












SUP #2005- 0114

301 Laverne Avenue

SUBSTANDARD LOT REGULATIONS

The subject lot was' created prior to the enactment of zoning regulations for the R-2- 5 zone in the

City and is smaller than the lot requirements of the R-2- 5 zone. The R-2- 5 regulations and the

existing lot dimensions are as follows:

R-2- 5 Existing lot

DimensionsRequirements

Lot area 6,500 sq ft

65 ft

4,200 sq ft

35 ft

120 ft Turner front)

Lot width

Pursuant to Section 12- 402(A)(1) and ( B) of the Zoning Ordinance, a substandard lot may be

developed with a single family detached dwelling if it contains at least the lot area, and has at least
the width at both the front lot line and building line, as at least 50% of the developed lots on the
block face where the lot is located, and a special use permit is approved.

Staff has determined that the subject lot meets the threshold allowing it to proceed to request a

special use permit. The subject lot contains at least the lot area and lot width ofapproximately 55%

of the lots in the block face. It is the same size or larger than 23 out of the 42 lots. It may therefore
seek a special use permit for development.

Under Section 12- 402 (C) of the Zoning Ordinance, City Council may approve a special use permit
for a single family dwelling on a substandard lot if the lot meets the above threshold and ifCouncil
finds that the proposed development:

1) Will not unreasonably impair an adequate supply of light and air to the adjacent
property,

2) Will not diminish or impair established property values in the surrounding areas, and

3) Will be compatible with the existing neighborhood character.
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The substandard lot regulations are one ofthe tools the city has by which to judge infill development
in established neighborhoods. They incorporate two important policy elements. First, there is a

complex test of basic neighborhood compatibility by which the lot size and width are compared to

existing lots in the immediate neighborhood. In order to move forward in the process, the

substandard lot must be similar in size to those around it. Second, such lots are then subjected to

a discretionary process under which they are judged by staff, the planning commission and city
council, against the primary standard of compatibility with the neighborhood character. In that

process, the impacts ofthe proposal on its neighbors from a design, open space, parking perspective
are all relevant. Modifications to otherwise applicable zoning regulations are allowed in order to

make the proposed house similar to and in character with the established homes around it.

COMPATmILITY WITH NEIGHBORHOOD CHARACTER

The existing character of the neighborhood includes a mix of single family, semi- detached, and

townhouse developments ofsimple designs, developed in a grid street pattern. Single family homes

are generally on lots of at least 5, 000 square feet or more, while townhouses and semi- detached

dwellings are on smaller lots of less than 5, 000 square feet, often half that size. Dwellings are

typically situated close to the street. Some properties have off-street parking accessed by a private
driveway, and some have only on street parking. Staffs evaluation of whether the proposal is

compatible with the existing neighborhood character included the following issues:

Lot Size:

The subject lot measures 4,200 square feet. Although there are a number oflots in the area that are

this small, most of those are occupied by semi-detached or townhouse style structures which, under

current zoning, require a minimum of 4,000 square feet. The small size of the lot makes it difficult

to develop a single family home, and the problem is exacerbated because the property is a comer lot

which, under the zoning ordinance, should be at least 6, 500 square feet in size for a single family
home.

Lot Size Relative to Other Comer Properties:

Staffconducted an analysis of the corner properties in the area of the subject property to find if there

was an established pattern of single family homes developed on comer properties ofthis size in the

neighborhood. Most ofthe lots in this part of the original St. Elmo subdivision were 25 feet wide

and 2500 square feet in size. Many of the single family homes in the area have been developed on

two combined lots. As shown on the map below, staff found that of all of the comer properties in

this area, only two were developed with single family houses on properties of 4,200 square feet or

less. The proposed single family house on a substandard comer lot of 4,200 square feet is not

consistent with the existing comer development pattern in the neighborhood.
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Modifications:

The zoning ordinance recognizes that building a house on a lot that is not as large as the zone

requires may necessitate modifications ofthe standard zoning rules. Staffcan support modifications
when they help create development in a way that is more consistent with its immediate surroundings
and with the established pattenl in the neighborhood than strict compliance with the zoning
ordinance would allow. In the subject case, some of the modifications are supportable however,
others show how difficult it is to build the proposed house on this small lot.

The applicant in this case surveyed the front setbacks ofa number ofcomer properties in the vicinity
of the subject property and found that the majority have setbacks less than what the zoning currently
requires. The area was built, in the main, prior to the adoption of the current zoning requirements,
so the applicant's findings are not surprising. In addition, the surveyed properties are larger than the
subject parcel, and in some cases are developed with semi-detached dwellings, discounting their
relevance to the requested modifications for the subject property. However, staff agrees that as to
the front setback requirement on Laverne, the proposed modification is desirable so as not to have
a new house out of character with the others nearby. On the Turner Street frontage however, the
small setback ( 9 feet to the building wall) is problematic, as it allows a structure very close to the
street, and out of character with the setback of the house behind it.

Staffdoes not object to a vision clearance modification, in that the streets affected are neighborhood,
residential streets, with relatively slow traffic, and because there is a stop sign at Turner Road.

Size and Height of proposed building:

The proposed dwelling is to be developed at an FAR of 0.36. Up to a 0.45 FAR is allowed in the R-
2- 5 zone. The house would be two and a half stories in height (25 feet, 1/4 inch to the midpoint of
the roof, and 28 feet, 1 3/ 4 inches to the ridge of the roof). The size of the house has been reduced
somewhat from the previous proposal, however, the height of the house has increased somewhat.
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III. RECOMMENDED CONDITIONS

Staff recommends denial of this application. If this application is approved by City Council, staff
recommends the approval be subject to compliance with all applicable codes and ordinances and the
following conditions:

1. The applicant shall install at least 11 new trees on the property ofat least a 4" caliper,
the majority of which shall be placed along the street frontages. ( P& Z)

2. The driveway and walk surfaces shall have minimal paving and be constructed of
mostly permeable elements. ( P& Z)

3. Modifications for the front yards, vision. clearance and side yard requirements are

granted. (P &Z)

4. In order that the existing trees may be preserved, the applicant shall not install
sidewalk on the Turner Road frontage. ( P& Z)

5. The applicant is to contact the Crime Prevention Unit of the Alexandria Police
Department at 703- 838- 4520 regarding security hardware for the new home. This
is to be completed prior to the commencement of construction. (Police)

6. A PLOT PLAN showing all improvements and alterations to the site must be
approved by T &ES prior to issuance of a building permit. (T &ES)

7. Applicant shall be responsible forrepairs to the adjacent city right-of-way if damaged
during construction activity. (T &ES)

8. All improvements to the city right-of-way such as curbing, sidewalk, driveway
aprons, etc. must be city standard design. (T &ES)

9. An erosion and sediment control plan must be approved by T &ES prior to any land
disturbing activity greater than 2500 square feet. (T &ES)

10. The applicant shall comply with the City ofAlexandria' s Noise Control Code, Title
11, Chapter 5, which sets the maximum permissible noise level as measured at the
property line. (T &ES)
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IV. CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services:

F -1 Where the construction ofa residential unit that results in land disturbing activity in
excess of 2500 square feet, the applicant is required to comply with the provisions
of Article XIII of the City' s zoning ordinance for stormwater quality control. The
applicant may request, in writing to the Director of T &ES, a waiver from the
requirements of the ordinance. Contact the Division of Environmental Quality,
T& ES ( 703/ 519- 3400, ext. 219) for information. A PLOT PLAN showing all
improvements and alterations to the site must be approved by T &ES prior to issuance
of a building permit. (T &ES)

R- l A PLOT PLAN showing all improvements and alterations to the site must be
approved by T &ES prior to issuance of a building permit. (T &ES)

Staff did not recommend the following condition because, if the application is approved,
installing sidewalk, curb, and gutter will make the ability to save the trees more difficult.

R-2 Section 8- 1- 17 of the City Code requires that curb, gutter and sidewalk be installed
at the property owner' s expense whenever construction or alteration ofa building site
will increase the fair market value of the property by more than 50 percent.
However, the City Manager has the authority to waive this requirement upon finding
that installation ofthe public improvements will not be compatible with the character
of the neighborhood or serve a substantial useful purpose. Provide a design for the
missing curb/gutter and sidewalk to be installed as part ofthis project or seek waiver
for same. ( T &ES)

R - 3 Applicant shall be responsible for repairs to the adjacent city right-of-way ifdamaged
during construction activity. (T &ES)

R-4 All improvements to the city right-of-way such as curbing, sidewalk, driveway
aprons, etc. must be city standard design. (T &ES)

R-5 An erosion and sediment control plan must be approved byT &ES prior to any land
disturbing activity greater than 2500 square fe~t. (T &ES)

R-6 The applicant shall comply with the City ofAlexandria' s Noise Control Code, Title
11, Chapter 5, which sets the maximum permissible noise level as measured at the
property line. (T &ES)
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R -7 The applicant must comply with the Chesapeake Bay Preservation Act in accordance
with Article XIII ofthe City' szoning ordinance for storm water quality control which
includes requirements for pollutant load reductions and treatment of the Water
Quality Volume Default (WQV). (T& ES)

R-8 The applicant must comply with the City of Alexandria, Erosion and Sediment
Control Code, Section 5, Chapter 4.

R-9 No permanent structure may be constructed over any existing private and/or public
utility easements. It is the responsibility of the applicant to identify any and all
existing easements on the plan. (T &ES)

R- I0 City Code Section 8- 1- 22 requires that roof, surface and sub- surface drains be
connected to the public storm sewer system. Where storm sewer is not available
applicant must provide a design to' mitigate impact of stormwater drainage onto

adjacent properties and to the satisfaction of the Director of Transportation &
Environmental Services. ( T &ES)

C- l All utilities serving this site shall be placed underground. (Sec. 5- 3- 3)

C- 2 Pay sanitary sewer tap fee prior to issuance of a building permit. (Sec. 5- 6- 25. 1)

C- 3 Any work within the right-of-way requires a separate permit from T &ES. ( Sec. 5- 3-
1)

C- 4 Roofdrains and sub-surface drains shall be connected to the city storm sewer system,
ifavailable, by continuous underground pipe. ( Sec. 8- 1- 22)

C- 5 Change in point of attachment or removal of existing overhead utility services will
require undergrounding or a variance. ( Sec. 5- 3- 3)

Code Enforcement:

C- l All exterior walls within 3 feet from an interior property line shall have a fire
resistance rating of 1 hour, from both sides, with no openings permitted within the
wall. As alternative, a 2 hour fire wall may be provided. This condition is also
applicable to porches with roofs and skylights within setback distance.

C- 2 Prior to the issuance of a demolition permit or land disturbance permit, a rodent
abatement plan shall be submitted to Code Enforcement that will outline the steps
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