
Subdivision #2025-00011 
413 East Nelson Avenue

Application General Data 
Request: 
Public hearing and consideration of a 
request for a subdivision to re-
subdivide an existing lot into two lots. 

Planning Commission 
Hearing: January 6, 2026 

Approved Plat must be 
Recorded By: July 6, 2027 

Address: 413 East Nelson Avenue Zone: RB/Townhouse 

Applicant: OCH at 413 E. Nelson, 
LLC 

Small Area Plan: 
Potomac West 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes, 
ordinances, and recommended conditions found in Section III of this report. 

Staff Reviewer:    Catie McDonald, catherine.mcdonald@alexandriava.gov 
Sam Shelby, sam.shelby@alexandriava.gov  
Tony LaColla, AICP, anthony.lacolla@alexandriava.gov 

PLANNING COMMISSION ACTION, JANUARY 6, 2026: By unanimous consent, the 
Planning Commission voted to approve Subdivision #2025-00011. 
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I. DISCUSSION

The applicant, OCH at 413 E. Nelson, LLC, represented by Duncan Blair, attorney, requests 
approval to subdivide an existing lot and two lots at 413 East Nelson Avenue.  Staff recommends 
approval of the subdivision request. 

SITE DESCRIPTION 

The subject property, featured in Figure 1, below, contains one rectangular lot of record located at 
413 East Nelson Avenue.  The property has a lot size of 7,830 square feet and both a lot width and 
frontage of 50 feet.  Single and two-unit dwellings surround the subject property.  A single-unit 
dwelling currently occupies the subject property. 

Figure 1 – Subject property (outlined in blue) 

SUBDIVISION BACKGROUND 

The subject property was created with a subdivision of the Edward Duncan property on May 4, 
1935. At the time, East Nelson and Monroe Avenues were named Linden and Washington 
Avenues, respectively. 
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Figure 2 – Original 1935 Edward Duncan Subdivision (subject property in red) 

Planning Commission has approved several re-subdivisions within the original subdivision area. 
Of note, lots 1, 6, 8, 9, and 20 were re-subdivided into smaller lots. The current configuration of 
all lots within the original subdivision area is shown in figure 3, below. The subject property 
remains in its original configuration. 
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Figure 3 – Original subdivision area (outlined in black, subject property in yellow, re-subdivisions in 
green) 

PROPOSAL 

The applicant requests approval to re-subdivide Existing Lot 2 into two lots. Both lots would be 
25 feet wide and would provide 25 feet of frontage along East Nelson Avenue. Each would have 
a lot size of 3,915 square feet.  Both lots would be rectangular in shape.  The existing dwelling 
would be demolished.  The existing and proposed lots are shown in Figures 4 and 5, below. 
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Figure 4 – Existing Lot 2 
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Figure 5 – Proposed Lots (Lot 505 in red, Lot 506 in blue) 
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ZONING/ MASTER PLAN DESIGNATION 

The subject property is zoned RB/Townhouse and both proposed lots would comply with all lot 
requirements for a two-unit semi-detached dwelling, as shown in Table 1, but do not comply with 
the RB zone regulations for single-unit dwellings. Therefore, the development of single-unit 
dwellings on the proposed lots would not be permitted unless the lots were consolidated. Any 
future (re)development would be required to comply with all applicable provisions of the most 
current Zoning Ordinance.  

Required/Permitted Existing Proposed 
Lot 2 Lot 505 Lot 506 

Lot Size 1,980 Sq. Ft. 7,830 Sq. Ft. 3,915 Sq. Ft. 3,915 Sq. Ft. 
Width 25 Ft. 50 Ft. 25 Ft. 25 Ft. 
Frontage 25 Ft. 50 Ft. 25 Ft. 25 Ft. 
Front Yard 20 Ft. 36.9 Ft. 

Future development required 
to comply with all bulk and 

open space provisions. 

Side Yard (East) 8 Ft.; 1:3 ratio 11.75 Ft. 
Side Yard (West) 8 Ft.; 1:3 ratio 10.1 Ft. 
Rear Yard 8 Ft.; 1:1 ratio 68.8 Ft. 
Floor Area 0.75 ~0.16 

Open Space 2,761 Sq. Ft. 
(35% of lot area) 

~6,117 Sq. Ft. 
(~78%) 

The property is located within the Potomac West Small Area Plan Chapter of the Alexandria 
Master Plan, which designates the property for medium-density residential uses consistent with 
the RB zoning regulations.  The proposed lots would comply with the Potomac West Small Area 
Plan as they would be suitable for low-to-medium-density residential uses and would comply with 
all RB zoning requirements for semi-detached, two-unit dwellings; the proposed lots would not 
comply with the current requirements for single-unit dwellings in the RB zone. 

II. STAFF ANALYSIS

Staff recommends approval of the applicant’s subdivision request. The proposal would create lots 
that comply with the RB zoning requirements for semi-detached, two-unit dwellings and 
subdivision requirements. The proposed lots would be substantially the same character as the lots 
in the original Edward Duncan Subdivision in terms of lot shape, area, width, and frontage as 
required by Section 11-1710(B).  Staff analysis follows. 

COMPLIANCE WITH SUBDIVISION REQUIREMENTS GENERALLY 

Staff determined that proposed re-subdivision would meet all subdivision requirements established 
by section 11-1710. Both lots would be suitable for a semi-detached, two-unit residential use and 
accessory structures permitted by the RB zone.  

Table 1 – RB Zoning Requirements  
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COMPLIANCE WITH SUBDIVISION CHARACTER REQUIREMENTS 

Several lots within the original subdivision have been re-subdivided since 1935. These re-
subdivisions created lots with smaller sizes, widths, and frontages than those of the original lots. 
These approvals allowed for these lots to be developed with two-unit and townhouse dwellings.  
In particular, the re-subdivisions of lot 20 (1950), lot 1 (2024), and lot 6 (2024) shown in figures 
6, 7, and 8, below, almost directly mirror the applicant’s request. The resulting lots from these re-
subdivisions are also “similarly situated lots” to the subject property in that they’re rectangular, 
have widths of 25 feet, and are interior lots.  

Figure 6 – 1950 Re-subdivision of lot 20 
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Figure 7 – 2024 Re-subdivision of Lot 1 
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Figure 8 – 2024 Re-subdivision of Lot 6 

 
LOT ANALYSIS  

 
Staff’s lot analysis includes all lots within the boundaries of the original subdivision except the 
commercially-zoned properties along Mount Vernon Avenue and the townhouse corner lot at 1415 
Mount Vernon Avenue; see Figure 9, below. Table 2 below shows how the proposed lots compare 
to these lots in terms of width, frontage, and size. 
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Figure 9 – Similarly Situated Lots (subject lot in red) 

 
Table 2 – Lot Analysis 
Address Width Frontage Area 
Proposed Lot 505 25 Ft. 25 Ft. 3,915 Sq. Ft. 
Proposed Lot 506 25 Ft. 25 Ft. 3,915 Sq. Ft. 
1413 Mount Vernon Ave. 52.3 Ft. 52.3 Ft. 5,225 Sq. Ft. 
401 E. Nelson Ave. 18 Ft. 18 Ft. 1,879 Sq. Ft. 
403 E. Nelson Ave. 18 Ft. 18 Ft. 1,879 Sq. Ft. 
403-A E. Nelson Ave. 26.3 Ft. 26.3 Ft. 2,749 Sq. Ft. 
404 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft. 
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406 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft. 
407 E. Nelson Ave. 50 Ft. 50 Ft. 7,830 Sq. Ft. 
408 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft. 
409 E. Nelson Ave. 50 Ft. 50 Ft. 7,830 Sq. Ft. 
410 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft. 
411 E. Nelson Ave. 50 Ft. 50 Ft. 7,830 Sq. Ft. 
412 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft. 
414 E. Nelson Ave. 51.5 Ft. 51.5 Ft. 6,912 Sq. Ft. 
415 E. Nelson Ave. 25 Ft. 25 Ft. 3,915 Sq. Ft. 
417 E. Nelson Ave. 25 Ft. 25 Ft. 3,976 Sq. Ft. 
309/311 E. Monroe Ave. 50 Ft. 50 Ft. 7,600 Sq. Ft. 
313 E. Monroe Ave. 50 Ft. 50 Ft. 7,600 Sq. Ft. 
315 E. Monroe Ave. 25 Ft. 25 Ft. 3,800 Sq. Ft. 
315 ½ E. Monroe Ave. 25 Ft. 25 Ft. 3,800 Sq. Ft. 
317 E. Monroe Ave. 50 Ft. 50 Ft. 8,707 Sq. Ft. 

The roposed lots would have similar orientations and suitability for residential uses and structures 
as all other lots in the original subdivision.  They would also have the same width and frontage as 
the properties located at 315 and 315 ½ East Monroe Avenue, as well as the lots recently re-
subdivided at 405 and 415 East Nelson Avenue.  These lots are also the most similarly situated to 
the proposed lots in the original subdivision.  As such, the proposal would be substantially 
compatible with established neighborhood character as required by section 11-1710(B).  The 
proposed lots would comply with the RB zone requirements for a semi-detached two-family 
dwelling. The RB zone’s minimum lot size and width requirements ensure that properties within 
the zone are suitable for medium-density residential uses as required by the Potomac West Small 
Area Plan Chapter of the City’s Master Plan. 

NEIGHBORHOOD OUTREACH AND COMMENTS 

Staff notified the Del Ray Citizens Association (DRCA) on December 4, 2025. Staff have not 
received comments from the DRCA nor any neighbors as of December 18, 2025 

III. CONCLUSION

In summary, staff finds that the proposal would comply with all subdivision requirements. Subject 
to the conditions contained in Section IV of this report, staff recommends approval of the re-
subdivision request. 

IV. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes, ordinances, and the 
following conditions:  
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1. The final subdivision plat shall comply with the requirements of Section 11-1700 of
the Zoning Ordinance. (P&Z)

2. The applicant shall covenant that the existing dwelling shall be demolished before
either of the following may occur: (a) City approval of any building permits to construct
any new dwellings or structures on the subject property or (b) sale of the subdivided
lots to individual owners. This covenant shall expire when the subdivided lots are
consolidated, or the existing dwelling is demolished.  This covenant shall be included
in the recorded deed of subdivision and the final subdivision plat. (P&Z)

STAFF: Catie McDonald, Urban Planner 
Tony LaColla, AICP, Division Chief, Land Use Services 
Sam Shelby, Principal Planner  

___________________________________________________________________________ 

Staff Note: This plat will expire 18 months from the date of approval unless recorded sooner.  
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V. CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services:  

F-1 Address the following prior to final plat review submission:
a. Please add a distance to intersection along south side of E Nelson (Survey)
b. Please include a new, unique subdivision name.  This name is largely up to

applicant/owner, but they might consider something like “OCH 2nd addition to Edward
Duncan Subdivision”, in which case the proper subdivision title and format would be:

Plat Showing 
Lots 522 and 523 

OCH 2nd addition to Edward Duncan Subdivision 
Being a subdivision of 

Lot 23 
Part of the property of Edward Duncan 

Deed Book 121, PG 259 
(Survey) 

Code Enforcement: 
No comments. 

Fire: 
No comments. 

Recreation, Parks & Cultural Activities: 
No comments.  

Police Department: 
No comments received. 

Archaeology: 
No comments. 

Geographic Information Systems (GIS): 
No comments. 
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