENT: 
 
62. Submit a construction phasing plan to the satisfaction of the Director of T&ES, for 

review, approval and partial release of Erosion and Sediment Control for the final site 
plan.  In addition, building and construction permits required for site preconstruction 
shall be permitted prior to release of the final site plan to the satisfaction of the Director 
of T&ES. * (T&ES)  

 
63. Submit a construction management plan for review and approval by the Directors of 

P&Z, T&ES and Code Administration prior to final site plan release.  The plan shall: 
a. Include a plan for temporary pedestrian and vehicular circulation; 
b. Include analysis as to whether temporary street lighting is needed on the site and 

how it is to be installed. 
c. Include the overall schedule for construction and the hauling route; 
d. Include a Traffic Control Plan as part of the construction management plan, to 

include proposed controls to traffic movement, lane closures, construction 
entrances, haul routes, and storage of materials for informational purposes. In 
addition, the Traffic Control Plan shall be amended as necessary and submitted to 
the Director of T&ES along with the Building and other Permit Applications as 
required. The prepared drawings shall include a statement “FOR 
INFORMATION ONLY” on the Traffic Control Plan Sheets.   
 

e. Copies of the plan shall be posted in the construction trailer and given to each 
subcontractor before they commence work; 

f. If the plan is found to be violated during the course of construction, citations will 
be issued for each infraction and a correction notice will be forwarded to the 
applicant.  If the violation is not corrected within five (5) calendar days, a “stop 
work order” will be issued, with construction halted until the violation has been 
corrected. * (P&Z)(T&ES)(Code) 
 

64. Provide off-street parking for all construction workers without charge to the construction 
workers.  Construction workers shall not be permitted to park on-street.  For the 
construction workers who use Metro, DASH, or another form of mass transit to the site, 
the applicant shall subsidize a minimum of 50% of the fees for mass transit. Compliance 
with this condition shall be a component of the construction management plan, which 
shall be submitted to the Department of P&Z and T&ES prior to final site plan release.  
This plan shall: 
a. Establish the location of the parking to be provided at various stages of 

construction, how many spaces will be provided, how many construction workers 
will be assigned to the work site, and mechanisms which will be used to 
encourage the use of mass transit.  



MPA#2014-0008, REZ#2014-0008, DSUP#2014-0003 
TMP SUP#2014-0096, VAC#2014-0003 

5000 & 5001 Echols Avenue 
 

44 
 

b. Provide for the location on the construction site at which information will be 
posted regarding Metro schedules and routes, bus schedules and routes. 

c. If the plan is found to be violated during the course of construction, a correction 
notice will be issued to the developer. If the violation is not corrected within five 
(5) days, a "stop work order" will be issued, with construction halted until the 
violation has been corrected. * (P&Z)(T&ES) 

 
65. The sidewalks shall remain open during construction or pedestrian access shall be 

maintained to the satisfaction of the Director of T&ES throughout the construction of the 
project. (T&ES) 

 
66. No major construction staging shall be allowed within the public right-of-way on 

Fillmore Avenue or Echols Avenue.  The applicant shall meet with T&ES to discuss 
construction staging activities prior to release of any permits for ground disturbing 
activities. ** (T&ES) 

 
67. Transit stops adjacent to the site shall remain open if feasible for the duration of 

construction.  If construction forces the closure of the stop on Fillmore Avenue a 
temporary ADA accessible transit stop shall be installed. The exact temporary location 
shall be coordinated with the T&ES Office of Transit Services at 703-746-4075 as well as 
with the transit agency which provides service to the bus stop.  Signs noting the bus stop 
closure and location of the temporary bus stop must be installed at all bus stops taken out 
of service due to construction.  (T&ES) 

 
68. A “Certified Land Disturber” (CLD) shall be named in a letter to the Division Chief of 

Construction & Inspection prior to any land disturbing activities. If the CLD changes 
during the project, that change must be noted in a letter to the Division Chief.  A note to 
this effect shall be placed on the Phase I Erosion and Sediment Control sheets on the site 
plan. (T&ES) 

 
69. Prior to commencing clearing and grading of the site, the applicant shall hold a meeting 

with notice to all adjoining property owners and civic associations to review the location 
of construction worker parking, plan for temporary pedestrian and vehicular circulation, 
and hours and overall schedule for construction.  The Departments of P&Z and T&ES 
shall be notified of the date of the meeting before the permit is issued. (P&Z)(T&ES) 

 
70. Prior to commencement of landscape installation/planting operations, a pre-

installation/construction meeting will be scheduled with the project planner in the 
Department of Planning & Zoning to review the scope of installation procedures and 
processes. This is in addition to the pre-construction meeting required above. (P&Z)  

 
71. Identify a person who will serve as a liaison to the community throughout the duration of 

construction.  The name and telephone number, including an emergency contact number, 
of this individual shall be provided in writing to residents, property managers and 
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business owners whose property abuts the site and shall be placed on the project sign, to 
the satisfaction of the Directors of P&Z, and/or  and T&ES. (P&Z)(T&ES)  

 
72. Implement a waste and refuse control program during the construction phase of this 

development.  This program shall control wastes such as discarded building materials, 
concrete truck washout, chemicals, litter or trash, trash generated by construction workers 
or mobile food vendor businesses serving them, and all sanitary waste at the construction 
site and prevent offsite migration that may cause adverse impacts to neighboring 
properties or to the environment to the satisfaction of Directors of T&ES and Code 
Administration.  All wastes shall be properly disposed offsite in accordance with all 
applicable federal, state and local laws. (T&ES) 

 
73. Temporary construction and/or on-site sales trailer(s) shall be permitted and be subject to 

the approval of the Director of P&Z. The trailer(s) shall be removed prior to the issuance 
of a final certificate of occupancy permit. ***  (P&Z)  

 
74. Submit a wall check prior to the commencement of construction of the first floor above 

grade framing for the building(s). The wall check shall include the building footprint, as 
depicted in the approved final site plan, the top-of-slab elevation and the first floor 
elevation.  The wall check shall be prepared and sealed by a registered engineer or 
surveyor, and shall be approved by the P&Z prior to commencement of framing. (P&Z) 

 
75. Submit an as-built development site plan survey, pursuant to the requirements outlined in 

the initial as-built submission for occupancy portion of the as-built development site plan 
survey checklist to the Department of Transportation and Environmental Services Site 
Plan Coordinator prior to requesting a certificate of occupancy permit.   The as-built 
development site plan survey shall be prepared and sealed by a registered architect, 
engineer, or surveyor.  Include a note which states that the height was calculated based on 
all applicable provisions of the Zoning Ordinance. *** (P&Z) (T&ES) 

 
76. Contractors shall not cause or permit vehicles to idle for more than 10 minutes when 

parked. (T&ES) 
 
77. If there are outstanding performance, completion or other bonds for the benefit of the 

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

 
M. SOLID WASTE: 
 
78. Provide $896 per receptacle to the Director of T&ES for purchase and installation of one 

(1) Victor Stanley Ironsites Series model SD-42 receptacle with Dome Lid per block face 
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dedicated to trash collection.  The receptacle(s) shall be placed in the public right of way.  
Receptacles shall be generally located along the property frontage and at strategic 
locations in the vicinity of the site as approved by the Director of T&ES.  Payment 
required prior to release of Final Site Plan.* (T&ES) 

 
79. Provide $996 per receptacle to the Director of T&ES for the purchase and installation of 

one (1) Victor Stanley Ironsites Series Model SD-42 blue receptacle with Dome Lid per 
block face dedicated to recycling collection. The receptacle(s) shall be placed in the 
public right of way. Receptacles shall be generally located along the property frontage 
and at strategic locations in the vicinity of the site as approved by the Director of T&ES.  
Payment required prior to release of Final Site Plan. (T&ES) 

 
N. STREETS / TRAFFIC: 
 
80. If the City’s existing public infrastructure is damaged during construction, or patch work 

required for utility installation then the applicant shall be responsible for construction/ 
installation or repair of the same as per the City of Alexandria standards and 
specifications and to the satisfaction of Director, Transportation and Environmental 
Services. (T&ES) 

 
81. A pre-construction walk/survey of the site shall occur with Transportation and 

Environmental Services Construction & Inspection staff to document existing conditions 
prior to any land disturbing activities. (T&ES)  

 
82. Traffic Studies shall be signed and sealed by a professional engineer, registered in the 

Commonwealth of Virginia. (T&ES)  
 
83. Show turning movements of standard vehicles in the parking structure.  Show turning 

movements of the largest delivery vehicle projected to use the loading dock.  Turning 
movements shall meet AASHTO vehicular guidelines and shall be to the satisfaction of 
the Director of T&ES. (T&ES)  

 
84. The slope on parking ramp to garage entrance shall not exceed 12 percent. For slopes 

10% and greater, provide trench drain connected to a storm sewer to eliminate or 
diminish the possibility of ice forming.  (T&ES)  

 
O. UTILITIES: 
 
85. Locate all private utilities without a franchise agreement outside of the public right-of-

way and public utility easements. (T&ES)  
 

86. The existing aerial utility facilities along the Fillmore Avenue property frontage will be 
required to be undergrounded. The undergrounding design shall be included in the final 
site plan.(T&ES)*  
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P. SOILS: 
 
87. Provide a geotechnical report, including recommendations from a geotechnical 

professional for proposed cut slopes and embankments. (T&ES) 
 
Q. WATERSHED, WETLANDS, & RPAs: 
 
88. The project site lies within Four Mile Run Watershed (Zone B) thus stormwater quantity 

controls shall be designed to demonstrate that post development stormwater runoff does 
not exceed the existing runoff quantities for the 2-year and 10-year storm events. NVPDC 
maintains a computer model for the watershed.  For the Zone B, developers must arrange 
for a model run of the effects of their project on 100-year peak flow in the channel. 
Please contact Brian Rahal at 703-746-4057 for assistant. (T&ES) 

 
89. The storm water collection system is located within the (Four Mile Run,) watershed. All 

on-site storm water curb inlets and public curb inlets within 50 feet of the property line 
shall be duly marked using standard City markers, or to the satisfaction of the Director of 
T&ES. (T&ES) 

 
90. Project lies entirely within an area described on historical maps as containing marine 

clays.  Construction methodology and erosion and sediment control measures must 
account for the presence of marine clay or highly erodible soils. (T&ES) 

 
R. STORMWATER MANAGEMENT: 
 
91. The City of Alexandria’s storm water management regulations regarding water quality 

are two-fold: 1) phosphorus removal requirement and 2) the Alexandria water quality 
volume default.  Compliance with the phosphorus requirement does not relieve the 
applicant from the Alexandria water quality default requirement.  The Alexandria water 
quality volume determined by the site’s proposed impervious area shall be treated in a 
Best Management Practice (BMP) facility.  (T&ES) 

 
92. Provide BMP narrative and complete pre and post development drainage maps that 

include areas outside that contribute surface runoff from beyond project boundaries to 
include adequate topographic information, locations of existing and proposed storm 
drainage systems affected by the development, all proposed BMPs and a completed 
Worksheet A or B and Worksheet C, as applicable. (T&ES) 

 
93. The storm water Best Management Practices (BMPs) required for this project shall be 

constructed and installed under the direct supervision of the design professional or his 
designated representative. Prior to release of the performance bond, the design 
professional shall submit a written certification to the Director of T&ES that the BMPs 
are: 
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a. Constructed and installed as designed and in accordance with the approved Final 
Site Plan. 

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

 
94. Surface-installed storm water Best Management Practice (BMP) measures, i.e. Bio-

Retention Filters, Vegetated Swales, etc. that are employed for this site, require 
installation of descriptive signage to the satisfaction of the Director of T&ES. (T&ES) 

 
95. Submit two originals of the storm water quality BMP and Stormwater Detention 

Facilities Maintenance Agreement to include the required BMP Maintenance Schedule 
and Guidelines Addendum with the City to be reviewed as part of the Final #2 Plan.  The 
agreement must be executed and recorded with the Land Records Division of Alexandria 
Circuit Court prior to approval of the final site plan.* (T&ES) 

 
96. The Applicant shall be responsible for maintaining storm water Best Management 

Practices (BMPs) until activation of the homeowner’s association (HOA), if applicable, 
or until sale to a private owner. Prior to transferring maintenance responsibility for the 
BMPs to the HOA or owner, the Applicant shall execute a maintenance service contract 
with a qualified private contractor for a minimum of three years, and transfer the contract 
to the HOA or owner. A copy of the contract shall also be placed in the BMP Operation 
and Maintenance Manual. Prior to release of the performance bond, a copy of the 
maintenance contract shall be submitted to the City. ****(T&ES) 

 
97. If units will be sold as individual units and a homeowner’s association (HOA) established 

the following two conditions shall apply: 
 

a. The Applicant shall furnish the Homeowner’s Association with an Owner’s 
Operation and Maintenance Manual for all Best Management Practices (BMPs) 
used on site. The manual shall include at a minimum: an explanation of the 
functions and operations of the BMP(s); drawings and diagrams of the BMP(s) 
and any supporting utilities; catalog cuts on maintenance requirements including 
any mechanical or electrical equipment; manufacturer contact names and phone 
numbers; a copy of the executed maintenance service contract; and a copy of the 
maintenance agreement with the City.  

b. The Developer shall furnish each home purchaser with a brochure describing the 
storm water BMP(s) installed on the site, outlining the responsibilities of the 
homeowners and the Homeowners Association (HOA) with respect to 
maintenance requirements. Upon activation of the HOA, the Developer shall 
furnish five copies of the brochure per unit to the HOA for distribution to 
subsequent homeowners.  
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Otherwise the following condition applies: 
 
98. The Developer shall furnish the owners with an Owner’s Operation and Maintenance 

Manual for all Best Management Practices (BMPs) on the project.  The manual shall 
include at a minimum: an explanation of the functions and operations of the BMP(s); 
drawings and diagrams of the BMP(s) and any supporting utilities; catalog cuts on 
maintenance requirements including mechanical or electrical equipment; manufacturer 
contact names and phone numbers; a copy of the executed maintenance service contract; 
and a copy of the maintenance agreement with the City. (T&ES) 

 
99. Submit a copy of the Operation and Maintenance Manual to the Office of Environmental 

Quality on digital media prior to release of the performance bond. ****(T&ES) 
 
100. Prior to release of the performance bond, the Applicant is required to submit a 

certification by a qualified professional to the satisfaction of the Director of T&ES that 
any existing storm water management facilities adjacent to the project and associated 
conveyance systems were not adversely affected by construction operations.  If 
maintenance of the facility or systems were required in order to make this certification, 
provide a description of the maintenance measures performed. ****(T&ES) 

 
S. CONTAMINATED LAND: 
 
101. Indicate whether or not there is any known soil and groundwater contamination present 

as required with all preliminary submissions.  Should any unanticipated contamination, 
underground storage tanks, drums or containers be encountered at the site, the Applicant 
must immediately notify the City of Alexandria Department of Transportation and 
Environmental Services, Office of Environmental Quality. (T&ES) 

 
T. NOISE: 
 
102. All exterior building-mounted loudspeakers shall be prohibited and no amplified sound 

shall be audible at the property line. (T&ES) 
 
103. Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
104. No vehicles associated with this project shall be permitted to idle for more than 10 

minutes when parked.  This includes a prohibition on idling for longer than 10 minutes in 
the loading dock area.  The applicant shall post of minimum of two no idling for greater 
than 10 minutes signs in the loading dock area in plain view. (T&ES) 
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U. AIR POLLUTION: 
 
105. If fireplaces are utilized in the development, the Applicant is required to install gas 

fireplaces to reduce air pollution and odors.  Animal screens must be installed on 
chimneys. (T&ES) 

 
106. Kitchen equipment shall not be cleaned outside, nor shall any cooking residue be washed 

into any street, alley, or storm sewer. (T&ES) 
 
107. No material may be disposed of by venting into the atmosphere. (T&ES) 
 
108. Control odors and any other air pollution sources resulting from operations at the site and 

prevent them from leaving the property or becoming a nuisance to neighboring 
properties, as determined by the Director of Transportation and Environmental Services. 
(T&ES) 

 
V. ARCHAEOLOGY: 
 
109. Call Alexandria Archaeology (703/746-4399) two weeks before the starting date of any 

ground disturbance so that an inspection or monitoring schedule for city archaeologists 
can be arranged.  The language noted above shall be included on all final site plan sheets 
involving any ground disturbing activities. (Archaeology) 

 
110. The applicant shall not allow any metal detection and/or artifact collection to be 

conducted on the property, unless authorized by Alexandria Archaeology.  Failure to 
comply shall result in project delays. The language noted above shall be included on all 
final site plan sheets involving any ground disturbing activities. (Archaeology) 

 
W. DISCLOSURE REQUIREMENTS: 
 
111. The Condominium / Homeowners Association (HOA) documents shall incorporate 

language that requires the following elements and other restrictions deemed necessary by 
the City Attorney to ensure that the trees proposed to be saved are retained including: 
a. Require property owners to sign a disclosure statement acknowledging the 

presence and required protection of the trees. 
b. The trees to be protected as depicted on the approved site plan shall be required to 

be retained unless otherwise permitted to be removed by the City Arborist due to 
the health and safety of the tree. 

c. Any proposal to remove a tree that is designated to be retained on the approved 
site plan for reasons other than health or safety shall require unanimous approval 
by the Homeowners Association and a site plan amendment. (P&Z) 

 
112. All condominium association covenants shall be reviewed by the Director of P&Z and 

the City Attorney to ensure inclusion of all the conditions of this DSUP prior to applying 
for the first certificate of occupancy permit for the project. The association covenants 
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shall include the conditions listed below, which shall be clearly expressed in a separate 
section of the covenants. The language shall establish and clearly explain that these 
conditions cannot be changed except by an amendment to this development special use 
permit approved by City Council. 
 
a. The principal use of the underground garage and parking spaces shall be for 

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

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

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

d. All landscaping and open space areas within the development shall be maintained 
by the Homeowners’ and/or Condominium Owners’ Association. 

e. Exterior building improvements or changes by future residents shall require the 
approval of the City Council, as determined by the Director of P&Z.  

f. The specific language of the disclosure statement to be utilized shall be provided 
to the City for approval prior to release of any certificate of occupancy permit. 
***(P&Z) 
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CITY DEPARTMENT CODE COMMENTS 
 

Legend:   C - Code Requirement   R - Recommendation   S - Suggestion   F – Finding 
Planning and Zoning 
 
R - 1. For all first floor bays with a street-facing door providing their primary access, please 

coordinate with the Geographic Information Systems (GIS) Division for address 
assignments at tenant fit out.  These uses are not permitted to use the primary building 
address as their address.  Please contact the Addressing Coordinator in the GIS Division 
(703-746-3823) as each new tenant is determined, and an appropriate address based on 
the location of the primary entrance door of the new space will be assigned. 

 
C - 1 As-built documents for all landscape and irrigation installations are required to be 

submitted with the Site as-built and request for Performance Bond release.  Refer to City 
of Alexandria Landscape Guidelines, Section III A & B. **** (P&Z) (T&ES) 

 
C - 2 The landscape elements of this development shall be subject to the Performance and 

Maintenance bonds, based on criteria established by the City and available through 
T&ES.  Release of Performance and Maintenance Bonds are subject to inspections by 
City staff per City Code requirements. A final inspection for landscaping is also required 
three years after completion. **** (P&Z) (T&ES) 

 
Transportation and Environmental Services 
 
F - 1. Sheet P-0403; lateral connections shall not be connected directly to manholes but shall be 

connected per the City’s standard lateral connection detail. (T&ES- IROW) 
 

F - 2. P-0403; clarify if structure 1765 is a manhole on the plan. (T&ES- IROW) 
 

F - 3. Revise the Environmental Site Assessment note on the cover page to include the presence 
of steep slopes greater than 15% for the project site. (T&ES- Storm) 
 

F - 4. The applicant should continue to seek ways to reduce post development impervious area 
by adding portions of green roof or pervious pavement. (T&ES- Storm) 
 

F - 5. Pursuant to the state stormwater regulations, the project shall remain subject to the 
previous technical criteria until July 1, 2029.  Portions of the project not under 
construction at that time shall be subject to any new technical criteria in effect at that 
time. (T&ES- Storm) 
 

F - 6. Since the record drawings, maps, and other documents of the City of Alexandria, State, 
and Federal agencies show the true north pointing upwards, therefore, the Site Plan shall 
show the true north arrow pointing upward as is customary; however, for the sake of 
putting the plan together and/or ease of understanding, the project north arrow pointing 
upward, preferably east, or west may be shown provided it is consistently shown in the 
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same direction on all the sheets with no exception at all.  The north arrow shall show the 
source of meridian.  The project north arrow pointing downward will not be acceptable 
even if, it is shown consistently on all the sheets. (T&ES) 

 
F - 7. The Final Site Plan must be prepared per the requirements of Memorandum to Industry 

02-09 dated December 3, 2009, Design Guidelines for Site Plan Preparation, which is 
available at the City’s following web address: 

 
http://alexandriava.gov/uploadedFiles/tes/info/Memo%20to%20Industry%20No.%2002-
09%20December%203,%202009.pdf  

 
F - 8. The plan shall show sanitary and storm sewer, and water line in plan and profile in the 

first final submission and cross reference the sheets on which the plan and profile is 
shown, if plan and profile is not shown on the same sheet.  Clearly label the sanitary and 
storm sewer, or water line plans and profiles.  Provide existing and proposed grade 
elevations along with the rim and invert elevations of all the existing and proposed 
sanitary and storm sewer at manholes, and water line piping at gate wells on the 
respective profiles.  Use distinctive stationing for various sanitary and storm sewers (if 
applicable or required by the plan), and water line in plan and use the corresponding 
stationing in respective profiles. (T&ES) 

 
F - 9. The Plan shall include a dimension plan with all proposed features fully dimensioned and 

the property line clearly shown. (T&ES) 
 
F - 10. Include all symbols, abbreviations, and line types in the legend. (T&ES) 
 
F - 11. Asphalt patches larger than 20% of the total asphalt surface, measured along the length of 

the road adjacent to the property frontage and extending to the centerline of the street, 
will require full curb to curb restoration (T&ES) 

 
F - 12. All storm sewers shall be constructed to the City of Alexandria standards and 

specifications.  Minimum diameter for storm sewers shall be 18” in the public Right of 
Way (ROW) and the minimum size storm sewer catch basin lead is 15”.  The acceptable 
pipe materials will be Reinforced Concrete Pipe (RCP) ASTM C-76 Class IV.  
Alternatively, AWWA C-151 (ANSI A21.51) Class 52 may be used if approved by the 
Director of T&ES.  For roof drainage system, Polyvinyl Chloride (PVC) ASTM D-3034-
77 SDR 26 and ASTM 1785-76 Schedule 40 pipes will be acceptable.  The acceptable 
minimum and maximum velocities will be 2.0 fps and 15 fps, respectively.  The storm 
sewers immediately upstream of the first manhole in the public Right of Way  shall be 
owned and maintained privately (i.e., all storm drains not shown within an easement or in 
a public Right of Way shall be owned and maintained privately).  (T&ES)  

 
F - 13. All sanitary sewers shall be constructed to the City of Alexandria standards and 

specifications.  Minimum diameter of sanitary sewers shall be 10” in the public Right of 
Way and sanitary lateral 6” for all commercial and institutional developments; however, 
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a 4” sanitary lateral will be acceptable for single family residences.  The acceptable pipe 
materials will be Polyvinyl Chloride (PVC) ASTM D-3034-77 SDR 26, ASTM 1785-76 
Schedule 40, Ductile Iron Pipe (DIP) AWWA C-151 (ANSI A21.51) Class 52, or 
reinforced concrete pipe ASTM C-76 Class IV (For 12” or larger diameters); Class III 
may be acceptable on private properties.  The acceptable minimum and maximum 
velocities will be 2.5 fps and 10 fps, respectively.  Laterals shall be connected to the 
sanitary sewer through a manufactured “Y” or “T” or approved sewer saddle.  Where the 
laterals are being connected to existing Terracotta pipes, replace the section of main and 
provide manufactured “Y” or “T”, or else install a manhole.  (T&ES)  

 
F - 14. Lateral Separation of Sewers and Water Mains: A horizontal separation of 10’ (edge to 

edge) shall be provided between a storm or sanitary sewer and a water line; however, if 
this horizontal separation cannot be achieved then the sewer and water main shall be 
installed in separate trenches and the bottom of the water main shall be at least 18” above 
of the top of the sewer. If both the horizontal and vertical separations cannot be achieved 
then the sewer pipe material shall be Ductile Iron Pipe (DIP) AWWA C-151 (ANSI 
A21.51) Class 52 and pressure tested in place without leakage prior to 
installation.(T&ES) 

 
F - 15. Crossing Water Main Over and Under a Sanitary or Storm Sewer: When a water main 

over crosses or under crosses a sanitary / storm sewer then the vertical separation 
between the bottom of one (i.e., sanitary / storm sewer or water main) to the top of the 
other (water main or sanitary / storm sewer) shall be at least 18” for sanitary sewer and 
12” for storm sewer; however, if this cannot be achieved then both the water main and 
the sanitary / storm sewer shall be constructed of Ductile Iron Pipe (DIP) AWWA C-151 
(ANSI A21.51) Class 52 with joints that are equivalent to water main standards for a 
distance of 10 feet on each side of the point of crossing. A section of water main pipe 
shall be centered at the point of crossing and the pipes shall be pressure tested in place 
without leakage prior to installation.  Sewers crossing over the water main shall have 
adequate structural support (concrete pier support and/or concrete encasement) to prevent 
damage to the water main.  Sanitary sewers under creeks and storm sewer pipe crossings 
with less than 6” clearance shall be encased in concrete. (T&ES) 

 
F - 16. No water main pipe shall pass through or come in contact with any part of sanitary / 

storm sewer manhole.  Manholes shall be placed at least 10 feet horizontally from the 
water main whenever possible.  When local conditions prohibit this horizontal separation, 
the manhole shall be of watertight construction and tested in place. (T&ES) 

 
F - 17. Crossing Existing or Proposed Utilities: Underground telephone, cable T.V., gas, and 

electrical duct banks shall be crossed maintaining a minimum of 12” of separation or 
clearance with water main, sanitary, or storm sewers. If this separation cannot be 
achieved then the sewer pipe material shall be Ductile Iron Pipe (DIP) AWWA C-151 
(ANSI A21.51) Class 52 for a distance of 10 feet on each side of the point of crossing 
and pressure tested in place without leakage prior to installation.  Sanitary / storm sewers 
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and water main crossing over the utilities shall have adequate structural support (pier 
support and/or concrete encasement) to prevent damage to the utilities. (T&ES) 

 
F - 18. Dimensions of parking spaces, aisle widths, etc. within the parking garage shall be 

provided on the plan.  Note that dimensions shall not include column widths. (T&ES) 
 
F - 19. Show the drainage divide areas on the grading plan or on a sheet showing reasonable 

information on topography along with the structures where each sub-area drains. (T&ES) 
 
F - 20. Provide proposed elevations (contours and spot shots) in sufficient details on grading 

plan to clearly show the drainage patterns. (T&ES)  
F - 21. All the existing and proposed public and private utilities and easements shall be shown on 

the plan and a descriptive narration of various utilities shall be provided.  (T&ES) 
 
F - 22. A Traffic Control Plan shall be provided within the Construction Management Plan and 

replicate the existing vehicular and pedestrian routes as nearly as practical and the 
pedestrian pathway shall not be severed or moved for non-construction activities such as 
parking for vehicles or the storage of materials or equipment. Proposed traffic control 
plans shall provide continual, safe and accessible pedestrian pathways for the duration of 
the project. These sheets are to be provided as “Information Only”.  (T&ES) 
 

F - 23. Add complete streets tabulation to the cover sheet with the Final 1 submission. (T&ES) 
 
C - 1 Per the requirements of the City of Alexandria Zoning Ordinance Article XI, the 

applicant shall complete a drainage study and adequate outfall analysis for the total 
drainage area to the receiving sewer that serves the site. If the existing storm system is 
determined to be inadequate then the applicant shall design and build on-site or off-site 
improvements to discharge to an adequate outfall; even if the post development storm 
water flow from the site is reduced from the pre-development flow. The Plan shall 
demonstrate to the satisfaction of the Director of T&ES that a non-erosive stormwater 
outfall is present. (T&ES) 

 
C - 2 Per the requirements of the City of Alexandria Zoning Ordinance (AZO) Article XIII, the 

applicant shall comply with the peak flow requirements and prepare a Stormwater 
Management Plan so that from the site, the post-development peak runoff rate form a 
two-year storm and a ten-year storm, considered individually, shall not exceed their 
respective predevelopment rates. If combined uncontrolled and controlled stormwater 
outfall is proposed, the peak flow requirements of the Zoning Ordinance shall be met. If 
the project site lies within the Braddock-West watershed then the applicant shall provide 
an additional 10% storage of the pre-development flows in this watershed to meet 
detention requirements.  (T&ES) 

 
C - 3 Per the requirements of Article 13-113 (d) of the AZO, all stormwater designs that 

require analysis of pressure hydraulic systems, including but not limited to the design of 
flow control structures and storm water flow conveyance systems shall be signed and 
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sealed by a professional engineer, registered in the Commonwealth of Virginia. The 
design of storm sewer shall include the adequate outfall, inlet, and hydraulic grade line 
(HGL) analyses that shall be completed to the satisfaction of the Director of T&ES.  
Provide appropriate reference and/or source used to complete these analyses. (T&ES)   

 
C - 4 Location of customer utility services and installation of transmission, distribution and 

main lines in the public rights of way by any public service company shall be governed 
by franchise agreement with the City in accordance with Title 5, Chapter 3, Section 5-3-2 
and Section 5-3-3, respectively.  The transformers, switch gears, and boxes shall be 
located outside of the public right of way. (T&ES)  

 
C - 5 (a) Per the requirements of Section 5-3-2, Article A, Chapter 3 of the City of Alexandria 

Code, all new customer utility services, extensions of existing customer utility services 
and existing overhead customer utility services supplied by any existing overhead 
facilities which are relocated underground shall, after October 15, 1971 be installed 
below the surface of the ground except otherwise exempted by the City Code and to the 
satisfaction of the Director, Department of Transportation and Environmental Services. 
(b) Per the requirements of Section 5-3-3, Article A, Chapter 3 of the City of Alexandria 
Code, all new installation or relocation of poles, towers, wires, lines, cables, conduits, 
pipes, mains, and appurtenances used or intended to be used to transmit or distribute any 
service such as electric current, telephone, telegraph, cable television, traffic control, fire 
alarm, police communication, gas, water, steam or petroleum, whether or not on the 
streets, alleys, or other public places of the City shall, after October 15, 1971, be installed 
below the surface of the ground or below the surface in the case of bridges and elevated 
highways except otherwise exempted by the City Code and to the satisfaction of Director, 
Department of Transportation and Environmental Services. (T&ES) 

 
C - 6 Flow from downspouts, foundation drains, and sump pumps shall be discharged to the 

storm sewer per the requirements of Memorandum to Industry 05-14 that is available on 
the City of Alexandria’s web site.  The downspouts and sump pump discharges shall be 
piped to the storm sewer outfall, where applicable after treating for water quality as per 
the requirements of Article XIII of Alexandria Zoning Ordinance (AZO). (T&ES) 

 
C - 7 In compliance with Title 5: Transportation and Environmental Services, Section 5-1-

2(12b) of the City Charter and Code, the City of Alexandria shall provide solid waste 
collection services to the condominium townhomes portion of the development.  All 
refuse / recycling receptacles shall be placed at the City Right-of-Way. (T&ES) 

 
C - 8 Per the requirements of Title 4, Chapter 2, Article B, Section 4-2-21, Appendix A, 

Section A 106(6), Figure A 106.1 Minimum Standards for Emergency Vehicle Access: 
provide a total turning radius of 25 feet to the satisfaction of Directors of T&ES and 
Office of Building and Fire Code Administration and show turning movements of 
standard vehicles in the parking lot as per the latest AASHTO vehicular guidelines. 
(T&ES) 
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C - 9 The applicant shall provide required storage space for both trash and recycling materials 
containers as outlined in the City's “Solid Waste and Recyclable Materials Storage Space 
Guidelines”, or to the satisfaction of the Director of Transportation & Environmental 
Services.  The plan shall show the turning movements of the collection trucks and the 
trucks shall not back up to collect trash or recycling. The City's storage space guidelines 
are available online at: www.alexandriava.gov/solidwaste or by contacting the City's 
Solid Waste Division at 703-746-4410, or via email at 
commercialrecycling@alexandriava.gov. (T&ES) 

 
C - 10 The applicant shall be responsible to deliver all solid waste, as defined by the City 

Charter and Code of the City of Alexandria, to the Covanta Energy Waste Facility 
located at 5301 Eisenhower Avenue. A note to that effect shall be included on the plan. 
The developer further agrees to stipulate in any future lease or property sales agreement 
that all tenants and/or property owners shall also comply with this requirement. (T&ES) 

 
C - 11 The applicants shall submit a Recycling Implementation Plan (RIP) form to the Solid 

Waste Division, as outlined in Article H of Title 5 (Ordinance Number 4438), which 
requires all commercial properties to recycle. Instructions for how to obtain a RIP form 
can be found at: www.alexandriava.gov/solidwaste or by calling the Solid Waste 
Division at 703.746.4410 or by e-mailing CommercialRecycling@alexandriava.gov. 
(T&ES) 

 
C - 12 Bond for the public improvements must be posted prior to release of the site plan.* 

(T&ES) 
 
C - 13 The sewer tap fee must be paid prior to release of the site plan.* (T&ES) 
 
C - 14 All easements and/or dedications must be recorded prior to release of the site plan.* 

(T&ES) 
 
C - 15 Plans and profiles of utilities and roads in public easements and/or public Right of Way 

must be approved prior to release of the plan.* (T&ES) 
 
C - 16 Provide a phased erosion and sediment control plan consistent with grading and 

construction plan. (T&ES) 
 
C - 17 Per the Memorandum to Industry, dated July 20, 2005, the applicant is advised regarding 

a requirement that applicants provide as-built sewer data as part of the final as-built 
process.  Upon consultation with engineering firms, it has been determined that initial site 
survey work and plans will need to be prepared using Virginia State Plane (North Zone) 
coordinates based on NAD 83 and NAVD 88. Control points/Benchmarks which were 
used to establish these coordinates should be referenced on the plans.  To insure that this 
requirement is achieved, the applicant is requested to prepare plans in this format 
including initial site survey work if necessary. (T&ES) 
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C - 18 The thickness of sub-base, base, and wearing course shall be designed using “California 
Method” as set forth on page 3-76 of the second edition of a book entitled, “Data Book 
for Civil Engineers, Volume One, Design” written by Elwyn E. Seelye.  Values of 
California Bearing Ratios used in the design shall be determined by field and/or 
laboratory tests.  An alternate pavement section for Emergency Vehicle Easements (EVE) 
to support H-20 loading designed using California Bearing Ratio (CBR) determined 
through geotechnical investigation and using Virginia Department of Transportation 
(VDOT) method (Vaswani Method) and standard material specifications designed to the 
satisfaction of the Director of Transportation and Environmental Services (T&ES) will be 
acceptable. (T&ES) 

 
C - 19 All pedestrian, traffic, and way finding signage shall be provided in accordance with the 

Manual of Uniform Traffic Control Devices (MUTCD), latest edition to the satisfaction 
of the Director of T&ES. (T&ES) 

 
C - 20 No overhangs (decks, bays, columns, post or other obstructions) shall protrude into 

public Right of Ways, public easements, and pedestrian or vehicular travelways unless 
otherwise permitted by the City Code. (T&ES) 

 
C - 21 All driveway entrances, curbing, etc. in the public ROW or abutting public ROW shall 

meet City design standards. (T&ES) 
 
C - 22 All sanitary laterals and/or sewers not shown in the easements shall be owned and 

maintained privately. (T&ES) 
 
C - 23 The applicant shall comply with the City of Alexandria’s Noise Control Code, Title 11, 

Chapter 5, which sets the maximum permissible noise level as measured at the property 
line. (T&ES) 

 
C - 24 The applicant shall comply with the Article XIII of the City of Alexandria Zoning 

Ordinance, which includes requirements for stormwater pollutant load reduction, 
treatment of the water quality volume default and stormwater quantity management. 
(T&ES) 

 
C - 25 The applicant shall comply with the City of Alexandria, Erosion and Sediment Control 

Code, Section 5, Chapter 4. (T&ES) 
 
C - 26 All required permits from Virginia Department of Environmental Quality, Environmental 

Protection Agency, Army Corps of Engineers, Virginia Marine Resources shall be in 
place for all project construction and mitigation work prior to release of the final site 
plan.  This includes the state requirement for a Construction General Permit and 
associated Stormwater Pollution Prevention Plan. * (T&ES) 
 

C - 27 The applicant shall provide a complete Stormwater Pollution Prevention Plan (SWPPP) 
with the Final #1 submission. * (T&ES) 
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VAWC Comments: 
 
VAWC has no comments. 
 
AlexRenew Comments: 
 
No comments received from ARenew. 

 
Fire Department 

 
F-1 The following comments are for preliminary review only.  Additional comments may be 

forthcoming once the applicant provides supplemental information for review. Please 
direct any questions to Maurice Jones at 703-746-4256 or 
maurice.jones@alexandriava.gov. 

 
 Previously acknowledged by applicant. 
 
F-2 Plans should show location of all existing fire hydrants in and around site and if 

applicable, any fire department connections so that a determination can be made 
regarding the impact of construction and the ability of the fire department to provide a 
water supply. Fire Hydrants shall remain in-service and unobstructed during construction. 

 
 Provided by applicant. 
 
F-3   All fire hydrants on property shall be City owned and maintained with the appropriate 

easements granted to the City for access, inspection, testing, maintenance, and service.   
 
 Previously acknowledged by applicant. 
 
C-1 The applicant shall provide a separate Fire Service Plan which illustrates where 

applicable: a) emergency ingress/egress routes to the site; b) two sufficiently remote fire 
department connections (FDC) to building buildings over 5 stories or 55 feet; c) all 
existing and proposed fire hydrants where fire hydrants are located between forty (40) 
and one hundred (100) feet of each required FDC; d) on site fire hydrants spaced with a 
maximum distance of three hundred (300) feet between hydrants and the most remote 
point of vehicular access on site; e) emergency vehicle easements (EVE) around the 
building with a width of twenty-two (22) feet; f) the location and size of the separate fire 
line(s) for the building fire service connection and fire hydrants.  

 
 a) “T” turn around on West side of property has been designated as an EVE  
                that will meet City standards.  
            b) Applicant has provided two FDC’s on each building.   
                 were determined.  
 c) Existing and proposed hydrants are within the required maximum  
               distance from all FDC;’s.   
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 d) See Item C. 
 e)  See comment A.  
 f) Fire lines are shown and sized but subject to confirmation by fire  
                protection contractor based on system design requirements.   
 
C-2   The applicant shall provide a building code analysis with the following building code data 

on the plan: a) use group; b) number of stories; c) type of construction; d) floor area per 
floor; e) fire protection plan. This information will determine if item C-3 requirements 
apply.   

 
 Applicant has provided requested information. 
 
C-3  If building or structure is over 50 feet in height, it is required to have ladder truck access 

to 48% perimeter of the buildings by public roads or recorded emergency vehicle 
easements (EVE).  For a building face to be considered accessible by a ladder truck the 
curb line shall be at least 15 feet and no more than 30 feet from the face of the building.  
Alternatives that demonstrate equivalency to this requirement will be considered on a 
case by case basis. Equivalency may be demonstrated through methods outlined in the 
City Fire Prevention Code Appendix D. All elevated structures used for this purpose shall 
be designed to AASHTO HS-20 loadings. 

 
 Applicant indicates the fire department accessible perimeter of the west building is 

35.1 % and 25.6 % for the east building. Applicant will work with this office to 
determine acceptable equivalent fire protection enhancements.  

 
C-4   The applicant shall provide three wet stamped copies of the fire flow analysis performed by 

a certified licensed fire protection engineer to assure adequate water supply for the 
structure being considered.  The three copies shall be submitted to Alexandria Fire 
Department, Fire Prevention, C/O A. Maurice Jones, Jr. 900 Second Street, Alexandria, 
Va. 22314, not to the Site Plan Coordinator of Code Administration. 

 
 Previously acknowledged by applicant. 
 
C-5     A Knox Box Rapid Entry key access system shall be installed to facilitate building             

entry by fire department personnel during an emergency. The size and number of Knox 
Boxes, number of key sets, and required keys or access devices shall be determined by 
Alexandria Fire Department personnel.  

 
 Previously acknowledged by applicant. 
 
C-6   The applicant of any building or structure constructed in excess of 10,000 square feet; 

any building or structure which constructs an addition in excess of 10,000 square feet; or 
any building where there is a level below grade shall contact the City of Alexandria 
Radio Communications Manager in the Department of Emergency Communications prior 
to submission of a final site plan.  The proposed project shall be reviewed for compliance 
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with the radio requirements of the City of Alexandria to the satisfaction of the City of 
Alexandria Radio Communications Manager prior to site plan approval.  Such buildings 
and structures shall meet the following conditions: 

 
a)  The building or structure shall be designed to support a frequency range between 

806 to 824 MHz and 850 to 869 MHz. 
b)  The building or structure design shall support a minimal signal transmission 

strength of -95 dBm within 90 percent of each floor area. 
c)  The building or structure design shall support a minimal signal reception strength 

of -95 dBm received from the radio system when transmitted from within 90 
percent of each floor area.  

d)  Areas deemed critical by the City of Alexandria, such as fire control rooms, exit 
stairways, and exit passageways shall provide 99 percent coverage exceeding -95 
dbm when transmitting or receiving. 

e)  The building or structure shall be tested annually for compliance with City radio 
communication requirements to the satisfaction of the Radio Communications 
Manager.  A report shall be filed annually with the Radio Communications 
Manager which reports the test findings. 

 
If the building or structure fails to meet the above criteria, the applicant shall install to the 
satisfaction of the Radio Communications Manager such acceptable amplification 
systems incorporated into the building design which can aid in meeting the above 
requirements.  Examples of such equipment are either a radiating cable system or an FCC 
approved type bi-directional amplifier.  A bi-directional amplifier or other powered 
equipment must consist of two power sources: 

 
a) Primary Source:  Dedicated branch circuit. 
b) Secondary Source:  Battery backup capable of powering the system for 12 hours 

at 100 percent capacity. 
 

Final testing and acceptance of amplification systems shall be reviewed and approved by 
the Radio Communications Manager. 
 
Previously acknowledged by applicant. 

 
 
C-7  The final site plans shall show placement of emergency vehicle easement signs. See sign 

detail and placement requirements below. 
 

Emergency Vehicle Easements  

Emergency Vehicle Easements. Emergency vehicle easements shall be a minimum of 22 feet across 
the travel lane. The emergency vehicle easement shall provide access to strategic areas of the building 
and fire protection systems. Curbing and street components shall conform to the standards established 
by Transportation and Environmental Services and this document for emergency vehicle easements.  
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Sign Specifications. Emergency vehicle easement signs shall be metal construction, 12-inches wide 
and 18 inches in height. Provide red letters on reflective white background with a ⅜-inch red trim strip 
around the entire outer edge of the sign. The lettering shall say "NO PARKING," "EMERGENCY 
VEHICLE EASEMENT," "EM. VEH. EAS," and "City of Alex.," Lettering size shall be as follows: "NO 
PARKING" - 2 inches, "EMERGENCY VEHICLE EASEMENT" - 2½ inches. EM. VEH. EAS. - 1 inch, 
CITY OF ALEX. - ½ inch. Directional Arrows - 1 inch by 6 inches solid shaft with solid head - 1½ inches 
wide and 2 inches deep (For examples, see Figures D102.1, D102.2, and D102.3). Signs shall be 
mounted with the bottom of the sign 7 feet above the roadway, and shall be properly attached to a 
signpost or other approved structure such as designated by the fire official. Posts for signs, when 
required, shall be metal and securely mounted. Signs shall be parallel to the direction of vehicle travel 
and posted so the directional arrows clearly show the boundaries and limits of the Emergency Vehicle 
Easement. In areas where emergency vehicle easements involve two-way traffic, double mounted signs 
shall be provided. The maximum distance between signs shall be 100 feet. Other special signs or 
modifications to emergency vehicle easement signs shall be approved by the fire official.  

Fire Dept. Access Lanes/Mountable Curbs. Where curbing is a component of the emergency vehicle 
easement, the curbing construction shall conform to weight and grade requirements for vehicular traffic. 
In no circumstances shall a raised curb be located in the path of travel in an emergency vehicle 
easement. Where a mountable curb is provided as part of an emergency vehicle easement, emergency 
vehicle easement signs shall be posted at the point nearest the edge of the emergency vehicle 
easement, but in no case within the clear width of the emergency vehicle easement. 

 

 

                  Fire Lane Sign Left Arrow                          Fire Lane Sign Right Arrow 

 
 Applicant has shown requested information.  
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C-8   Show fire apparatus vehicle turning radius based on the following specifications:    
 

Tower 203 Turning Specifications 
 

 Turning Radius – Wall to Wall = 54.98 feet + / – 2 feet 
                              Curb to Curb = 51.33 feet + / - 2 feet 
          Inside turning radius = 37.73 feet + / - 2 feet 

 Overall Length – 47’ – 4 ½” 
 Overall Width – 98” 
 Wheel Bases from front axle to both rear axles – 240” 
 Tandem axle spacing – 56” CL of axle to CL of axle 
 Gross Weight – As built with no equipment or water gross weight = 66,000# 
 Angle of Approach – 13 Degrees 
 Angle of Departure – 11 degrees 
 Ramp Break Over – Break over angle is 9° 
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 Applicant has demonstrated the turning movement at the “T” turn around.  
 
C-9 Provide Stairway Identification.  A sign shall be provided at each floor landing in interior 

vertical exit enclosures connecting more than three stories designating the floor level, the 
terminus of the top and bottom of the stair enclosure and the identification of the stair.  
The signage shall also state the story of, and the direction to the exit discharge and the 
availability of roof access from the stairway for the fire Department, in accordance with 
USBC 1020.1.6.  

 
 

Stairway identification signs. Stairway identification signs shall be provided at each landing in all 
interior exit stairways connecting more than three stories. Stairways shall be identified by letter 
designation starting next to the main entrance with "A" and continuing in a clockwise or left to right 
pattern using consecutive letters of the alphabet for each additional stairway. Two copies of the stairway 
signs shall be submitted to the fire official for approval within 30 days of completion of construction or 
receipt of notification.  

Sign requirements. Stairway signs shall designate the stairway letter, state the floor level, the level of 
exit discharge, and if there is access or no access to the roof regardless if the access door or roof hatch 
locks. The bottom of the sign shall be located five (5) feet above the floor landing in a position that is 
readily visible when the stairwell door is opened or closed. The signs must have lettering that is a 
minimum of 2 inches but no greater than 4 inches in height. This information may be stenciled directly 
onto the wall but all lettering must be of a color contrasting with the background stairway wall color. (See 
Figure 1020.1.6.1)  

Footprint requirements. In buildings greater than three stories where there is no graphic 
representation of the building footprint, a simplified building schematic must be display in the lobby. The 
simplified building footprint shall be an overhead view of the buildings exterior and the general layout of 
the lobby of the first floor. Stairways shall be denoted by letter as stated in section 1020.1.6. (See Figure 
1020.1.6.2)  
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 Example Stairway Identification Sign 

 
 

Example Building Footprint Sign 

 Previously acknowledged by applicant. 
 
C-10 A separate fire line is required for the building fire service connection. Show location and 

line size on plans. 
 
 Fire lines are shown and sized but subject to confirmation by fire  
            protection contractor based on system design requirements.   
  
 

R-1   To improve fire department operational capabilities, it is recommended that all stairways 
extend to the roof level for direct access to the roof.   

 
 Previously acknowledged by applicant. 
 

Code Administration (Building Code): 
 
F - 1. The review by Code Administration is a preliminary review only.  Once the applicant has 

filed for a building permit, code requirements will be based upon the building permit 
plans.   If there are any questions, the applicant may contact the Code Administration 
Office, Plan Review Supervisor at 703-746-4200. 
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C - 1 New construction or alterations to existing structures must comply with the current 
edition of the Uniform Statewide Building Code (USBC). 

 
C - 2 The developer shall provide a building code analysis with the following building code 

data on the plan: a) use group; b) number of stories; c) type of construction; d) total floor 
area per floor; e) height of structure f) non-separated or separated mixed use g) fire 
protection system requirements.    

 
C - 3 A soils report must be submitted with the building permit application for all new and 

existing building structures. 
 
C - 4 The most restrictive type of construction shall apply to the structure for height and area 

limitations for non-separated uses. 
 
C - 5 Where required per the current edition Virginia Uniform Statewide Building Code exits, 

parking, and facilities shall be accessible for persons with disabilities. 
 
C - 6 All proposed buildings where an occupied floor exceeds 75 feet above the lowest level of 

fire department vehicle access shall meet the Virginia Uniform Statewide Building Code 
for HIGH-RISE buildings. 

 
C - 7 Prior to the issuance of a demolition permit or land disturbance permit, a rodent 

abatement plan shall be submitted to the Department of Code Administration that will 
outline the steps that will be taken to prevent the spread of rodents from the construction 
site to the surrounding community and sewers. 

 
C - 8 Sheeting and shoring shall not extend beyond the property line; except when the 

developer has obtained a written release from adjacent property owners which has been 
recorded in the land records; or through an approved encroachment process. 

 
C - 9 A wall location plat prepared by a land surveyor is required to be submitted to the 

Department of Code Administration prior to any building framing inspection.   
 
Police 
 
Parking Garage Recommendations 
 
R - 1. It is recommended that the section of the underground garage dedicated to the residents is 

gated off from the retail section and is controlled by electronic means. This should help 
alleviate unwanted persons tampering with resident’s vehicles and other crimes. 

 
R - 2. It is recommended that the doors in the garage (garage level only) leading into the 

stairwell have controlled electronic access.   
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R - 3. Only residents with proper electronic access cards should be able to enter into the 
stairwells from the underground parking garage.  This makes the stairwells safer for 
residents. 

 
R - 4. The controlled electronic access should not interfere with the emergency push-bar release 

located on the inside of the stairwell door that allows for emergency exit of the building. 
 
Landscape Recommendations 
 
R - 5. The proposed shrubbery should have a natural growth height of no more than 2 ½ to 3 

feet with a maximum height of 36 inches when it matures and should not hinder the 
unobstructed view of patrolling law enforcement vehicles. 

 
Parks 
 
R - 6. It is recommended that the applicant choose a style bench that has an armrest in the 

middle of the bench to deter unwanted sleeping and skateboarding on the benches. 
 
Miscellaneous 
 
R - 7. It is recommended that the buildings have an address number which is contrasting in 

color to the background, at least 3 inches high,  reflective, and visible from the street 
placed on the front and back of each home.  It is strongly suggested that no brass or gold 
colored numbers are used.  This aids in a timely response from emergency personnel 
should they be needed. 

 
R - 8. It is recommended that all of the ground floor level windows be equipped with a device 

or hardware that allows windows to be secured in a partially open position.  This is to 
negate a “breaking and entering” when the windows are open for air. 

 
R - 9. It is recommended that a “door-viewer” (commonly known as a peep-hole) be installed 

on all doors on the ground level that lead directly into an apartment.  This is for the 
security of the occupant. 

 
Archaeology 
 
F - 1. Historic maps indicate that the Dove and Green family farmstead was once located less 

than 200 ft. to the west from the parcel at 5001 Echols.  John Green acquired a 58-acre 
parcel that encompassed the subject properties in 1859.  Green died soon after acquiring 
the property and it passed to his sister Margaret Green Dove.  In 1876 the Dove heirs sold 
the property to Samuel Ceas, and by the early twentieth century the farmstead was no 
longer standing.  The Dove family established a small cemetery for family members at 
5190 Dawes Avenue, far enough away from the subject properties to have no bearing on 
them.  At some point in the mid-twentieth century the burials were removed from the 
Dove Family Cemetery by a local funeral home.   
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F - 2. The subject properties are partially developed and located on sloping terrain, both 
conditions which mitigate against the possibility for significant archaeological resources 
to be present.  Nevertheless, because of the proximity of the Dove/Green farm, a measure 
of caution is appropriate here.   

 
C-1.   All required archaeological preservation measures shall be completed in    compliance 
with Section 11-411 of the Zoning Ordinance. 
 
Recreation Parks and Cultural Activities 
F – 1 Provide a coordinated design palette of play area related site structures/equipment.  

Locate and depict the scale, massing and character of play equipment, perimeter fencing, 
grade conditions, surfacing and associated site furnishings.  Play area and site equipment 
should comply with the most recent guidelines, specifications and recommendations of 
the Consumer Product Safety Commission (CPSC) Handbook for Public Playground 
Safety, ASTM Specification for Playground Equipment for Public Use (ASTM F1487) 
and ASTM Specification for Impact Attenuation of Surface Systems Under and Around 
Playground Equipment (ASTM F1292). Applicant should provide certification that the 
play areas have been designed, reviewed and approved by a certified playground safety 
inspector (CPSI professional) with current certification.  Play area and equipment should 
comply with Americans with Disabilities Act Accessibility Guidelines (ADAAG) for 
Buildings and Facilities; Play Areas 36DFR Park 1191; Final Rule. (RP&CA) 

 
Asterisks denote the following: 
 
*  Condition must be fulfilled prior to release of the final site plan 
**  Condition must be fulfilled prior to release of the building permit  
***  Condition must be fulfilled prior to release of the certificate of occupancy 
**** Condition must be fulfilled prior to release of the bond 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



MPA#2014-0008, REZ#2014-0008, DSUP#2014-0003 
TMP SUP#2014-0096, VAC#2014-0003 

5000 & 5001 Echols Avenue 
 

69 
 

IX. ATTACHMENTS 
 

Attachment #1 
Transportation Management Plan 

AHC – St. James TMP SUP#2014-096 
 

The Transportation Management Plan (TMP) program was enacted by the Alexandria City 
Council on May 16, 1987 and updated on March 15, 2014 as part of the Alexandria Zoning Code 
(Article XI, Division B, Section 11-700). The ordinance requires that office, retail, residential, 
hotel, industrial and other use projects which achieve certain development thresholds must 
submit a special use permit application which must include a Multimodal Transportation Study 
and a Transportation Management Plan (TMP).   
 
The Planning Commission and the City Council consider all special use permit applications, and 
the City Council makes the final decision on the approval of the applications.  Any project 
requiring a TMP must receive the TMP special use permit before the project can proceed.  The 
TMP Program is a comprehensive effort to reduce the number of single occupant vehicles 
(SOVs) in the City.  
 
The Transportation Management Program for AHC -St James consists of six parts:  
 

1) Goal and Evaluation of the TMP 
 2) Organization, Funding and Reporting 

3) Transportation Management Plan Directives 
4) Evaluation of the Effectiveness of the TMP  
5) District Transit Management Program   
6) Permanence of the TMP Ordinance 

 
1. Goal and Evaluation of the TMP 
 

a. The Sample Project site is served by many Metrobus lines and one DASH line, 
and is planned to be in the vicinity of the West End Transitway.  The Sample 
Project development has a goal of 35% non-SOV trips during peak hour. 

 
b. The achievement of this goal will be demonstrated by the activities conducted and 

financed by the TMP fund and the annual survey that are requirements of this 
special use permit.  The fund report should demonstrate that enough activities are 
being conducted to persuade residents to switch to transit or carpool as opposed to 
driving alone. The survey should progressively show that the strategies financed 
through the TMP fund are decreasing the number of peak hour single occupant 
vehicles to the site to achieve or exceed the goal.  The annual report, fund report 
and survey are covered under Section 2. 

 
 
 



MPA#2014-0008, REZ#2014-0008, DSUP#2014-0003 
TMP SUP#2014-0096, VAC#2014-0003 

5000 & 5001 Echols Avenue 
 

70 
 

2. TMP Organization, Funding and Reporting 
 

a. The developer shall designate a Transportation Management Plan Coordinator 
(the TMP Coordinator) to manage and implement the TMP on behalf of the 
owners of the project.  The Transportation Planning Division may assist the TMP 
Coordinator.   

 
b. An Annual Report shall be submitted by the TMP Coordinator and approved by 

the Transportation Planning Division.  This report will be due on July 15 of every 
year.  The Annual Report shall include an assessment of the effects of TMP 
activities on carpooling, vanpooling, transit ridership and peak hour traffic, and a 
work program for the following year. The initial report shall be submitted one 
year from the issuance of the Certificate of Occupancy.  

 
c.  The TMP Coordinator shall provide Semi-annual TMP Fund Reports to the 

Transportation Planning Division. These reports will provide a summary of the 
contributions to the fund and all expenses and should be accompanied by 
supporting documentation. The first report will be due six months following the 
issuance of the first certificate of occupancy, with the following due on January 
15 and July 15 of every year.   

 
d. The TMP Coordinator shall distribute an annual survey to all employees and 

residents.  The survey will be supplied by the Transportation Planning Division. 
Survey results will be due on July 15 of every year. A 35% response rate is 
required as approved by the Transportation Planning Division. 

 
3. Transportation Management Plan Directives 
 

a. The Special Use Permit application has been made for the following uses:  
 

 
Land Use* 

       Dwelling Units    Commercial Sf 

AHC St James 224 1,800 

*As of November 12, 2014.  Subject to change. 
 
b. According to the guidelines of Zoning Ordinance Chapter 11-700, the above level 

of development requires a Transportation Management Program (TMP).  Such 
plan shall include the following elements: 

 
i. A TMP Coordinator shall be designated for the project upon application for 

the initial building permit.  The name, address, email and telephone 
number of the coordinator will be provided to the City at that time, as well 
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as of any changes occurring subsequently.  This person will be responsible 
for implementing and managing all aspects of the TMP and the parking 
management program for the project. 

 
ii. Transit, ridesharing, staggered work hours/compressed workweeks, 

parking restrictions and the other program elements shall be promoted to 
residents. 

 
iii. Information about transit, ridesharing, and other TMP elements shall be 

distributed and displayed— including transit schedules, rideshare 
applications and information, incentive information, parking information, 
etc. This information shall be kept current. Displays of these brochures and 
applications shall be placed in a prominent location in the building and a 
website with this information and appropriate links to transit providers will 
be provided and maintained. 

 
iv. A ridesharing program shall be established that includes not only 

participation in the regional Metropolitan Washington Council of 
Governments Commuter Connections Program, but also site-specific 
matching efforts.  

 
v. Establish and promote a Guaranteed Ride Home Program as part of the 

ridesharing and transit marketing efforts. 
 

vi.  A carshare program may be established as part of the ridesharing and 
transit marketing efforts for the building. At least two parking spaces 
should be reserved for the location of carshare vehicles. These spaces 
should be in a convenient location for residents, and the TMP Coordinator 
will arrange with any of the carshare companies for placement of vehicles 
in this project. For those individuals who do not lease a parking space, the 
TMP program will pay the registration and annual membership fees (not 
the usage fees) to use the carshare vehicles. 

 
vii. Discounted bus and rail fare media or electronic media shall be sold and 

distributed on-site to employees and residents of the project. The fare 
media to be sold and distributed will include, at a minimum, fare media 
for Metrorail, Metrobus, DASH and any other public transportation 
system fare media requested by employees, residents, and/or the 
Transportation Planning Division. The availability of this fare media will 
be prominently advertised. At a minimum, the initial discount will be 
20%.  

 
c. TMP Fund — The applicant shall create a TMP fund to achieve the reduction goal 

of 35% of single occupant vehicles for residents, based on the project’s size and 
the benefits to be offered to tenants.  The annual contribution rate for this fund 
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shall be $82.42 per occupied dwelling unit.  This reduction goal may be revised in 
the future based on City-wide TMP policies or legislation.  The annual TMP rate 
shall increase by an amount equal to the rate of inflation (Consumer Price Index – 
CPI of the United States) for the previous year.  The increase shall begin one year 
after the initial CO is issued.  Payments shall be the responsibility of the 
developer until this responsibility is transferred by lease or other legal 
arrangement.  The TMP fund shall be used exclusively for these approved 
activities:  

 
i. Discounting the cost of bus and transit fare media for on-site employees and 

tenants.  
ii. Ridesharing and carsharing incentive programs which may include activities 

to encourage and assist the formation of car, van and bus pools, such as 
subsidies or preferential parking charges and parking space location, and 
other analogous incentive programs. 

iii. Marketing activities, including advertising, promotional events, etc. 
iv. Bicycle and pedestrian incentive measures which may include the provision 

of bicycle parking, bike sharing station and/or storage facilities, the 
construction and extension of bicycle paths and pedestrian walkways, the 
provision of shower and locker facilities and similar incentive features 

v. Operating costs for adjacent bikeshare station. 
vi. Membership and application fees for carshare vehicles.  
vii. Providing shuttle services or partnering with neighboring organizations for 

shuttle services. 
viii. Any other TMP activities as may be proposed by the TMP Coordinator and 

approved by the Director of T&ES as meeting goals similar to those 
targeted by the required TMP measures. 

 
Unencumbered Funds:  As determined by the Director of T&ES, any 
unencumbered funds remaining in the TMP account at the end of each reporting 
year may be either reprogrammed for TMP activities during the ensuing year or 
paid to the City for use in walk, bike, transit and/or ridesharing programs and 
activities. 

 
4. Evaluation of the Effectiveness of the TMP  
 

a. The goals for transit mode share and auto occupancy established in paragraph 1.a 
of this document, will be used in evaluating the performance and effectiveness of 
the TMP.  The annual survey will be used to continually determine whether the 
development is meeting these targets.  

 
b. The City of Alexandria, in conjunction with the TMP Coordinator, will identify 

performance standards and objectives to measure the cost effectiveness and 
develop methodologies to monitor the performance of each element of the TMP. 
The performance of the development in meeting these objectives will be 
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evaluated in the annual report prepared by the TMP Coordinator, and will be used 
in developing the work plan for the association. 

 
c. This TMP has been designed to be flexible and responsive to the inputs of these 

annual evaluations in prescribing Transportation Demand Management (TDM) 
and Transportation Supply Management (TSM) strategies and tactics to be 
implemented in the Annual Work Program. By linking evaluation to work 
planning, the TMP standards of performance could change throughout the 
development cycle as the “right” solutions are adjusted in response and 
anticipation of changes in transportation conditions.  

 
X. 6. Permanence of the TMP Ordinance 

 
a. As required by Section 11-700 under Article XI of the City of Alexandria Zoning 

Ordinance, the special use permit and conditions attached thereto as granted by 
City Council, unless revoked or amended, shall run with the use and shall be 
mandatory and binding upon the applicant, all owners of the land and all 
occupants and upon all heirs, successors and assigns with whom sale or lease 
agreements are executed subsequent to the date of this approval.  

 
b. Prior to any lease/purchase agreements, the applicant shall prepare appropriate 

language to inform tenants/owners of the transportation management plan special 
use permit and conditions therein, as part of its leasing/purchasing agreements; 
such language to be reviewed and approved by the City Attorney’s office. 

 
c. The Director of T&ES may approve modifications to agreed TMP activities, 

provided that any changes are consistent with the goals of the TMP. 
 
d. As set forth in section 11-711(B) in the Ordinance, civil penalties shall be 

assessed to the governing entity for lack of timely compliance with the conditions 
of this TMP SUP.  If after assessment of three civil penalties, any use continues to 
fail to comply with a condition of its approved TMP, the use may be required to 
participate in the Citywide TMP Program, may be subject to increased review and 
reporting requirements, and may be subject to a staff recommendation for action 
by the city council to revoke the TMP SUP pursuant to section 11-205 of the 
Ordinance. 
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Attachment #2 
Alexandria West Small Area Plan 
Proposed Land Use Map Change 
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Attachment #3 
Alexandria West Small Area Plan 

Proposed Height Map Change 
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Attachment #4  
 

RESOLUTION NO. MPA 2014-00008 
 
 
 WHEREAS, under the Provisions of Section 9.05 of the City Charter, the Planning 
Commission may adopt amendments to the Master Plan of the City of Alexandria and submit to 
the City Council such revisions in said plans as changing conditions may make necessary; and 
 
 WHEREAS, an application for amendment to the Alexandria West Small Area Plan chapter 
of the Master Plan was filed with the Department of Planning and Zoning on September 12, 2014 
for changes in the land use designations to the parcels at 5000 Echols Avenue and 5001 Echols 
Avenue; and 
 
 WHEREAS, the Department of Planning and Zoning has analyzed the proposed revision and 
presented its recommendations to the Planning Commission; and  
 
 WHEREAS, a duly advertised public hearing on the proposed amendment was held on 
January 6, 2015 with all public testimony and written comment considered; and 
 
 WHEREAS, the Planning Commission finds that:                            
 
1. The proposed amendment is in keeping with the character of the Alexandria West Small Area 
Plan;     
 
2. The proposed amendment is generally consistent with the overall goals and objectives of the  
Master Plan and with the specific goals and objectives set forth in the Alexandria West Small 
Area Plan chapter of the Master Plan; and 
 
3. The proposed amendment shows the Planning Commission's long-range recommendations 
for the general development of the Alexandria West Small Area Plan; and 
 
4. Based on the foregoing findings and all other facts and circumstances of which the Planning 
Commission may properly take notice in making and adopting a master plan for the City of 
Alexandria, adoption of the amendment to the Alexandria West Small Area Plan chapter of the 
Master Plan will, in accordance with present and probable future needs and resources, best 
promote the health, safety, morals, order, convenience, prosperity and general welfare of the 
residents of the City; 
 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Alexandria that: 
 

1. The following amendment is hereby adopted in its entirety as an amendment to 
the Alexandria West Small Area Plan chapter of the Master Plan of the City of 
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Alexandria, Virginia in accordance with Section 9.05 of the Charter of the City of 
Alexandria, Virginia: 

 
Change the land use map (Map 8) designating the parcels located at 5000 
Echols Avenue and 5001 Echols Avenue from Institutional to CRMU-M 
Commercial residential mixed use (medium). 
 
Change the height map (Map 14) designating the parcels located at 5000 
Echols Avenue and 5001 Echols Avenue from a maximum height of 45 feet 
to a maximum height of 70 feet. 

 
 

2. This resolution shall be signed by the Chairman of the Planning Commission and 
attested by its secretary, and a true copy of this resolution forwarded and certified 
to the City Council.  

 
 
  ADOPTED the 6th day of January, 2015. 
 
 
      
  __________________________________ 
  Eric Wagner, Chairman  
  Alexandria Planning Commission 
 
 
 
ATTEST: _______________________________ 
  Karl Moritz, Secretary 
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POINT ELEVATION
1 226.00
2 226.00
3 226.00
4 231.69
5 233.67
6 235.50
7 236.00
8 237.33
9 239.55
10 241.80
11 241.80
12 241.80
13 241.80
14 241.80
15 241.80
16 245.22
17 246.44
18 247.00
19 247.00
20 247.00
21 247.00
22 247.00
23 247.00
24 247.00
25 247.00
26 247.00
27 245.61
28 243.75
29 241.3
30 239.65
31 238.20
32 236.00
33 235.96
34 234.00
35 234.69
36 235.00
37 234.40
38 233.40
39 232.60
40 231.83
41 231.12
42 230.40
43 229.54
44 226.00
45 226.60
46 226.39
47 226.17
48 226.00

AVG = 237.41

WEST BLDG
POINT ELEVATION

1 223.00
2 223.00
3 228.00
4 230.00
5 232.00
6 233.00
7 233.80
8 233.80
9 234.90
10 235.20
11 326.60
12 237.30
13 238.90
14 239.30
15 241.00
16 242.00
17 248.00
18 249.00
19 247.50
20 247.00
21 246.50
22 246.00
23 246.00
24 245.28
25 244.28
26 244.00
27 244.00
28 244.00
29 244.00
30 244.00
31 244.00
32 244.00
33 244.00
34 244.00
35 234.50
36 239.90
37 239.35
38 239.00
39 238.65
40 238.30
41 237.84
42 236.84
43 236.00
44 233.10
45 231.56
46 227.80
47 226.96
48 225.38
49 223.50
50 221.21
51 218.11
52 214.91
53 213.00
54 213.00
55 214.00
56 216.24
57 217.43
58 219.20
59 219.00
60 220.00
61 222.00
62 222.76
63 223.64
64 224.00

AVG = 234.91

EAST BLDG
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Subshed B

West USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

INDUSTRIAL 200 104.574 20,915
COMMERCIAL 200 32 6,400
RESIDENTIAL (TH) 350 17 5,950
RESIDENTIAL (SF) 350 2 700
RESIDENTIAL (SF) 350 6 2,100
CHURCH COMMERCIAL 200 2.4 480
RESIDENTIAL (SF) 350 1 350

CHURCH COMMERCIAL * (FROM SITE-EX) 200 7.168 0
RESIDENTIAL (FROM SITE-PROP) 300 316 94,800

RESIDENTIAL (SF) 350 4 1,400
RESIDENTIAL (SF) 350 4 1,400

1481 CHURCH COMMERCIAL * (FROM SITE-EX) 200 10.38 0

1426 RESIDENTIAL (TH) 350 38 13,300

1365 RESIDENTIAL (APTS) 300 210 63,000

1486 HERMITAGE SENIOR HOME (APTS) 200 164.9 32,980
243,775

East
USE

DESIGN FLOW
(GPD)

UNITS
TOTAL FLOW

(GPD)
RESIDENTIAL (APTS) 300 327 98,100
RESIDENTIAL (APTS) 300 30 9,000

107,100
TOTAL SUBSHED B = 350,875

Subshed C

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

30499 INSTITUTIONAL 200 210 42,000
TOTAL SUBSHED C = 42,000

Subshed D

West
USE

DESIGN FLOW
(GPD)

UNITS
TOTAL FLOW

(GPD)
INSTITUTIONAL 200 86.168 17,234
INSTITUTIONAL 200 54.97 10,994

28,228

East
USE

DESIGN FLOW
(GPD)

UNITS
TOTAL FLOW

(GPD)
RESIDENTIAL (APTS) 300 90 27,000
RESIDENTIAL (APTS) 300 56 16,800
RESIDENTIAL (APTS) 300 56 16,800
RESIDENTIAL (APTS) 300 42 12,600
RESIDENTIAL (APTS) 300 70 21,000

94,200
TOTAL SUBSHED D = 122,428

Subshed E

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

RESIDENTIAL (APTS) 300 42 12,600
RESIDENTIAL (APTS) 300 84 25,200
RESIDENTIAL (APTS) 300 66 19,800

57,600
TOTAL SUBSHED E = 57,600

Subshed F

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

2258 RESIDENTIAL (APTS) 300 106 31,800
TOTAL SUBSHED F = 31,800

Subshed G

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

2260 RESIDENTIAL (APTS) 300 271 81,300
TOTAL SUBSHED G = 81,300

Subshed H

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

2260 COMMERCIAL 200 17.968 3,594
TOTAL SUBSHED H = 3,594

Subshed I

USE
DESIGN FLOW

(GPD)
UNITS

TOTAL FLOW
(GPD)

2262 COMMERCIAL 200 9.162 1,832
TOTAL SUBSHED I = 1,832

* EX. CHURCH TO BE REMOVED WITH THIS DEVELOPMENT

30498

2257

1787

1755

1740

30496

30497
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P-0906

(GPD) (CFS) UPPER END LOWER END
1787 1755 - 36,895 36,895 3 110,684 0.171 228.27 217.26 10 0.55 236 0.0467 0.015 4.08 3.71 1.39
1755 1740 - 1,434 38,328 3 114,985 0.178 216.41 212.46 10 0.55 123 0.0321 0.015 3.38 3.30 1.55
1740 1481 - 2,800 41,128 3 123,385 0.191 212.36 207.75 10 0.55 148 0.0311 0.015 3.33 3.32 1.62
1481 1426 - 2,076 43,204 3 129,613 0.201 207.70 203.18 10 0.55 163 0.0277 0.015 3.14 3.24 1.71
1426 1365 - 13,300 56,504 3 169,513 0.262 203.08 196.56 10 0.55 167 0.0390 0.015 3.73 3.96 1.79
1365 1486 - 63,000 119,504 3 358,513 0.555 196.26 183.55 10 0.55 289 0.0440 0.015 3.96 5.15 2.52
1486 30496 - 32,980 152,484 3 457,453 0.708 186.45 181.56 10 0.55 123 0.0398 0.015 3.76 5.33 2.93

30495* 30496 subshed A 1621 2,334,240 1 2,334,240 3.612 196.14 183.60 10 0.55 206 0.0609 0.015 4.66 9.50 6.57
30496 30499 subshed B 2026 2,917,440 1 2,917,440 4.514 181.51 167.71 12 0.79 497 0.0278 0.015 5.12 7.41 8.70
30499 30498 Subshed C 2033 2,927,520 1 2,927,520 4.529 167.61 153.41 12 0.79 562 0.0253 0.015 4.88 7.11 9.07
30498 30497 Subshed D (East) 2137 3,077,280 1 3,077,280 4.761 153.22 148.41 12 0.79 170 0.0283 0.015 5.17 7.52 9.02
30497 2257 Subshed D (West) 2241 3,227,040 1 3,227,040 4.993 148.37 143.80 12 0.79 246 0.0186 0.015 4.19
2257 2258 Subshed E 2330 3,355,200 1 3,355,200 5.191 143.75 132.32 12 0.79 467 0.0245 0.015 4.81
2258 2259 Subshed F 2384 3,432,960 1 3,432,960 5.311 132.12 128.40 12 0.79 125 0.0298 0.015 5.30
2259 2260 - 2392 3,444,480 1 3,444,480 5.329 128.34 126.78 12 0.79 99 0.0158 0.015 3.86
2260 2261 Subshed G and H 2510 3,614,400 1 3,614,400 5.592 126.68 125.87 12 0.79 149 0.0054 0.015 2.26
2261 2262 - 2602 3,746,880 1 3,746,880 5.797 123.27 119.53 15 1.23 229 0.0163 0.015 7.12 6.51 10.22
2262 2263 Subshed I 2612 3,761,280 1 3,761,280 5.819 119.27 118.58 15 1.23 38 0.0182 0.015 7.51 6.80 9.87
2263 2264 - 2612 3,761,280 1 3,761,280 5.819 118.56 113.52 15 1.23 257 0.0196 0.015 7.81 7.01 9.61

PEAK
FLOW

FACTOR

PIPE
SLOPE

(FT)

INVERTS
FROM TO

INCREMENTAL
CONTRIBUTING

INCREMENTAL
FLOW (GPD)

CUMULATIVE
(GDP)

CUMULATIVE PEAK FLOW PIPE SIZE
(IN)

PIPE
LENGTH

(FT)

MODELED FLOW FROM
CITY (GPM)

FLOW
DEPTH (IN)

AREA (SF)
VELOCITY AT

PEAK (FPS)
MANNINGS

n
CAPACITY

(CFS)

(GPD) (CFS) UPPER END LOWER END
1787 1755 - 36,895 36,895 3 110,684 0.171 228.27 217.26 10 0.55 236 0.0467 0.015 4.08 3.71 1.39
1755 1740 - 94,800 131,695 3 395,084 0.611 216.41 212.46 10 0.55 123 0.0321 0.015 3.38 4.73 2.87
1740 1481 - 2,800 134,495 3 403,484 0.624 212.36 207.75 10 0.55 148 0.0311 0.015 3.33 4.71 2.92
1481 1426 - 0 134,495 3 403,484 0.624 207.70 203.18 10 0.55 163 0.0277 0.015 3.14 4.52 3.01
1426 1365 - 13,300 147,795 3 443,384 0.686 203.08 196.56 10 0.55 167 0.0390 0.015 3.73 5.25 2.89
1365 1486 - 63,000 210,795 3 632,384 0.978 196.26 183.55 10 0.55 289 0.0440 0.015 3.96 6.05 3.37
1486 30496 - 32,980 243,775 3 731,324 1.132 186.45 181.56 10 0.55 123 0.0398 0.015 3.76 6.07 3.74

30495* 30496 subshed A 1621 2,334,240 1 2,334,240 3.612 196.14 183.60 10 0.55 206 0.0609 0.015 4.66 9.50 6.57
30496 30499 subshed B 2026 3,201,840 1 3,201,840 4.954 181.51 167.71 12 0.79 497 0.0278 0.015 5.12 7.48 9.43
30499 30498 Subshed C 2033 3,211,920 1 3,211,920 4.969 167.61 153.41 12 0.79 562 0.0253 0.015 4.88 7.14 9.95
30498 30497 Subshed D (East) 2137 3,361,680 1 3,361,680 5.201 153.22 148.41 12 0.79 170 0.0283 0.015 5.17 7.56 9.82
30497 2257 Subshed D (West) 2241 3,511,440 1 3,511,440 5.433 148.37 143.80 11.4 0.71 246 0.0186 0.010 5.53 8.90 9.13
2257 2258 Subshed E 2330 3,639,600 1 3,639,600 5.631 143.75 132.32 11.4 0.71 467 0.0245 0.010 6.34 10.11 8.33
2258 2259 Subshed F 2384 3,717,360 1 3,717,360 5.751 132.12 128.40 11.4 0.71 125 0.0298 0.010 7.00 11.01 7.85
2259 2260 - 2392 3,728,880 1 3,728,880 5.769 128.34 126.78 15 1.23 99 0.0158 0.010 10.49 8.80 7.90
2260 2261 Subshed G and H 2510 3,898,800 1 3,898,800 6.032 126.68 123.37 15 1.23 149 0.0222 0.010 12.46 10.13 7.33
2261 2262 - 2602 4,031,280 1 4,031,280 6.237 123.27 119.53 15 1.23 229 0.0163 0.015 7.12 6.58 10.81
2262 2263 Subshed I 2612 4,045,680 1 4,045,680 6.259 119.27 118.58 15 1.23 38 0.0182 0.015 7.51 6.89 10.41
2263 2264 - 2612 4,045,680 1 4,045,680 6.259 118.56 113.52 15 1.23 257 0.0196 0.015 7.81 7.11 10.11

Notes:
1. Flow data provided by City of Alexandria
2. Cumulative flows from 30496 to 2264 includes additional 316 units of flow (peaked) from proposed development (284,400 GPD)
3. Development proposes the replacement of 2 pipes (2260 to 2261 and 2260 to 2261)
4. Development proposes the linning of 3 pipes (30497 to 2257, 2257 to 2258 and 2258 to 2259)
5. Assumes liner thickness of 0.28" for a total diameter reduction of 0.56"
6. Ultimate Build Out Development flows have not been included in the analysis.
7. Junction head loss assumed to be 1" in all structures per direction from City Staff.
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Tree # Botanical Name   Common Name

Size
DBH
(in)

Critical Root
Zone (CRZ)
Radius (ft)

Species
Rating

(%)
Condition

%

125 Quercus alba White oak 37" 37' 80% 56%

130 Quercus prinus Chestnut oak 19" 19' 60% 50%

131 Acer rubrum Red maple 17" 17' 55% 56%

134 Quercus rubra Northern red oak 21" 21' 60% 50%

137 Picea pungens Blue spruce 6" 8' 30% 53%

158 Quercus alba White oak 9" 9' 80% 53%

162 Quercus alba White oak 9" 9' 80% 53%

165 Quercus prinus chestnut oak 24" 24' 60% 53%

168 Acer rubrum Red maple 12" 12' 55% 53%

173 Quercus alba White oak 21" 21' 80% 56%

174 Quercus prinus Chestnut oak 6" 8' 60% 53%

181 Prunus spp. Ornamental Cherry 18" 18' 35% 53%

183 Quercus rubra Red oak 19" 19' 60% 53%

186 Picea abies Norway spruce 9" 9' 30% 53%

188 Cornus florida Flowering dogwood 13" 13' 40% 47%

194 Pinus strobus Eastern white pine 20" 20' 30% 53%

196 Quercus palustris Pin oak 26" 26' 50% 53%

1118 Quercus rubra Northern red oak 27" 27' 60% 50%

3701 Quercus alba White oak 25" 25' 80% 53%

3702 Quercus alba White oak 16" 16' 80% 50%

3703 Quercus alba White oak 17" 17' 80% 50%

3704 Quercus alba White oak 16" 16' 80% 56%

3705 Quercus alba White oak 10" 10' 80% 53%

3706 Quercus alba White oak 12" 12' 80% 53%

3707 Quercus alba White oak 9" 9' 80% 53%

3708 Quercus alba White oak 8" 8' 80% 50%

3709 Quercus alba White oak 12" 12' 80% 50%

3710 Quercus alba White oak 9" 9' 80% 50%

3711 Quercus alba White oak 14" 14' 80% 56%

3712 Quercus alba White oak 14" 14' 80% 50%

3713 Quercus alba White oak 19" 19' 80% 53%

3714 Quercus alba White oak 15" 15' 80% 47%

3715 Quercus alba White oak 21" 21' 80% 50%

3717 Quercus alba White oak 15" 15' 80% 47%

3718 Prunus serotina Black cherry 8" 8' 35% 47%

3719 Quercus alba White oak 12" 12' 80% 50%

3720 Quercus alba White oak 8" 8' 80% 53%

3721 Quercus alba White oak 7" 8' 80% 59%

3722 Quercus alba White oak 13" 13' 80% 50%

3723 Quercus alba White oak 9" 9' 80% 47%

3724 Quercus alba White oak 6" 8' 80% 53%

3725 Quercus alba White oak 21" 21' 80% 56%

3726 Quercus alba White oak 9" 9' 80% 56%

3727 Quercus alba White oak 11" 11' 80% 53%

3728 Quercus rubra Northern red oak 9" 9' 60% 44%

3729 Quercus alba White oak 10" 10' 80% 53%

3730 Quercus alba White oak 11" 11' 80% 56%

3731 Quercus alba White oak 8" 8' 80% 53%

3732 Quercus alba White oak 11" 11' 80% 50%

3733 Quercus alba White oak 14" 14' 80% 56%

3734 Quercus alba White oak 15" 15' 80% 53%

3735 Quercus alba White oak 9" 9' 80% 50%

3736 Quercus alba White oak 14" 14' 80% 50%

3737 Nyssa sylvatica Blackgum 6" 8' 70% 53%

3738 Quercus alba White oak 11" 11' 80% 53%

3740 Quercus rubra red oak 10" 10' 60% 44%

3741 Quercus rubra red oak 9" 9' 60% 44%

3742 Quercus alba White oak 11" 11' 80% 59%

3743 Quercus rubra red oak 13" 13' 60% 47%

3744 Quercus alba White oak 15" 15' 80% 53%

3745 Quercus alba White oak 15" 15' 80% 56%

3746 Quercus alba White oak 9" 9' 80% 53%

3747 Quercus alba White oak 5" 8' 80% 47%

3748 Quercus alba White oak 12" 12' 80% 50%

3749 Quercus alba White oak 17" 17' 80% 56%

3750 Quercus alba White oak 13" 13' 80% 53%

3751 Quercus rubra red oak 18" 18' 60% 47%

3752 Quercus alba White oak 10" 10' 80% 53%

3753 Quercus alba White oak 18" 18' 80% 53%

3754 Nyssa sylvatica Blackgum 7" 8' 70% 56%

3755 Quercus alba White oak 8" 8' 80% 56%

3756 Quercus alba White oak 14" 14' 80% 53%

3757 Quercus alba White oak 21" 21' 80% 59%

3758 Quercus alba White oak 6" 8' 80% 50%

3759 Quercus alba White oak 17" 17' 80% 53%

3760 Carya spp. hickory 6" 8' NONE 50%

3761 Quercus rubra Northern red oak 10" 10' 60% 47%

3762 Quercus alba White oak 18" 18' 80% 53%

3763 Carya spp. hickory 6" 8' NONE 53%

3764 Quercus alba White oak 9" 9' 80% 50%

3765 Quercus rubra Northern red oak 12" 12' 60% 53%

3766 Quercus prinus Chestnut oak 24" 24' 60% 56%

3767 Quercus alba White oak 9" 9' 80% 56%

3768 Quercus alba White oak 5" 8' 80% 47%

3769 dead Dead 9" 0' 0%

3770 Carya spp. hickory 8" 8' NONE 50%

3771 Quercus alba White oak 14" 14' 80% 44%

3772 Quercus prinus Chestnut oak 15" 15' 60% 56%

3773 Quercus alba White oak 20" 20' 80% 56%

3774 dead Dead 6" 0' 0%

3775 Quercus prinus Chestnut oak 20" 20' 60% 47%

3776 Quercus alba White oak 11" 11' 80% 53%

3777 Quercus rubra Northern red oak 8" 8' 60% 50%

3778 Quercus alba White oak 13" 13' 80% 50%

3779 Quercus rubra Northern red oak 21" 21' 60% 56%

3780 Quercus rubra Northern red oak 19" 19' 60% 50%

3781 Quercus rubra Northern red oak 24" 24' 60% 53%

3782 Quercus alba White oak 13" 13' 80% 53%

3783 Quercus alba White oak 17" 17' 80% 56%

3784 Pinus virginiana Virginia pine 9" 9' 30% 44%

3785 Catalpa spicosa NONE 20" 20' NONE 53%

3786 dead Dead 17" 0' 0%

3787 Quercus rubra Northern red oak 12" 12' 60% 59%

3788 Quercus alba White oak 11" 11' 80% 50%

3789 Quercus rubra Northern red oak 19" 19' 60% 53%

3790 Quercus alba White oak 17" 17' 80% 53%

3791 dead Dead 12" 0' 0%

3792 Prunus serotina Black cherry 10" 10' 35% 56%

3793 Robinia pseudoacacia Black locust 8" 8' 45% 44%

3794 Quercus alba White oak 6" 8' 80% 50%

3795 Quercus alba White oak 22" 22' 80% 63%

3796 dead Dead 8" 0' 0%

3797 dead Dead 10" 0' 0%

3798 Quercus rubra Northern red oak 22" 22' 60% 56%

3799 Carya spp. NONE 9" 9' NONE 56%

3800 Quercus prinus Chestnut oak 18" 18' 60% 53%

3801 Populus deltoides Eastern cottonwood 22" 22' 35% 47%

3802 Catalpa spicosa NONE 9" 9' NONE 53%

3803 Platanus occidentalis American sycamore 21" 21' 45% 56%

3804 Quercus prinus Chestnut oak 15" 15' 60% 56%

3805 Carya spp. hickory 6" 8' NONE 44%

3806 Quercus alba White oak 9" 9' 80% 56%

3807 Quercus alba White oak 10" 10' 80% 56%

3808 Quercus alba White oak 15" 15' 80% 53%

3809 Quercus alba White oak 16" 16' 80% 56%

3810 Quercus alba White oak 6" 8' 80% 59%

3811 Quercus alba White oak 28" 28' 80% 63%

3812 Pinus virginiana Virginia pine 7" 8' 30% 44%

3813 Quercus alba White oak 6" 8' 80% 50%

3814 Quercus rubra Northern red oak 16" 16' 60% 50%

3815 Quercus rubra Northern red oak 12" 12' 60% 44%

3816 dead Dead 5" 0' 0%

3817 Quercus prinus Chestnut oak 12" 12' 60% 56%

3818 Quercus prinus Chestnut oak 13" 13' 60% 53%

3819 dead Dead 15" 0' 0%

3820 Quercus alba White oak 6" 8' 80% 47%

3821 Quercus alba White oak 11" 11' 80% 50%

3822 Quercus alba White oak 9" 9' 80% 47%

3823 Quercus alba White oak 18" 18' 80% 59%

3824 Nyssa sylvatica Blackgum 8" 8' 70% 47%

3825 Robinia pseudoacacia Black locust 7" 8' 45% 50%

3826 dead Dead 6" 0' 0%

3827 Prunus spp. Ornamental Cherry 12" 12' 35% 50%

3828 Prunus spp. Ornamental Cherry 9" 9' 35% 50%

3829 Betula spp. birch 12" 12' NONE 50%

3830 Quercus alba White oak 9" 9' 80% 50%

3831 Quercus alba White oak 7" 8' 80% 53%

3832 dead Dead 5" 0' 0%

3833 dead Dead 21" 0' 0%

3834 Quercus prinus Chestnut oak 14" 14' 60% 47%

3835 Quercus prinus Chestnut oak 11" 11' 60% 53%

3836 Quercus alba White oak 25" 25' 80% 56%

3837 Quercus rubra Northern red oak 17" 17' 60% 56%

3838 Quercus rubra Northern red oak 10" 10' 60% 56%

3839 Quercus rubra Northern red oak 21" 21' 60% 53%

3840 Quercus rubra Northern red oak 11" 11' 60% 47%

3841 Quercus alba White oak 11" 11' 80% 56%

3842 Quercus rubra Northern red oak 36" 36' 60% 59%

3843 Quercus alba White oak 13" 13' 80% 47%

3844 Ilex x Nellie Stevens Nellie Stevens holly 5" 8' 0% 47%

3845 Ilex x Nellie Stevens Nellie Stevens holly 5" 8' 0% 47%

3846 Ilex x Nellie Stevens Nellie Stevens holly 5" 8' 0% 47%

3847 Ilex x Nellie Stevens Nellie Stevens holly 5" 8' 0% 47%

3848 Cornus florida Flowering dogwood 10" 10' 40% 56%

3849 Prunus spp. Ornamental Cherry 12" 12' 35% 56%

3850 Prunus spp. Ornamental Cherry 12" 12' 35% 56%

3851 Quercus prinus chestnut oak 16" 16' 60% 56%

3852 Pinus virginiana Virginia pine 9" 9' 30% 47%

3853 Pinus virginiana Virginia pine 7" 8' 30% 47%

3854 Robinia pseudoacacia Black locust 6" 8' 45% 50%

3855 Morus alba White mulberry 6" 8' 30% 50%

3856 Castanea dentata American chestnut 15" 15' 50% 56%

3857 Pinus virginiana Virginia pine 16" 16' 30% 53%

3858 Ilex opaca American holly 8" 8' 60% 44%

3859 Quercus phellos willow oak 30" 30' 60% 53%

3861 Quercus alba White oak 29" 29' 80% 56%

3862 Quercus alba White oak 30" 30' 80% 59%

3863 Nyssa sylvatica Blackgum 9" 9' 70% 56%

3864 Nyssa sylvatica Blackgum 9" 9' 70% 56%

3865 Nyssa sylvatica Blackgum 9" 9' 70% 56%

3866 Nyssa sylvatica Blackgum 8" 8' 70% 53%

3867 Nyssa sylvatica Blackgum 6" 8' 70% 56%

3868 Nyssa sylvatica Blackgum 7" 8' 70% 56%

Tree # Botanical Name   Common Name
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DBH
(in)
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Species
Rating
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3869 Nyssa sylvatica Blackgum 5" 8' 70% 56%

3870 Nyssa sylvatica Blackgum 8" 8' 70% 53%

3871 Prunus serotina Black cherry 10" 10' 35% 47%

3872 Nyssa sylvatica Blackgum 5" 8' 70% 53%

3873 Nyssa sylvatica Blackgum 6" 8' 70% 56%

3874 Quercus palustris Pin oak 12" 12' 50% 53%

3875 Nyssa sylvatica Blackgum 7" 8' 70% 50%

3876 Ulmus americana American elm 11" 11' 35% 53%

3877 Nyssa sylvatica Blackgum 7" 8' 70% 50%

3878 Robinia pseudoacacia Black locust 10" 10' 45% 47%

3879 Acer rubrum Red maple 10" 10' 55% 50%

3880 Quercus phellos Willow oak 19" 19' 60% 47%

3881 Ulmus americana American elm 6" 8' 35% 53%

3882 Robinia pseudoacacia Black locust 10" 10' 45% 47%

3883 Celtis occidentalis Hackberry 8" 8' 50% 56%

3884 Acer rubrum Red maple 9" 9' 55% 53%

3885 Robinia pseudoacacia Black locust 12" 12' 45% 41%

3886 Quercus phellos Willow oak 7" 8' 60% 56%

3887 Ulmus americana American elm 5" 8' 35% 41%

3888 Quercus prinus Chestnut oak 26" 26' 60% 53%

3889 Acer rubrum Red maple 7" 8' 55% 41%

3890 Robinia pseudoacacia Black locust 7" 8' 45% 41%

3891 Quercus alba White oak 15" 15' 80% 56%

3892 Quercus alba White oak 24" 24' 80% 63%

3893 Robinia pseudoacacia Black locust 11" 11' 45% 41%

3894 Quercus alba White oak 8" 8' 80% 50%

3895 dead Dead 17" 0' 0%

3896 Quercus alba White oak 11" 11' 80% 50%

3897 Quercus prinus Chestnut oak 7" 8' 60% 53%

3898 Quercus prinus Chestnut oak 7" 8' 60% 56%

3899 Quercus alba White oak 12" 12' 80% 41%

3900 Quercus prinus Chestnut oak 25" 25' 60% 53%

3901 Quercus prinus Chestnut oak 11" 11' 60% 41%

3902 Quercus prinus Chestnut oak 14" 14' 60% 53%

3903 Quercus prinus Chestnut oak 16" 16' 60% 56%

3904 Quercus prinus Chestnut oak 16" 16' 60% 53%

3905 Pinus virginiana Virginia pine 15" 15' 30% 56%

3906 Acer saccharinum Silver maple 28" 28' 30% 56%

3907 Ilex opaca American holly 8" 8' 60% 56%

3908 Acer rubrum Red maple 14" 14' 55% 50%

3909 Prunus serotina Black cherry 7" 8' 35% 47%

3910 Prunus serotina Black cherry 6" 8' 35% 50%

3911 Quercus prinus Chestnut oak 5" 8' 60% 50%

3912 Robinia pseudoacacia Black locust 7" 8' 45% 41%

3913 Robinia pseudoacacia Black locust 8" 8' 45% 47%

3914 Pinus virginiana Virginia pine 10" 10' 30% 53%

3915 Pinus virginiana Virginia pine 6" 8' 30% 44%

3916 Pinus virginiana Virginia pine 9" 9' 30% 44%

3917 Pinus virginiana Virginia pine 11" 11' 30% 50%

3918 Robinia pseudoacacia Black locust 11" 11' 45% 50%

3919 Robinia pseudoacacia Black locust 10" 10' 45% 44%

3920 Prunus serotina Black cherry 6" 8' 35% 50%

3921 Ulmus americana American elm 6" 8' 35% 50%

3922 Quercus prinus Chestnut oak 7" 8' 60% 50%

3923 Quercus prinus Chestnut oak 29" 29' 60% 50%

3924 Quercus alba White oak 13" 13' 80% 56%

3925 Quercus alba White oak 10" 10' 80% 56%

3926 Quercus rubra Northern red oak 10" 10' 60% 56%

3927 Quercus alba White oak 9" 9' 80% 47%

3928 Quercus alba White oak 6" 8' 80% 50%

3929 Quercus alba White oak 16" 16' 80% 50%

3930 Quercus alba White oak 23" 23' 80% 50%

3931 Quercus rubra Northern red oak 6" 8' 60% 47%

3932 cut NONE 0" 8' NONE

3933 Quercus alba White oak 23" 23' 80% 50%

3934 Quercus prinus Chestnut oak 9" 9' 60% 53%

3935 Quercus alba White oak 7" 8' 80% 56%

3936 Quercus alba White oak 19" 19' 80% 53%

3937 Quercus prinus Chestnut oak 5" 8' 60% 47%

3938 Quercus alba White oak 17" 17' 80% 50%

3939 Quercus alba White oak 15" 15' 80% 39%

3940 Quercus rubra Northern red oak 56" 56' 60%

3941 Quercus alba White oak 5" 8' 80% 41%

3942 Quercus rubra Northern red oak 20" 20' 60% 56%

3943 Quercus prinus Chestnut oak 5" 8' 60% 50%

3944 Quercus prinus Chestnut oak 20" 20' 60% 47%

3945 Quercus rubra Northern red oak 10" 10' 60% 53%

3946 Quercus rubra Northern red oak 12" 12' 60% 53%

3947 Robinia pseudoacacia Black locust 6" 8' 45% 47%

3948 Robinia pseudoacacia Black locust 10" 10' 45% 47%

3949 Prunus serotina Black cherry 6" 8' 35% 50%

3950 Pinus virginiana Virginia pine 9" 9' 30% 50%

3951 Pinus virginiana Virginia pine 7" 8' 30% 38%

3952 Pinus virginiana Virginia pine 7" 8' 30% 47%

3953 Quercus alba White oak 12" 12' 80% 53%

3954 Quercus prinus Chestnut oak 19" 19' 60% 53%

3955 Quercus prinus Chestnut oak 6" 8' 60% 56%

3956 Quercus prinus Chestnut oak 10" 10' 60% 41%

3957 Pinus virginiana Virginia pine 7" 8' 30% 41%

3958 Pinus virginiana Virginia pine 6" 8' 30% 41%

3959 Pinus virginiana Virginia pine 11" 11' 30% 44%

3960 Platanus occidentalis American sycamore 7" 8' 45% 50%

3961 Quercus alba White oak 7" 8' 80% 50%

3962 Quercus rubra Northern red oak 17" 17' 60% 56%

3963 Quercus rubra Northern red oak 16" 16' 60% 53%

3964 Quercus alba White oak 18" 18' 80% 56%

3965 Quercus alba White oak 9" 9' 80% 56%

3966 Quercus alba White oak 16" 16' 80% 56%

3967 Quercus alba White oak 22" 22' 80% 59%

3968 Quercus rubra Northern red oak 11" 11' 60% 53%

3969 Quercus prinus Chestnut oak 11" 11' 60% 50%

3970 Quercus alba White oak 12" 12' 80% 53%

3971 Quercus alba White oak 9" 9' 80% 47%

3972 Dead Dead 4" 0' 0%

3973 Quercus alba White oak 7" 8' 80% 50%

3974 Prunus serotina Black cherry 9" 9' 35% 38%

3975 Robinia pseudoacacia Black locust 12" 12' 45% 38%

3976 Pinus virginiana Virginia pine 7" 8' 30% 53%

3977 Pinus virginiana Virginia pine 10" 10' 30% 50%

3978 Pinus virginiana Virginia pine 9" 9' 30% 50%

3979 Pinus virginiana Virginia pine 7" 8' 30% 47%

3980 Prunus serotina Black cherry 6" 8' 35% 44%

3981 Pinus virginiana Virginia pine 6" 8' 30% 41%

3982 Quercus rubra Northern red oak 28" 28' 60% 50%

3983 Robinia pseudoacacia Black locust 9" 9' 45% 41%

3984 Prunus serotina Black cherry 8" 8' 35% 47%

3985 Robinia pseudoacacia Black locust 12" 12' 45% 41%

3986 Quercus alba White oak 10" 10' 80% 56%

3987 Robinia pseudoacacia Black locust 10" 10' 45% 50%

3988 Acer rubrum Red maple 10" 10' 55% 53%

3989 Populus deltoides Eastern cottonwood 18" 18' 35% 53%

3990 Populus deltoides Eastern cottonwood 8" 8' 35% 53%

3991 Prunus serotina Black cherry 9" 9' 35% 50%

3992 Prunus serotina Black cherry 6" 8' 35% 44%

3993 Prunus serotina Black cherry 10" 10' 35% 47%

3994 Platanus occidentalis American sycamore 12" 12' 45% 50%

3995 Prunus serotina Black cherry 5" 8' 35% 47%

3996 Prunus serotina Black cherry 6" 8' 35% 47%

3997 Quercus prinus Chestnut oak 15" 15' 60% 50%

3998 Prunus serotina Black cherry 12" 12' 35% 44%

3999 Carya spp. hickory 7" 8' NONE 47%

4000 Quercus alba White oak 11" 11' 80% 50%
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SPECIALTY PAVING (TYP.):
CLAY OR CONCRETE

PAVER ON CONCRETE

BENCHES (2)

BIKE RACKS (5):
INVERTED-U

SPECIALTY PAVING (TYP.):
CLAY OR CONCRETE

PAVER ON CONCRETE

EXISTING LIGHT (TYP.):
LOCATION APPROXIMATE

LAWN

1

L2.01
STREET LIGHT FIXTURE
TYP.

STEPPED TERRACE AREA
WITH 18" HIGH SEAT WALLS:
SEE CIVIL FOR GRADING.

LANDSCAPE PLANTING
BED (TYP.): ASSORTED

PERENNIALS, GRASSES
AND GROUNDCOVERS

EXISTING STREETLIGHT
TO BE REPLACED

LANDSCAPE PLANTING
BED (TYP.): ASSORTED

PERENNIALS, GRASSES
AND GROUNDCOVERS

4'-0" HIGH FENCE WITH
GATE SURROUNDING
1500 SQ FT PLAYGROUND

EXISTING TREE TO REMAIN (TYP.)
SEE CIVIL TREE SURVEY FOR
ADDITIONAL INFORMATION

EXISTING TREE TO REMAIN (TYP.)
SEE CIVIL TREE SURVEY FOR

ADDITIONAL INFORMATION

CONCRETE PEDESTRIAN
RAMP WITH 11

2" O.D. METAL
HANDRAILS ON BOTH SIDES:

SEE CIVIL FOR GRADING

STEPPED WALKWAY WITH
5'-0" LONG TREADS:

SEE CIVIL FOR GRADING

3

L2.01
PEDESTRIAN
LIGHT (TYP.)

BUS STOP

BUS STOP

CROWN COVERAGE LEGEND

LAWN

SPECIALTY PAVING (TYP.):
CLAY OR CONCRETE

PAVER ON STRUCTURE

SITE FUNITURE (TBD)

LANDSCAPE PLANTING
BED (TYP.): ASSORTED
PERENNIALS, GRASSES
AND GROUNDCOVERS

ARBOR

BAR

BUILT IN FIREPLACE

CONCRETE STEPS WITH 11
2" O.D.

METAL HANDRAILS ON BOTH
SIDES: SEE CIVIL FOR GRADING

6'-0" NON-CLIMBABLE
POOL FENCE

BUILT IN GRILL (TYP)

SPECIALTY PAVING (TYP.):
CLAY OR CONCRETE
PAVER ON STRUCTURE

CONCRETE RAMP WITH 11
2" O.D.

METAL HANDRAILS ON BOTH SIDES:
SEE CIVIL FOR GRADING

PLANTER WALLS
ON STRUCTUREBUILT IN GRILL (TYP)

CONCRETE SIDEWALK

BENCHES (3)

STEPS



MODEL: R54BANNATRD100SE
              
DESCRIPTION: VICTORIAN SERIES TYPE III

QUANTITY: PER PLAN

COLOR: N/A

MANUFACTURER: HADCO
100 CRAFTWAY
LITTLESTOWN, PA 17340

CONTACT: DAVE DEPORTER
P: 703.530.9255

NOTE: CONTRACTOR TO VERIFY QUANTITIES.
INSTALL PER MANUFACTURER'S
RECOMMENDATION AND GOVERNING
MUNICIPAL REQUIREMENTS.
OR APPROVED EQUAL

MODEL: OA405 - 14 WASHINGTON 405
              
HEIGHT:   12' MOUNTING HEIGHT,

FIBERGLASS ANCHOR BASE

QUANTITY:    PER PLAN

COLOR: BLACK

MANUFACTURER: W.J. WHATLEY, INC
3550 ODESSA WAY STE A
AURORA, CO 80011

CONTACT: DON HOFFMAN
P: 301.621.1650

NOTE: CONTRACTOR TO VERIFY QUANTITIES.
INSTALL PER MANUFACTURER'S
RECOMMENDATION AND GOVERNING
MUNICIPAL REQUIREMENTS.
OR APPROVED EQUAL

MODEL: SPECTRA SMALL SCALE
              
DESCRIPTION: LED PEDESTRIAN LAMP

FINISH: TBD

QUANTITY: PER PLAN

MANUFACTURER: ARCHITECTURAL AREA LIGHTING
16555 EAST GALE AVENUE
CITY OF INDUSTRY, CA 91745                       
P: 626.369.2695

NOTE: CONTRACTOR TO VERIFY QUANTITIES.
INSTALL PER MANUFACTURER'S
RECOMMENDATION AND GOVERNING
MUNICIPAL REQUIREMENTS.
OR APPROVED EQUAL

SPECIMEN SHRUB

3" LAYER OF SHREDDED
HARDWOOD BARK MULCH

ROOTBALL - REMOVE 1
3 OF BURLAP

FROM TOP, REMOVE ALL ROPES AND
METAL BASKETS

SOIL MIX

TAMP EXISTING SOIL AT 85%
OPTIMUM MOISTURE CONTENT

NOTES:
- SCARIFY ROOTS OF ROOT BOUND

PLANTS
- PLANT SPACING VARIES (SEE PLANS)
- PRUNE ALL BROKEN, DISEASED &

WEAK BRANCHES
- ALL SHRUB BEDS TO BE COMPLETELY

EXCAVATED OF ALL EXISTING SOIL
TO DEPTH REQUIRED FOR SOIL MIX
BACK FILL

- REMOVE ALL STRINGS, RIBBONS &
TAGS FROM PLANTS

2 1/2 TIMES SHRUB ROOTBALLS

SPECIMEN PLANTS

3" LAYER OF SHREDDED
HARDWOOD BARK MULCH

FERTILIZER & CHEMICAL
ADDITIVE TO BE PLACED AT
6-8" DEPTH (AT ROOT ZONE)

SLOPE BOTTOM OF PREPARED
BEDS 14 " MIN. TO NATURAL
LOW POINT

NOTES:
- MIX IN BONE MEAL AT BOTTOM
  OF BULBS WHEN PLANTED

BULB DEPTH 6-8"

SUBGRADE

SOIL MIX: USE 1
3 PINE FINES

(GROUND) OR EARTH LIFE,
1
6 PERLITE, 12 TOP SOIL

8"
 M

IN
.

2% SLOPE

'D'

'A
'

EQ EQ

'D
'

PLANT SPACING CHART
AS SPECIFIED ON PLANT LIST

SPACING 'D' ROW 'A'
NUMBER OF PLANTS
PER SQUARE FOOT

6" o.c. 5 1/4" o.c. 4.62

8" o.c. 6 7/8" o.c. 2.60

10" o.c. 8 5/8" o.c. 1.66

12" o.c. 10 3/8" o.c. 1.15

15" o.c. 13" o.c. 0.74

18" o.c. 15 5/8" o.c. 0.51

24" o.c. 20 3/4" o.c. 0.29

30" o.c. 26" o.c. 0.18

36" o.c. 31 1/8" o.c. 0.13

42" o.c. 36 3/8" o.c. 0.09

48" o.c. 41 5/8" o.c. 0.07

MULTI-STEMMED SPECIMEN TREE

BLACK RUBBER HOSE

12 GAUGE GALVANIZED WIRE
DOUBLE STRAND TWISTED

3" LAYER OF SHREDDED
HARDWOOD BARK MULCH
3" SAUCER

PLANTING SOIL MIX

ROOT BALL - REMOVE 1
3 OF

BURLAP FROM TOP: REMOVE ALL
ROPES/ METAL BASKETS

FLAGGING

NOTES:
- STAKES TO BE DRIVEN
  UNTIL FIRMLY SET INTO
  UNDISTURBED GRADE

6" HT. MOUND

UNDISTURBED SUBGRADE

2" x 2" x 18" HARDWOOD
GUY STAKES, 3 PER TREE,
120° APART, DRIVEN AT 45°

2 1/2 TIMES TREE ROOTBALL
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Scale:

4

L2.01

STREET TREE PLANTING DETAIL
NTS

SECTION

Scale:

1

L2.01

STREET LIGHT FIXTURE
NTS

PROD. INFO.
Scale:

2

L2.01

STREET LIGHT POLE
NTS

PROD. INFO.
Scale:

3

L2.01

PEDESTRIAN LIGHT
NTS

PROD. INFO.

LANDSCAPE NOTES
1. ALL PROTECTION AND PRESERVATION MEASURES FOR EXISTING

VEGETATION, INCLUDING MAINTENANCE SHALL BE APPROVED BY THE CITY
ARBORIST IN-FIELD PRIOR TO COMMENCEMENT OF ANY SITE DISTURBING
ACTIVITY.

2. SPECIFICATION FOR ALL PLANTINGS SHALL BE IN ACCORDANCE WITH THE
CURRENT AND MOST UP TO DATE EDITION OF ANSI-Z60.1, THE AMERICAN
STANDARD FOR NURSERY STOCK AS PRODUCED BY THE AMERICAN
ASSOCIATION OF NURSERYMEN; WASHINGTON, DC.

3. THE APPLICANT HAS MADE SUITABLE ARRANGEMENTS FOR
PRE-SELECTION TAGGING, PRE-CONTRACT GROWING, OR IS UNDERTAKING
SPECIALIZED PLANTING STOCK DEVELOPMENT WITH A NURSERY OR
GROWER THAT IS CONVENIENTLY LOCATED TO THE PROJECT SITE, OTHER
PROCEDURES THAT WILL ENSURE AVAILABILITY OF SPECIFIED MATERIALS.
IN THE EVENT THAT SHORTAGES AND/OR INABILITY TO OBTAIN SPECIFIED
PLANTINGS OCCURS, REMEDIAL EFFORTS INCLUDING SPECIES CHANGES,
ADDITIONAL PLANTINGS AND MODIFICATION TO THE LANDSCAPE PLAN
SHALL BE UNDERTAKEN BY THE APPLICANT. ALL REMEDIAL EFFORTS
SHALL, WITH PRIOR APPROVAL BY THE CITY, BE PERFORMED TO THE
SATISFACTION OF THE DIRECTORS OF PLANNING & ZONING, RECREATION,
PARKS & CULTURAL ACTIVITIES AND TRANSPORTATION & ENVIRONMENTAL
SERVICES.

4. IN LIEU OF MORE STRENUOUS SPECIFICATIONS, ALL LANDSCAPE RELATED
WORK SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH THE
CURRENT AND MOST UP-TO-DATE EDITION (AT TIME OF CONSTRUCTION)
OF LANDSCAPE SPECIFICATION GUIDELINES AS PRODUCED BY THE
LANDSCAPE CONTRACTORS ASSOCIATION OF MARYLAND, DISTRICT OF
COLUMBIA AND VIRGINIA; GAITHERSBURG, MARYLAND.

5. PRIOR TO COMMENCEMENT OF LANDSCAPE INSTALLATION/PLANTING
OPERATIONS, A PRE-INSTALLATION/CONSTRUCTION MEETING WILL BE
SCHEDULED WITH THE CITY'S ARBORIST AND LANDSCAPE ARCHITECTS TO
REVIEW THE SCOPE OF INSTALLATION PROCEDURES AND PROCESSES.

6. MAINTENANCE FOR THIS PROJECT SHALL BE PERFORMED IN PERPETUITY,
IN COMPLIANCE WITH CITY OF ALEXANDRIA LANDSCAPE GUIDELINES
AND/OR AS CONDITIONED BY PROJECT APPROVAL.

7. A CERTIFICATION LETTER FOR TREE WELLS, TREE TRENCHES AND
PLANTINGS ABOVE STRUCTURE SHALL BE PROVIDED BY THE PROJECT'S
LANDSCAPE ARCHITECT. THE LETTER SHALL CERTIFY THAT ALL BELOW
GRADE CONSTRUCTION IS IN COMPLIANCE WITH APPROVED DRAWINGS
AND SPECIFICATIONS. THE LETTER SHALL BE SUBMITTED TO THE CITY
ARBORIST AND APPROVED PRIOR TO APPROVAL OF THE LAST AND FINAL
CERTIFICATE OF OCCUPANCY FOR THE PROJECT. THE LETTER SHALL BE
SUBMITTED BY THE OWNER/APPLICANT/SUCCESSOR AND SEALED AND
DATED AS APPROVED BY THE PROJECT'S LANDSCAPE ARCHITECT.

8. AS-BUILT DRAWINGS FOR THIS LANDSCAPE AND/OR IRRIGATION/WATER
MANAGEMENT SYSTEM WILL BE PROVIDED IN COMPLIANCE WITH CITY OF
ALEXANDRIA LANDSCAPE GUIDELINES. AS-BUILT DRAWINGS SHALL
INCLUDE CLEAR IDENTIFICATION OF ALL VARIATION(S) AND CHANGES
FROM APPROVED DRAWINGS INCLUDING LOCATION, QUANTITY AND
SPECIFICATION OF ALL PROJECT ELEMENTS.
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L2.01

SHRUB PLANTING
1/2" = 1'-0"

SECTION
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L2.01

ANNUAL & PERENNIAL PLANTING
1" = 1'-0"

SECTION
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L2.01

TRIANGULAR SPACING FOR SHRUBS - GROUND
COVERS - BULBS AND PERENNIALS

NTS
PLAN
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L2.01

TREE GUYING PLANTING - MULTI-STEMMED
1/4" = 1'-0"

SECTION
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