Application General Data

Public Hearing and consideration of a | Planning Commission | January 4, 2024
request for Special Use Permits for | Hearing:

the development of a vacant | City Council Hearing: | January 20, 2024
substandard lot with a single-family

dwelling, a lot without frontage on a City Council Hearing: | February 24, 2024

public street, and a parking reduction. City Council Hearing: | March 12, 2024

Address: Zone: R 2-5/ Residential Single
404-A E. Alexandria Avenue Family and Two Family
Applicant: Small Area Plan: Potomac West Small
Eric Teran and Daniela Gross Area Plan

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

Staff Reviewers: Rachel Drescher, rachel.drescher@alexandriava.gov
Sam Shelby, sam.shelby(@alexandriava.gov

CITY COUNCIL ACTION, FEBRUARY 24, 2024: On a motion by Councilmember
Chapman, seconded by Councilmember Bagley, the City Council voted to defer SUP #2023-
00076 to the March 12, 2024 City Council Hearing. The motion carried on a vote of 7 to 0.

CITY COUNCIL ACTION, JANUARY 20, 2024: On a motion by Councilmember Gaskins,
seconded by Councilmember McPike, the City Council voted to defer SUP #2023-00076 to the
February 24, 2024 City Council Public Hearing. The motion carried on a vote of 7 to 0.

Reason: At the hearing, staff was notified by the applicant that a previous version of the
applicants’ plans had been provided to City Council. Given this, staff recommended deferral.
City Council agreed with staff’s recommendation.

PLANNING COMMISSION ACTION, JANUARY 4. 2024: On a motion by Commissioner
Koenig, seconded by Vice Chair McMahon, the Planning Commission voted to recommend



mailto:rachel.drescher@alexandriava.gov
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approval of SUP #2023-00076. The motion carried on a vote of 4 to 3, with Commissioners
Brown, Lyle, and Ramirez voting against.

Reason: The Planning Commission generally agreed with staff analysis.
Discussion:

Commissioner Lyle asked which City department is responsible for enforcing short term rental
regulations. Staff replied that Planning and Zoning inspectors enforce the regulations but that
there are some enforcement challenges, particularly with the limitations imposed on accessory
dwelling units. Short term rentals must be registered with the City’s Finance Department. Staff
also mentioned that private companies monitor short term rental metrics including advertising.

Commissioner Lyle observed that it would not be feasible to store construction vehicles or
equipment on the subject property due to its size and proposed configuration. She asked staff
where these activities would occur. Staff explained that the applicant would be required to
comply with all applicable City regulations and these matters would be reviewed during the
grading plan and building permit processes.

Commission Manor asked whether Airbnb requires compliance with City required transient
lodging tax and whether enforcement of short term rental limits could be tracked through tax
receipts. Staff said tax is collected, however, tax revenue is subject to confidentiality laws that
may restrict using that information for enforcement.

Commissioner Brown asked where the heating facilities would be located and whether the
accessory dwelling unit (ADU) and main house would have separate facilities. Mr. Teran, the
applicant, explained the main house would have mini splits in the wall and the condenser units
would be placed on the west side of the house. The ADU’s heating facility would be located
either in the same location or between the main house and ADU. They would be separate.

Commissioner Koenig asked about how cars would maneuver in and out of the subject property.
Mr. Teran explained that getting in and out of the driveway would be feasible but somewhat
difficult due to the configuration of the alleys. Commissioner Koenig also asked about the use of
the property regarding short term rentals. Mr. Teran said he intends to rent the property to long
term tenants.

Commissioner Manor asked what size ADU would be allowed on the property. Staff explained
he could build up to 500 square feet and up to the same height of the dwelling, however this size
could likely not be accommodated on the lot.

Chair Macek asked how ADU policies apply now that Zoning for Housing would allow for
multiple units. Staff explained that the ADU regulations have not changed, and while there are
more restrictions for ADUs, they still offer setback and FAR incentives that are not provided to
multi-unit dwellings.




Vice Chair McMahon observed that many concerns about the proposal were related to the small
size of the subject property and that it appears to be twice the size of the lots to the south. She
asked staff for a rough estimate of lot size in Del Ray. Staff replied that the average lot size is
2,500 square feet and that most single unit dwellings in the neighborhood are built across two
lots. Vice Chair McMabhon stated that part of the paved alley is on the subject property which
could change how the alley is used.

Vice Chair McMahon asked staff to confirm that the alleys from East Alexandria Avenue and
Mount Vernon Avenue are public. Staff explained they are platted as public and the 10-foot
access from Mount Vernon Avenue is suitable and the same width as East Abingdon Drive
around George Washington Parkway. There are alleys that are narrower in Old Town, and there
are other laneway homes throughout Alexandria. This type of development is not atypical, not
just here, but all over the world because it is a way to have incrementally smaller housing units.
Staff also stated that they asked the applicant to provide turning movements to demonstrate that
a vehicle could access the site, and that applicant is providing additional pervious paver area for
maneuverability. Staff proposed conditions requiring both bollards to be placed to protect the
existing utility equipment and for the alleys to be repaved.

Vice Chair McMahon asked staff whether the tree preservation plan the applicant proposed
reflects a typical procedure. Staff explained that an applicant must show the root zones that
extend into a subject property from neighboring properties. This situation is unique because one
of the trees in located on City-owned right-of-way (ROW) so staff can negotiate directly with
the applicant as to how the tree would be protected. If any construction or activity is within the
root zone of trees on neighboring properties, the landscape guidelines require the applicant to
notify the neighbors. In this case, the applicant provided that the root zones would not be
affected by the proposal. If any root zones were affected, this would not necessarily preclude
construction.

Commissioner Ramirez asked who owns the lot to the east. Staff explained that the City owns
the ROW to the east. She asked if this would be used for fire access. Staff explained that fire
codes require a house entrance to be located within 100 feet of a street but in a real emergency,
the Fire Department may use the public ROW to access the property. Staff explained that the
applicant would be required to seek code modifications that may necessitate changes to building
construction to comply with fire code. These changes could include a fire sprinkler system and
fire rated walls.

Commissioner Koenig stated that he respects the observations and concerns of the neighbors
who spoke in opposition but that they did not convince him to recommend denial of the
proposal. He noted that almost all the surrounding lots are residential and that they have a wide
variety of lot sizes. Commissioner Koenig also noted the wide range of house sizes surrounding
the subject property. He found that the size and shape of the lot and proposed dwelling to be in
line with the character of the neighborhood. He stated the design is modest in scale and simple in
form which is the same many of the dwellings that surround the subject property. Commissioner
Koenig explained that Del Ray contains diverse architecture. He found that the proposal was
carefully crafted to fits well into the small site. Commissioner Koenig reiterated that the lot is
not legally unbuildable and posited that a reason it had not been previously developed could be




that no developer had found a solution that worked on the site. He stated that the SUP process
exists to deal with unique sites. Commissioner Koenig stated the applicant has provided a design
to construct a dwelling and ADU without requiring any relief from setbacks or FAR, which,
given the lot size and dimensions, ensure a modestly sized house. Commissioner Koenig also
observed that there the City has no restrictions on short term rentals of primary dwellings.

Commission Brown stated that he respected the Commissioner Koenig’s position but that he
disagreed. He stated that development of substandard lots used to be prohibited but regulations
were created to allow development with SUP approval. To be considered for SUP approval,
Commissioner Brown emphasized that the proposal must be compatible with the neighborhood.
He stated that compatibility includes bulk, height, and design considerations but that it is also a
subjective judgment call. Commissioner Brown stated developers should work out the
compatibility issues, such as changing or scaling back the design, with the neighbors before
coming to public hearing, and did not feel this developer worked with the neighbors enough
prior to the hearing. Commissioner Brown stated he could not support the request.

Commissioner Lyle stated she agreed with Commissioner Brown. She recommended that the
applicant defer and work with the neighbors to make changes that would be supported. She
found the proposal would not be compatible with the neighborhood. Commissioner Lyle recalled
that previous SUPs for substandard lots had been deferred and returned to Planning Commission
with a project she felt comfortable supporting. Commissioner Lyle stated she does not believe
that the lot is unbuildable but that the proposal did not meet the required SUP criteria for
approval.

Commissioner Manor stated he would support a deferral.

Vice Chair McMahon outlined the issues raised: landscaping, stormwater, emergency access,
utility lines, and short term rental. She found that the staff had worked with the applicant to
address concerns that could be appropriately addressed through the SUP process and that the
balance of the concerns would be worked out through the grading plan and building permit
processes. Vice Chair McMahon shared Commissioner Koenig’s observations that the project
would meet all the setback requirements, and while it does not meet the lot size requirements,
however, as shown on the map, lots and houses of this size or smaller already exist on this block.
Vice Chair McMahon stated she is sympathetic to Commissioners Lyle and Brown’s concerns
that a neighborhood consensus had not been established but that the proposed dwelling would
not be imposing as it has a diminutive height and a significant portion of its living space would
be located below grade. Vice Chair McMahon stated that she appreciates seeing a dialogue
between the applicant and neighbors, but that she found the SUP criteria to be met and was
supportive of the request.

Chair Macek stated he would not support a deferral. He explained that there is no requirement
for an applicant to meet with or get consensus from surrounding neighbors. He found the
proposal would meet all SUP criteria. Chair Macek highlighted that the subject property is twice
the size of two directly adjacent lots that are in the same zone and reiterated that the lot is not
legally unbuildable. He observed that many of the surrounding lots are substandard, as are half
the lots in Del Ray. Chair Macek stated that while the lot does not have street frontage, this is




not the fault of the applicant. This is an existing lot, and the applicant is trying to make
productive use of it. He found the proposal to reflect similar carriage lots in other parts of the
City. Chair Macek said he had not heard from other Commissioners what changes would need to
be made to make a deferral effective. He agreed that staff should encourage applicants to meet
with the neighbors, but he did not hear from the neighbors what changes could be made to
change their positions.

Commissioner Brown restated that the proposal must be compatible, and that compatibility is
partially a judgement call. Commissioner Brown proposed an alternative development of the
subject property: it could be put up for sale and purchased by one of the property owners along
East Alexandria Avenue. Then, that property owner could seek to vacate the public alley
between the subject property and theirs. That property owner could then construct an ADU on
the subject property.

Commissioner Koenig responded to Commissioner Brown’s observations regarding scaling back
the house and matching the design to other dwellings on the block. Commissioner Koenig stated
scaling back the house would not reasonable given its already modest size and height. In terms
of making the house look like the others on the block, this is not plausible as there are
fundamentally different architectural styles. Commissioner Koenig stated that, given what he
heard from speakers, a consensus on the proposal may not be possible. This difference of
opinion did not necessitate a deferral to Commissioner Koenig. He stated the applicant
submitted a detailed application that responded to the majority of the neighbors’ concerns. The
applicant made a distinctive change to the architecture and reduced the square footage in order to
respond to concerns to save the tree. Commissioner Koenig stated that he did not believe further
conversation with the neighbors would be productive.

Speakers:

Brett Rice, 408 East Alexandria Avenue, spoke in opposition to the request. He stated that the
SUP process should be a collaboration between the applicant, staff, and neighbors, and that did
not occur. He expressed concern about developing a lot that was only 2,662 square feet, about
the property being used as a short-term rental, and that the applicant could request up to four
units on the property under the new Zoning for Housing provisions. He stated the proposal was
not compatible as there are no other contemporary dwellings on the street nor are there any other
lots without street frontage in Del Ray. He also had stormwater and flooding concerns.

Commissioner Macek asked Mr. Rice if there were any alternatives to the proposal that he
would be supportive of. Mr. Rice replied that it is not a developable lot and that no development
would be acceptable.

Matt Kaim, 1413 Mount Vernon Avenue, spoke in opposition to the request. He stated the size
of the subject property is nearly 50 percent smaller than the 5,000 square foot lot size
requirement and that its lot width is less than the required 50 foot lot width. He had concerns
about emergency access, stormwater and flooding, tree preservation, limited on-street parking on
Mount Vernon and East Alexandria Avenues, alley vision clearance, and lack of staff outreach.
He also had concerns that construction vehicles would use his driveway to maneuver and would
cause damage to his property.




Alicia Montgomery, 406 East Alexandria Avenue, spoke in opposition to the request. She agreed
with the Del Ray Land Use Committee’s recommendation of denial. She stated there was
minimal public engagement and did not hear from staff when she emailed, and that staff’s
recommendation did not align with the opinion of local residents. She said the proposal is not in
character with the neighborhood because there are no other Del Ray lots that lack street frontage
and that approving this project would set a precedent that would drastically change the
neighborhood character, increase density, and negatively impact on-street parking. She also
expressed concern about vehicular access including access for emergency vehicles.

John Burdick, 1409 Mount Vernon Avenue, spoke in opposition to the request. He had concerns
about stormwater and flooding, that the proposed dwelling would be constructed too close to his
property, how this would impact the appeal of his property to future renters or buyers, and that
the lack of frontage would challenge delivery service providers.

Angela Rice, 408 East Alexandria Avenue, spoke in opposition to the request. She stated the
reason the lot had not been developed is because the lot is too small and does not have street
frontage. She had concerns about tree preservation, and the contemporary design. She also stated
that children play in the alleys surrounding the subject property and expressed concerns about
their safety. She was also concerned about how construction materials would be delivered and
stockpiled on the subject property.

Patrick Welsh, 413 East Alexandria Avenue, spoke in opposition of the request. He had
concerns with the location of house.

Mary Ellen File, 1401 Mount Vernon Avenue, spoke in opposition of the request.

Eric Teran, applicant, spoke in support of the request. Mr. Teran stated he reached out to
neighbors and held a meeting at the subject property in early November to share his proposal. He
also attended the Del Ray Land Use Committee meeting and said that he had worked to address
their concerns. After receiving staff feedback regarding the surrounding trees, he hired an
arborist and redesigned the house as to not be located within structural root zones. He also stated
that this would not set a precedent since there are very few lots without street frontage in
Alexandria and only two vacant lots left in Del Ray. In terms of lot size, the 2,662 square foot
lot is on the smaller side, however, there are a mix of lots sizes in this area with square footage
between 1,200 and 5,000 and above. Regarding design, he explained there is a wide range of
architectural styles in this neighborhood. While the proposal is contemporary, he said he drew
from other styles in the neighborhood. In regard to parking, originally there were two spaces on
the plans. After receiving feedback from staff regarding maneuverability, this was adjusted to
one space. Regarding street frontage, the final design he proposed would be significantly smaller
and shorter than many of the surrounding houses. Mr. Teran also conducted a shadow study to
demonstrate that the proposal would not impede light and air supply to surrounding properties.
He further explained that the lot was created in 1938 and it had never been considered a non-
buildable lot. He explained many of the neighbors’ concerns regarding construction would be
addressed during the building permit process. Regarding stormwater concerns, he explained he
would be required to retain stormwater, and that any excess runoff would go drain directly to the
City’s stormwater collection system. He also mentioned the proposal’s green roof and softscape




elements which reduce the impact of impervious suraces. Mr. Teran also mentioned that he
spoke with Fire Department staff and confirmed he would comply with any modifications
required to comply with fire code requirements.




I. DISCUSSION

The applicants, Eric Teran and Daniela Gross, request Special Use Permit (SUP) approval to
develop a single-family dwelling on a vacant, substandard lot without street frontage at 404-A East
Alexandria Avenue. The existing lot is substandard as it does not meet the R-2-5 zone’s minimum
lot area and lot width requirements. The applicants also request SUP approval for a parking
reduction.

SITE DESCRIPTION

The Zoning Ordinance classifies the subject property at 404-A East Alexandria Avenue as a
vacant, substandard lot of record without street frontage. The lot has a rectangular shape and
measures approximately 59 feet (along its east and west lot lines) by 45 feet (along its north and
south lot lines). It has a lot size of 2,662 square feet. 10-foot-wide alleys run along the north, west
and south lot lines of the subject property. A portion of unimproved City right-of-way (ROW)
abuts the subject property to the east. Single-family, two-family, and multi-family dwellings
coexist within the same block. Figure one, below, shows the subject property.
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BACKGROUND

The subject property was created by a re-subdivision of a portion of Block 10 of the “Park Addition
to Alexandria” subdivision in 1938. Aerial imagery dating back to 1937 shows that the subject
property has been continuously vacant since its creation. In 2013, vacation request (VAC #2013-
00001) was submitted to vacate a portion of the right-of-way adjacent to the subject property. It
was subsequently withdrawn.



PROPOSAL
The applicants request SUP approvals to develop the subject property with a two-story dwelling.
The proposed dwelling would have 1,082.50 square feet of net floor area and would measure 19.83
feet in height from average pre-construction grade to the midpoint of the dwelling’s gable roof.

The applicants’ proposed design exhibits a contemporary architectural style, which exhibits clean
lines, minimal ornament, and a traditional form. Figures two through five, below, show the
proposed elevations.
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Figure 3 — Proposed North Elevation (Rear)
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Figure 5 - Propbsed East Elevation (Side)

The dwelling would measure approximately 30.67 feet by 19 feet with a footprint of about 661.29
square feet, including the front porch. It would provide a front yard of 20 feet; a west side yard of
7.0 feet; an east side yard of 7.0 feet; and a 19.83-foot rear yard. Figure 6, below, shows the
proposed site plan.

The site currently contains no trees nor landscaping. The applicants propose a Black Gum tree in

the front yard of the property upon redevelopment to satisfy the City’s required 25 percent tree
canopy coverage.
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Figure 6 - Proposed Site Plan
PARKING

Zoning Ordinance section 8-200(A)(1) requires two off-street parking spaces for a single-family
dwelling. The applicants would use the alley off Mount Vernon Avenue to access the property.
The applicants are requesting a one space reduction to the two-space requirement.

ZONING

The subject property is zoned R-2-5/Residential Single and Two Family. For single-family
dwellings, the R-2-5 zone requires a minimum lot size of 5,000 square feet. The zone also requires
the lot to be at least 50 square feet wide and have at least 40 feet of frontage along a public street.

The subject property is 2,662 square feet and 45 feet wide. Given that the subject property is zoned
R-2-5, was a lot of record prior to December 28, 1951and does not meet the R-2-5 zone’s minimum
lot size nor lot width requirements, Zoning Ordinance Section 12-401 applies and states:

Any lot in the . . . R-2-5 . . .residence zones, which lot was of record on December 28,
1951, and continuously thereafter, but which lot has less area or less width at the front lot
line or front building line than the minimum required for use in the zone where it is situated
(referred to hereafter in this section as a substandard lot), may be developed only with a
single-family dwelling and its accessory buildings, subject to the following provisions:
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(A) No person has at any time from and after May 14, 1974, contemporaneously held any
present or future freehold estate, except as trustee only, or an equitable interest of like
quantum, in the substandard lot and in any contiguous land; and

(B) A special use permit is granted under the provisions of section 11-500; and

(C) City council, upon consideration of the special use permit, finds that the proposed
development will not unreasonably impair an adequate supply of light and air to
adjacent property, will not diminish or impair the established property values in the
surrounding areas, and will be compatible with the existing neighborhood character.

Because the subject property is surrounded by alleys and unimproved right-of-way, it does not
have any “contiguous land.” Section 12-401(A) would be met. Therefore, City Council may
consider a SUP request for development of the subject property with a single-family dwelling. In
order to approve the SUP, City Council must find that the proposal meets the requirements of
sections 11-500 and 12-401(C).

The subject property also has no street frontage. Zoning Ordinance Section 7-1007 allows for lots
without frontage on a public street to be developed with SUP approval. In determining which yard
would be considered the subject property’s front, the proposal must be analyzed for compliance
with Zoning Ordinance section 11-504, including but not limited to subsections (B)(10) and (11).
These provisions require that the proposed development be compatible with the surrounding
neighborhood character.

The existing lot and proposed dwelling would meet all other zoning requirements. The following

table provides a summary of all zoning regulations as they pertain to the subject property and
proposed dwelling:
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Table 1 — Zoning Analysis

Required Proposed
Lot Area 5,000 Sq. Ft. 2,662 Sq. Ft.*
Lot Width Min. 50.0 Ft. 45.0 Ft.*
Lot Frontage Min. 40.0 Ft. 0 Ft.
Min. 20 Ft.

20 Ft. (Main Building)

Front Yard (between the range of all lots within the 17 Ft. (Open Porch)

contextual block face)

7.0 Ft. (Main Building)
Side Yard (East) (1:3 height to setback ratio, 7 Ft. min.)
1.0 Ft. (ADU)

7.0 Ft. (Main Building)
24.25 Ft. (ADU)

7.0 Ft. (Main Building)
Side Yard (West) (1:3 height to setback ratio, 7 Ft. min.)
1.0 Ft. (ADU)

7.0 Ft. (Main Building)
1.0 Ft. (ADU)

19. Ft. (Main Building)

Rear Yard (1:1 height to setback ratio, 7 Ft. min.) 19.83 Ft. (Main Building)

0 Ft. (ADU)** 0 Ft. (ADU)
1,096 Sq. Ft.
1,197 Sq. Ft. ’ .
Net Floor Area 0.45 Floor Area Ratio (FAR) 0.45 Floor Area Ratio
(FAR)
Max. 30.0 Ft. (Main Building) . oo
Height Max. Height of main building or 20 Ft., 19'8? ; 2 5(1;/[ta1(nA113)uIljl)d ing)
whichever is lesser (ADU) ' )
Threshold Height Max. 3.67 Ft. 1.58 Ft.

*Deficiency resulting in a substandard lot
**Per Section 7-1003, one-half of the width of an alley to the rear of a property can be used to comply
with the rear yard setback

MASTER PLAN DESIGNATION

The proposed single-family residential use is consistent with the Potomac West Small Area Plan
which designates this area for medium-density residential development.

II. STAFF ANALYSIS
Staff supports the applicants’ proposal. As required by Zoning Ordinance section 12-401(C), the
proposed development would not impact light nor air supply to adjacent properties, diminish nor

impair property values, and would be compatible with existing neighborhood character in terms
of height, bulk, and design.
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LIGHT AND AIR

The proposed design of the new dwelling would meet the required side, rear, and front yard
setbacks established by the R-2-5 zone, providing adequate light and air to the adjacent parcels.
In addition, the property is surrounded by alleys and public right-of-way, which provide further
setback from the adjacent properties.

PROPERTY VALUES

The City’s Real Estate Department assessed the property as a vacant lot with no building
valuation. The development of a new dwelling on the vacant lot would increase the assessed value
for the property. This would increase the assessed value of comparably sized properties in the
neighborhood. The new infill construction will not adversely affect surrounding property values.

HEIGHT Table 2 — Dwelling Heights
Staff finds the proposed dwelling to be compatible with Height of
neighborhood character in terms of height. In this case, Address roof ridge
the heights for all adjacent houses surrounding the 1413 Mt Vernon Ave 16.75 Ft

parcel were examined (Figure 8). The height of the Proposed Dwelling at
dwellings on these properties, as measured to the roof | 404-A E. Alexandria Ave | 21.02 Ft.

ridgeline, is shown in Table 2. 1403 Mt Vernon Ave 25.92 Ft.
Staff finds the height of the proposed two-story 1409 Mt Ve@on Ave 25.92 Ft.
dwelling to be compatible with the neighborhood, Lo L o 26.96 Et.
overall. The 1400 block of Mount Vernon Avenue and |- 1401 Mt Vernon Ave 27.92 Ft.
400 block of East Alexandria Ave, which contains the | 1405 Mt Vernon Ave 27.92 Ft.
subject property includes a mix of one and two-story | 1407 Mt Vernon Ave 27.92 Ft.
single-family dwellings as well as two story semi- | 1411 Mt Vernon Ave 27.92 Ft.

detached, multifamily and townhouse dwellings. The | 404 E. Alexandria Ave 27.92 Ft.
proposed dwelling would be one of the shorter | 406 E. Alexandria Ave 27.92 Ft.
dwellings of the surrounding buildings to this property. | 408 E. Alexandria Ave 33.50 Ft.

BULK

Staff finds the applicants’ proposal compatible with neighborhood character in terms of bulk. The
proposed dwelling would be of similar size or smaller in terms of mass and scale than a majority
of the other buildings within the block with a significant portion of the floor area below grade. The
dwelling is also surrounded by alleys on three sides of the lot and public right of way on the fourth
side, providing additional distance from other surrounding dwellings, further reducing the visual
impact of the modest dwelling.

DESIGN

While the overall proposed contemporary design would be the first of its kind for this block, the
applicant has incorporated architectural elements that are common for the area, such as a
rectangular form, gable roof, windows with divided lites, and a partial brick fagade.
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The design would fit well with the varied architecture along the 400 block of East Alexandria and
1400 block of Mount Vernon Avenues as well as the wider Del Ray neighborhood. Further, the
house would be minimally visible from both Mount Vernon Avenue and East Alexandria Avenue.

Examples of rectangular structures on Mount Vernon and East Alexandria Avenues:

i A
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Staff has included further design analysis with regard to the subject property’s lack of public street
frontage in the following section.

LOT WITHOUT FRONTAGE

While staff is not aware of any other lots without frontage in Del Ray, the applicants’ proposed
design would compensate for the unique configuration of the subject property. First, the smaller
lot size, as compared to the surrounding lots, necessitates a smaller and shorter dwelling than those
that surround it. Second, the low-pitched roof would reduce the dwelling’s perceived height and
bulk. Third, unlike typical dwellings with basements that are only partially below grade, the
proposed dwelling’s basement would be fully below grade, which hides its bulk from view.
Further, having the first floor close to the actual grade level reduces the overall building height.
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Any amount of the basement above grade would make the dwelling seem larger visually and would
make it physically taller. Overall, while the site is unique, the proposed dwelling’s size, height,
and design features would mimic the appearance of an accessory building. The proposed dwelling
would therefore fit on this challenging site without changing the essential character of the
neighborhood.

Staff finds this lot to have sufficient vehicular and pedestrian access as it is surrounded by alleys
and public right of way. The alley off Mount Vernon Avenue would provide vehicular access to
the property, just as it already serves the driveway to the dwellings located at 1413 and 1409 Mount
Vernon Avenue. Pedestrians could access the subject property from the alleys off Mount Vernon
and East Alexandria Avenues and the adjacent public right of way.

Regarding which yard would be considered the subject property’s front yard, staff found the
proposed orientation to be compatible with the surrounding properties. Without exception, the
dwellings that surround the subject property are located on rectangular lots with their front yards
placed along one of the short sides of the lot. The proposed design would mirror this configuration.
Also, the proposed design orients the rear of the dwelling toward the rear of the dwellings along
East Alexandria Ave, and one side yard toward the rear of the dwellings along Mount Vernon
Avenue. The front yard orientation is the most appropriate toward the alley where vehicular access
is already being used for the existing dwelling at 1413 Mount Vernon Avenue.

Figure 7 — Aerial showing orientation of existing buildings
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PARKING REDUCTION

Staff supports the request for a parking reduction. Providing two parking spaces on the site is
infeasible due to the limited maneuverability on the narrow alleys, small lot size, and utility
equipment located within the alley to the north. In addition, many of the surrounding dwellings do
not provide off-street parking, and there is still ample on-street parking on both Mount Vernon and
East Alexandria Avenues. The property is close to several bus routes along both Mount Vernon
and East Monroe Avenues, about a half mile from the Braddock metro station, and walkable to
essential neighborhood amentities including a grocery store and a pharmacy. This reduction aligns
with the Zoning for Housing text amendments to reduce parking requirements for residential
dwellings.

ADDITIONAL CONSIDERATIONS

Community Engagement

The applicants met with the surrounding neighbors on November 2, 2023, and at the Del Ray Land
Use committee meeting on November 7,2023. The Del Ray Citizens’ Association provided a letter
to staff and the applicants outlining their concerns with the project, which include the design,
emergency access, stormwater management, the FAR basement exclusion and setbacks, the impact
of utility lines, the impact on neighboring trees, vision clearance at the alley entrances, and the use
of the accessory dwelling unit as a short-term rental.

Design
While this is the only alley lot in the Del Ray neighborhood, as described in detail above, the
applicants’ design is sensitive to its unique configuration.

Emergency access

Emergency vehicle access is required within 100 feet of a dwelling’s main entrance. The entrance
of the proposed dwelling is roughly 107 feet from Mount Vernon Avenue. The applicants would
be required to request a code modification through Code Administration during the building permit
process and provide further fire protection to the dwelling to the satisfaction of the fire department
and Code Administration. The Fire Department and Department of Code Administration would
ensure that all life safety requirements are met under any future building permit reviews. SUP
approval would not preclude necessary improvements or changes to the building or site to ensure
life safety requirements are met.

Stormwater management
Compliance with stormwater requirements will be ensured during the grading plan process.

FAR basement exclusion and setbacks

Per Section 2-120, a basement shall only count as floor area where the average finished grade is
four feet or more below the bottom of first floor construction. Per Section 2-150.2, average finished
grade is calculated by averaging the surface level elevations at 10-foot intervals around the
perimeter of the proposed building, which includes the basement. Figure 8 shows the points used
to calculate average finished grade from the bottom of the first floor.
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Figure 8 — Average finished grade calculation

Per Section 2-193, setback to height ratio is based upon the height of each portion of the building
above average pre-construction grade. The basement is fully below average pre-construction
grade. The basement and courtyard must be fully on private property.

Utility line relocation

The property currently has extensive utility lines running above the site. If approved, the applicants
must work with Dominion to reconfigure the lines prior to starting construction on the site. If the
reconfiguration results in any significant changes to the plan, then the applicants will be required
to request a Special Use Permit for the new design per condition #1.

Trees

An existing Silver Maple tree is located within the public right-of-way to the east of the property.
The applicant has made significant design adjustments to ensure the tree’s critical root zone would
not be impacted. Further, the applicants would be required to adhere to tree protection measures
as outlined in the City’s landscape guidelines. If these measures fail, the applicants shall be
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required to either replace the tree as determined by the City Arborist or pay a contribution fee of
$2,500 per condition #5. In addition, the adjacent properties contain two Siberian Elms, a Northern
Catalpa, and a White Mulberry that could be affected by construction work on the subject property.
The applicant will be required to notify the immediate property owners of the potential impact to
their trees and take measures to ensure minimal impacts per condition #3 and #4.

Vision clearance at alley entrance

Both alleys’ intersections with East Alexandria and Mount Vernon Avenues are existing and are
currently utilized by adjacent property owners to access off-street parking areas. The applicant
proposes no changes to these intersections. The alley’s entrance complies with the City’s vision
clearance requirements.

Short term rental
Section 7-203(B)(7) prohibits an ADU to be used as a short-term rental for more than 120 days
per year.

CONCLUSION

Staff found that the proposal would meet all approval criteria. Staff recommends approval of the
SUP request subject to the conditions contained in Section III of this report.

III. RECOMMENDED CONDITIONS

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

1. The dwelling’s bulk, height, and design, including materials, shall be substantially
consistent with the application materials submitted December 14, 2023 to the satisfaction
of the Director of Planning and Zoning. (P&Z)

2. A minimum 25 percent canopy coverage shall be provided. (P&Z)

3. The applicant shall install all tree protection fencing prior to demolition of the site or
structures, delivery of materials (stockpiling), and/or placement or operation of heavy
machinery on the site. (P&Z)

4. The applicant shall notify owners of the immediately adjacent properties of the potential
impact to trees on their properties as a result of construction prior to the application of the
grading plan and provide delivery information for the correspondence. The applicant shall
ensure tree protection of neighboring trees by reducing the limit of disturbance around the
trees as much as possible, root pruning, root matting and similar best practices. (P&Z)

5. [If tree protection measures fail for trees located on public property, the applicant shall be
responsible for planting a replacement tree as determined by the City Arborist or paying
the City $2,500 replacement fee. (RPCA)
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6. The applicant shall be responsible for repairs to any adjacent City right-of-way if
damaged during construction activity. (T&ES)

7. The applicant shall repave the portion of the public alley abutting the subject property to
the west. (T&ES)

8. 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)

9. The applicant shall install a backflow preventer on the sanitary sewer lateral connection
to the basement and provide notation of this on the grading plan and building permit.
(T&ES)

10. The Applicant shall install a minimum of one (1) bollard near the electrical box to
prevent vehicles from striking the equipment. (T&ES)

STAFF: Rachel Drescher, Urban Planner, Department of Planning and Zoning
Sam Shelby, Principal Planner, Department of Planning and Zoning
Tony LaColla, AICP, Division Chief, Department of Planning and Zoning

Staff Note: In accordance with section 11-506(c) of the Zoning Ordinance, construction or
operation shall be commenced and diligently and substantially pursued within 36 months of the
date of granting of a special use permit by City Council or the special use permit shall become
void.

IV. CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services:

C-1  The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5,
Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).
In order to comply with this code requirement, the applicant shall provide a completed
Recycling Implementation Plan (RIP) Form within 60 days of SUP approval. Contact the
City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at
commercialrecycling@alexandriava.gov, for information about completing this form.
(T&ES)

C-2  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-3  Section 5-1-42- Collection by Private collectors. (¢) Time of collection. Solid waste shall
be collected from all premises not serviced by the city at least once each week. No
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collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00 a.m. from
May 1, through September 30) if the collection area is less than 500 feet from a
residential area. (T&ES)

Code Enforcement:

C-1

Building permit is required.

Recreation, Parks and Cultural Activities:

F-1

If tree protection measures fail for any tree located on public property, the applicant shall
be responsible for planting a replacement tree as determined by the City Arborist or paying
a $2,500 replacement fee to the City. Due to the site location, suitable replacements would
be a +2” caliper London plain tree, American elm variety, red oak species, sweetgum, or
ginkgo (male only). If the precautions are followed to protect the tree, the chances of
survivability would be moderate to high.

Police Department:

No comments received.

Fire Department:

C-1

EMERGENCY VEHICLE ACCESS as required in the City of Alexandria Code D101.1
Requirements. The following requirements shall be followed when designing emergency
vehicle access:

1. Access for emergency vehicles shall be provided to within 100 feet of the main or
principal entrance to every building. The access shall be provided by a public or

private street or parking lot.

In the event access is not available a code modification will be required.
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PPLICATION

SPECIAL US PERMIT

SPECI L USE PE T#

PROPERTY LocATION: #04-A EastA  ndria Ave

TAX MAP REFERENCE: +5-04 zone: R-2-9
APPLICANT:

Name: EMC Teran and Daniela Gross

Address: 2800 N. Rosser , Alexandria, VA 22311

PROPOSED Usk: oingle Family Resid e

THE UNDERSIGNED, hereby applies for a al Use Permit in accordance with the provisions of
Article XI, Section 4-11-500 of the 1992 Zon rdinance of the City of Alexandria, Virginia.

THE UNDERSIGNED, having obtained p ssion from the property owner, hereby grants

permission to the City of Alexandria sta d Commission Members to visit, inspect, and
photograph the building premises, land etc., ected with the application.

THE UNDERSIGNED, having obtained ission from the property owner, hereby grants
permission to the City of Alexandria to post rd notice on the property for which this application

is requested, pursuant to Article IV, Section 04(D)(7) of the 1992 Zoning Ordinance of the City
of Alexandria, Virginia.

THE UNDERSIGNED, hereby attests that the information herein provided and specifically
including all surveys, drawings, etc., require e furnished by the applicant are true, correct and
accurate to the best of their knowledge and f. The applicant is hereby notified that any written
materials, drawings or illustrations submitt support of this application and any specific oral
representations made to the Director of Pla and Zoning on this application will be binding on
the applicant unless those materials or re ntations are clearly stated to be non-binding or
illustrative of general plans and intentions, ect to substantial revision, pursuant to Article XI,

Section 11-207(A)(10), of the 1992 Zoning O nce of the City of Alexandria, Virginia.

Eric Teran fy Y- 8/14/23

Print Name of Applicant or Agent Signature Date
2800 N. Rosser ST. 202.569.9620

Mailing/Street Address Telephone # Fax #
Alexandria, VA 22311 eteran@eustilus.com

City and State Zip Code Email address

Last updated: 11.11.2019 22
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RO ERTY OWNER AUTHORIZATION

404-A East Alexandria Ave

As the property owner of , I here y
(Property Address)

grant the applicant authorization to apply for the SU P use as

(use)

described in this application.

Name: EFIC Teran phone 202.569.9620
Please Print |

Address: Ema. €t€ran@eustilus.com

Signature: g) V- A Date: 8/14/23

1. Floor Plan and Plot Plan. As a part of this application, the applicant is required to submit a floor plan and plot or
site plan with the parking layout of the proposed use. The SUP application checklist lists the requirements of the
floor and site plans. The Planning Director may waive requirements for plan submission upon receipt of a written
request which adequately justifies a waiver.

[v] Required floor plan and plot/site plan attached.
[ 1Requesting a waiver. See attached written request.

2, The applicant is the (check one):
[v] Owner
[ 1 Contract Purchaser
[ ]Lessee or
[ 1Other: of the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the applicant or owner,
unless the entity is a corporation or partnership, in which case identify each owner of more than three percent.

NA

Last updated: 10.21.2020 23




WNERSHIP ND DISC SURE ST TEMENT

Use additional sheets if necessary

1. pplicant. State the name, address and percent of ownership of any person or entity owning an
interest in the applicant, unless the entity is a corporation or partnership, in which case identify each
owner of more than three percent. The term ownership interest shall include any legal or equitable interest
held at the time of the application in the real property which is the subject of the application

Name Address Percent of Ownership

1Eric Teran 50%

50%

2.
Daniela Gross

3.

2. Property. State the name, address and percent of ownership of any person or entity owning an
interest in the property located at 2800 N. Rosser ST. Alexandria. VA 22311 (address),
unless the entity is a corporation or partnership, in which case identify each owner of more than three
percent. The term ownership interest shall include any legal or equitable interest held at the time of the
application in the real property which is the subject of the application

Name Address Percent of Ownership

'NA

2.

3.

3. Business or Financial Relationships. Each person or entity indicated abowve in sections 1 and 2, with
an ownership interest in the applicant or in the subject property are require to disclose any business or
financial relationship, as defined by Section 11-350 of the Zoning rdinance, existing at the time of this
application, or within the12-month period prior to the submission of this application with any member of
the Alexandria City Council, Planning Commission, Board of Zoning Appeals or either Boards of
Architectural Review. All fields must be filled out completely. Do not leave blank. (If there are no
relationships please indicated each person or entity and “None” in the corresponding fields).

For a list of current council, commission and board members, as well as the definition of business
and financial relationship, click here.

Name of person or entity

Relationship as defined by
Section 11-350 of the Zoning
Ordinance

Member of the Approving
Body (i.e. City Council,
Planning Commission, etc.)

1
NA

2.

3.

NOTE: Business or financial relationships of the type described in Sec. 11-350 that arise after the filing of
this application and before each public hearing must be disclosed prior to the public hearings.

As the applicant or the applicant’s authorized agent, | hereby attest to the best of my ability that
the information provided above is true and correct.

8/14/23 Eric Teran

Date Printed Name

Last updated: 10.21.2020
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f property ow er or applicant is be g represented by an authorized agent such as a attorney, realtor, or other person for
which there is some form of compensation, does this agent or the business in which the agent is employed have a
business license to operate in the City of Alexandria, Virginia?

[ 1 Yes. Provide proof of current City business license

[ 1 No. The agent shall obtain a business license prior to filing application, if required by the City Code.

NARRATIVE DESCRIPTION

3. The applicant shall describe below the nature of the request in detail so that the Planning Commission and City

Council can understand the nature of the operation and the use. The description should fully discuss the nature of the
activity. (Attach additional sheets if necessary.)

To build a single family residence on a non-conforming vacant lot located in the R-2-5

Zone.
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SE CHARACTER ST CS

4. The proposed special use permit request is for (check one):
[1] a new use requiring a special use permit,
[1 an expansion or change to an existing use without a special use permit,
[1 an expansion or change to an existing use with a special use permit,
[] other. Please describe:

5. Please describe the capacity of the proposed use:

A. How many patrons, clients, pupils and other such users do you expect?
Specify time period (i.e., day, hour, or shift).
NA

B. How many employees, staff and other personnel do you expect?
Specify time period (i.e., day, hour, or shift).
NA

6. Please describe the proposed hours and days of operation of the proposed use:
Day: Hours:
NA NA
7. Please describe any potential noise emanating from the proposed use.
A. Describe the noise levels anticipated from all mechanical equipment and patrons.
NA
B. How will the noise be controlled?
NA
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10.

Describe any otential odors em nating from the roposed use and lans to control them:

NA

Please provide information regarding trash and litter generated by the use.

A. What type of trash and garbage will be generated by the use? (i.e. office paper, food wrap ers)
Typical of a single family residence

B. How much trash and garbage will be generated by the use? (i.e. # of bags or pounds per day or per
week)
Typical of a single family residence

C. How often will trash be collected?

Weekly per the trash collection schedule for this neighborhood

D. How will you prevent littering on the property, streets and nearby properties?
NA

Will any hazardous materials, as defined by the state or federal government, be handled, stored, or generated on
the property?

[ ] Yes. [v] No.

If yes, provide the name, monthly quantity, and specific disposal method below:
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. Will any organic co pounds, fo example paint, ink, lacquer thinner, or cleaning o degreasing solvent, be
handled, stored, or generated on the property?

[ ] Yes. [v] No.

If yes, provide the name, monthly quantity, and specific disposal method below:

2. What methods are proposed to ensure the safety of nearby residents, employees and patrons?

NA

ALCOHOL SALES

13.
A. Will the proposed use include the sale of beer, wine, or mixed drinks?

[ ] Yes [1 No

If yes, describe existing (if applicable) and proposed alcohol sales below, including if the ABC license will
include on-premises and/or off-premises sales.
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PARKING AND ACCESS REQUIREMENTS

14. A. How many parking spaces of each type are provided for the proposed use:

1

Standard spaces
Compact spaces
Handicapped accessible spaces.

Other.

Planning and Zoning Staff Only
Required number of spaces for use per Zoning Ordinance Section 8-200A

Does the application meet the requirement?

[ 1Yes [ ]No
B. Where is required parking located? (check one)
[.] on-site
[ ]off-site

If the required parking will be located off-site, where will it be located?

PLEASE NOTE: Pursuant to Section 8-200 (C) of the Zoning Ordinance, commercial and industrial uses may provide off-
site parking within 500 feet of the proposed use, provided that the off-site parking is located on land zoned for commercial
or industrial uses. All other uses must provide parking on-site, except that off-street parking may be provided within 300
feet of the use with a special use permit.

C. If a reduction in the required parking is requested, pursuant to Section 8-100 (A) (4) or (5) of the Zoning
Ordinance, complete the PARKING REDUCTION SUPPLEMENTAL APPLICATION.

[X] Parking reduction requested; see attached supplemental form

15. Please provide information regarding loading and unloading facilities for the use:

A. How many loading spaces are available for the use? NA

Planning and Zoning Staff Only
Required number of loading spaces for use per Zoning Ordinance Section 8-200
Does the application meet the requirement?

[ 1Yes [ ]No
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16.

Where are o street loading facilities located? NA

C. During what hours of the day do you expect loading/unloading operations to occur?
NA

D. How frequently are loading/unloading operations expected to occur, per day or per week, as appropriate?
NA

Is street access to the subject property adequate or are any street improvements, such as a new turning lane,
necessary to minimize impacts on traffic flow?

Access is through an alley

SITE CHARACTERISTICS

17.

18.

19.

Will the proposed uses be located in an existing building? [1 Yes [ No
Do you propose to construct an addition to the building? [1 Yes [1 No
How large will the addition be? square feet.

What will the total area occupied by the proposed use be?

0 sq. ft. (existing) + 870 sq. ft. (addition if any) = 870 sq. ft. (total)

The proposed use is located in: (check one)

[ 1a stand alone building

[v] a house located in a residential zone

[ ]a warehouse

[ 1a shopping center. Please provide name of the center:
[ 1an office building. Please provide name of the building:
[ ] other. Please describe:

End of Application
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epartment Plann & Zoning
ﬂ Special Use Permit Ap  ation Checklist

Supp emental application for the follow ng uses:
|:| Automobile Oriented
Parking Reduction
|:| Signs
|:| Substandard Lot

|:| Lot modifications requested with SUP use

Interior Floor Plan

Include labels to indicate the use of the spac ors, windows, seats, tables, counters, equipment)

If Applicable

Plan for outdoor uses

Contextual site image

Show subject site, on-site parking area, surr ing buildings, cross streets
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SUP #

& '-L*J:,ﬂ APPLICATION - SUPPLEMENTAL

Pt
) daine (]
L.]

“““"-Q G.tﬁ‘-,'g'

Supplemental information to be completed by applicants requesting special use permit
approval of a reductioninthe required parking pursuantto section 8-100(A)(4) or (5).

1. Describe the requested parking reduction. (e.g. number of spaces, stacked parking, size, off-site

location)
To provide one standard size parking space instead of two on a residential lot in the R-2-5
zone.

2. Provide a statement of justification for the proposed parking reduction.
There are major bus routes on Mt. Vernon Ave. less than 100" from the lot and a metro stop
approximately 3,000 feet from the lot.

3. Why is it not feasible to provide the required parking?
The lot is difficult to pull in and out for two cars due to the narrow alley and existing
conditions.

4. Will the proposed reduction reduce the number of available parking spaces below the
number of existing parking spaces?
Yes. v No.

5. If the requested reduction is for more than five parking spaces, the applicant must submita Parking
Management Plan which identifies the location and number of parking spaces both on-site and off-site, the

availability of on-street parking, any proposed methods of mitigating negative affects of the parking reduction.

6. The applicant must also demonstrate that the reduction in parking will not have a negative impact on the
surrounding neighborhood.
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A. Prop rty Informa ion
. 404A ALEXANDRIA AVE
Street Address

. 2,661.84
Tota Lot Area

B. Existing Gross Floor Area
Existing Gross Area
Basement

First F oor
Second Floor
Third Floor
Attic

Porches
Balcony/Deck
Garage
Other**

B1. Total Gross 0.00

C. Proposed Gross Floor Area

Proposed Gross Area

Basement 1,222.00
First Floor 587.00
Second Floor 587.00
Third Floor 0.00
Attic 0.00
Porches 81.00
Balcony/Deck 0.00
Garage 0.00
Other*** 330.00 ADU
C1. Total Gross 2,807.00

D. Total Floor Area

D1. 1,096.00
Total Floor Area (add B3 and C3)

1,197.83

Total Floor Area Allowed
by Zone (A2)

D2.

Signature:

Sq. Ft.

Sq. Ft.

x 0.45
Floor Area Ratio Allowed by Zone

B2.

C2.

Department of Planning and Zoning
Floor Area Ratio and Open Space Calculations for
Single and Two-Family Residential Outside Historic Districts

Allowable Exclusions**

Basement™*
Stairways**
Mechanical**

Attic less than 7**
Porches**
Balcony/Deck**
Garage**

Other***

Other***

Total Exclusions [0.00

Allowable Exclusions**

Basement** 1,222.00
Stairways** 78.00
Mechanical** 0.00

Attic less than 7’** 0.00

Porches** 81.00
Balcony/Deck**  0.00
Garage** 0.00
Other*** 0.00
Other*** 330.00 ADU
Total Exclusions |1,711.00

E. Open Space (RA & RB Zones)

E1. Sq. Ft.
Existing Open Space

E2. Sq. Ft.
Required Open Space

E3. Sq. Ft.

Proposed Open Space

33

R-2-5

Zone

1,197.83
Maximum Allowable F oor Area

B1.

B2.

B3.

0.00 Sq. Ft.
Existing Gross Floor Area*

0.00 Sq. Ft.
Allowable Floor Exclusions**

0.00 Sq. Ft.
Existing Floor Area Minus Exclusions
(subtract B2 from B1)

Comments for Existing Gross Floor Area

C1.

C2.

C3.

S

2,807.00 Sq. Ft.
Proposed Gross Floor Area*
1,711.00 Sq. Ft.
Allowable Floor Exclusions**
1,096.00 Sq. Ft.

Proposed Floor Area Minus Exclusions
(subtract C2 from C1)

No es

*Gross floor area for residential single and
two-family dwellings in the R-20, R-12, R-8,
R-5, R-2-5, RB and RA zones (not including
properties located within a Historic District) is
the sum of all areas under roof of a lot,
measured from exterior walls.

** Refer to the Zoning Ordinance (Section
2-145(A)) and consult with Zoning Staff for
information regarding allowable exclusions.
Sections may also be required for some
exclusions.

*** Refer to the Zoning Ordinance (Section
2-145(A)) and consult with Zoning Staff for
additional allowable exclusions. Additional
exclusions may include space under
balconies, retractable awnings, etc.

The undersigned hereby certifies and attests that, to the best of his/her knowledge, the above computations are tru and correc .

Date: 12.05.23
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GROSS - TERAN RESIDENCE

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301

ALEXANDRIA VACANT LOTS
DEL REY VACANT LOTS
DEL REY SIMILAR LOTS

SITE PHOTOS

HEIGHT STUDY

PROJECT INFORMATION
SITE PLAN

FLOOR PLANS
ELEVATIONS

SECTIONS

SHADOW STUDY
PARKING DIAGRAM
FIRE DIAGRAM
LANDSCAPE NOTES
LANDSCAPE PLANS
LANDSCAPE DETAILS
RENDERINGS

MATERIAL COMPATIBILITY

EUSTILUS architecture

2800 N.ROSSER ST.
ALEXANDRIA, VA 22311

202.569.9620
WWW.EUSTILUS.COM
ETERAN@EUSTILUS.COM




5213 FILLMORE AVE
5233 SEMINARY RD
2715 N ROSSER ST
2211 & 2213 IVOR LA

1101 FINLEY LA \D -
1321 N. PEGRAM ST \

308 N. QUAKER LA

16 VACANT LOTS PER THE FOLLOWING GUIDELINES:
1. VACANT LOTS CLASSIFIED AS RESIDENTIAL

2. VACANT LOTS NOT OWNED BY THE CITY OF ALEXANDRIA

3. VACANT LOTS NOT OWNED BY THE ADJACENT OWNER

4. VACANT LOTS NOT BEING USED FOR PARKING
*PER THE ALEXANDRIA GIS PARCEL VIEWER

GROSS - TERAN RESIDENCE
404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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2 VACANT LOTS PER THE FOLLOWING GUIDELINES:

1. VACANT LOTS CLASSIFIED AS RESIDENTIAL

2. VACANT LOTS NOT OWNED BY THE CITY OF ALEXANDRIA
3. VACANT LOTS NOT OWNED BY THE ADJACENT OWNER

4. VACANT LOTS NOT BEING USED FOR PARKING
*PER THE ALEXANDRIA GIS PARCEL VIEWER

GROSS - TERAN RESIDENCE

[ 2010 LA GRANDE AVE.

NEIGHBORHOOD AREA,
PAGE 3

[k

404A E. ALEXANDRIA AVE.

IIIIIIII’I

DEL REY - VACANT LOTS

| 2

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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1. NORTHWEST CORNER OF MT. VERNON AVE. & E. ALEXANDRIA AVE.

3. SOUTHWEST CORNER OF MT. VERNON AVE. & E. ALEXANDRIA AVE.

GROSS - TERAN RESIDENCE

2. NORTHEAST CORNER OF MT. VERNON AVE. & E. ALEXANDRIA AVE.

4. SOUTHEAST CORNER OF MT. VERNON AVE. & E. ALEXANDRIA AVE.

SITEPHOTOS | 4

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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1. 1413 MT. VERNON AVE. NORTH OF PUBLIC ALLEY ENTRANCE 2. PUBLIC ALLEY ENTRANCE FROM MT. VERNON AVE.

3. 1405 - 1411 MT. VERNON AVE., PUBLIC ALLEY ENTRY ON THE LEFT 4. 1401 - 1407 MT. VERNON AVE.

GROSS - TERAN RESIDENCE SITEPHOTOS | 5

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301 EUSTILUS architecture |
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1. VIEW OF 1401 MT. VERNON AVE. ALONG E. ALEXANDRIA AVE. 2. PUBLIC ALLEY ENTRY FROM E. ALEXANDRIA AVE.

u

b—V

3. 404 & 406 E. ALEXANDRIA AVE., PUBLIC ALLEY ENTRY ON THE LEFT 4. VACANT LAND BETWEEN 406 & 408 E. ALEXANDRIA AVE.

GROSS - TERAN RESIDENCE SITEPHOTOS | 6

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301 EUSTILUS architecture |
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1. VACANT LAND BETWEEN 406 & 408 E. ALEXANDRIA AVE., 404A BACK LEFT OF 2.408 - 414 E. ALEXANDRIA AVE.

THE PHOTO
/Y/‘l*
3. VIEW EAST ON E. ALEXANDRIA AVE. 4,411 - 413 E. ALEXANDRIA AVE.

GROSS - TERAN RESIDENCE SITEPHOTOS | 7

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301 EUSTILUS architecture |
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1. PUBLIC ALLEY LOOKING WEST TO MT. VERNON AVE FROM 404A

3. REAR FACADES OF HOUSES ALONG MT. VERNON AVE. TO THE RIGHT & MT.
VERNON AVE. TO THE REAR OF THE PHOTO

GROSS - TERAN RESIDENCE

2. 1413 MT. VERNON AVE SIDE AND REAR FACADE

4. 1403 TO 1411 MT. VERNON AVE. REAR FACADES

SITEPHOTOS | 8

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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1. EXISTING UTILITY POLE FOR HOMES AT 1405 TO 1411 MT. VERNON AVE. & 404
TO 406 E. ALEXANDRIA AVE.

3. 408 E. ALEXANDRIA AVE. DETACHED GARAGE AND ADU

GROSS - TERAN RESIDENCE

2. LOOKING NORTH FROM 404A TO UTILITY POLE AND REAR HOMES ALONG E.
NELSON AVE.

4. 408 E. ALEXANDRIA AVE. WEST SIDE YARD

i

)

=

A
%

SITEPHOTOS | 9

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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1. 404A, APPROXIMATE LOT OUTLINED IN RED 2. LOOKING NORTH FROM 404A

3. REAR FACADES AND YARDS OF 1407 - 1411 4. LOOKING NORTH FROM 404A TO 1413 MT. VERNON AVE. & THE REAR
FACADES OF THE ROWHOMES ALONG E. NELSON AVE., APPROXIMATE LOT
OUTLINED IN RED

GROSS - TERAN RESIDENCE SITEPHOTOS | 10

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301 EUSTILUS architecture |
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1. 404A, LOOKING SOUTHEAST, APPROXIMATE LOT OUTLINED IN RED

3. 404A, LOOKING SOUTH AT 404 & 406 E. ALEXANDRIA AVE & ALLEY,
APPROXIMATE LOT OUTLINED IN RED

GROSS - TERAN RESIDENCE

2. 404A, LOOKING WEST, APPROXIMATE LOT OUTLINED IN RED

-

4. LOOKING TOWARDS 404A, APPROXIMATE LOT OUTLINED IN RED

SITEPHOTOS | 11
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GROSS - TERAN RESIDENCE

ADDRESS

1401 MT. VERNON AVE
1403 MT. VERNON AVE
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1407 MT. VERNON AVE
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PROJECT DATA

OWNER:

EXISTING
PROPOSED
SCOPE OF WORK

APPLICABLE CODES

DANIELA GROSS & ERIC TERAN
2800 N. ROSSER ST.
ALEXANDRIA, VA 22311

VACANT LOT

SINGLE FAMILY RESIDENCE

NEW TWO STORY RESIDENCE OVER A
BASEMENT WITH A DETACHED ADU

VIRGINIA RESIDENTIAL CODE 2015

ZONING DATA

MAP-BLOCK-LOT-NUMBER
ZONE

USE GROUP
CONSTRUCTION TYPE

043.04-03-18
R-2-5

R-3

VB

REQUIRED PROPOSED

LOT SIZE 5,000 SF 2,661.84 SF
LOT WIDTH 50'-0" 59'-3"
LOT FRONTAGE 40'-0" 45'-8"
BULK REQUIREMENTS
FRONT YARD SETBACK 20'-0" 20'-0"
REAR YARD SETBACK 1:1 19'-10"
SIDE YARD SETBACK 1:3 7'-0"
HEIGHT LIMIT 30-0" 19' 10"
FLOOR AREA RATIO 0.45 0.44
1ST FLOOR 587 SF
2ND FLOOR 587 SF
TOTAL 1,174 SF
BASEMENT 1,222 SF
DETACHED GARAGE 314 SF

GROSS - TERAN RESIDENCE

PROJECT INFORMATION

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301
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SUMMER SOLSTICE - 9:00 A.M.

GROSS - TERAN RESIDENCE

WINTER SOLSTICE - 9:00 A.M.

SHADOW STUDY
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SUMMER SOLSTICE - 12:00 P.M.

GROSS - TERAN RESIDENCE

WINTER SOLSTICE - 12:00 P.M.

SHADOW STUDY
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SUMMER SOLSTICE - 3:00 P.M.

GROSS - TERAN RESIDENCE

WINTER SOLSTICE - 3:00 P.M.

SHADOW STUDY
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Becker Landscaping & Tree Service
10698 Moore Dr.

Manassas, Va. 20111

703-330-5204

Narrative of Tree Preservation
404 E. Alexandria Ave., Alexandria, Va.

1. All tree preservation activities shall be done according to the City Landscape Guidelines
and meet current industry standards as specified by the International Society of
Arboriculture and the American National Standards Institute.

2. Excavation and demolition shall occur. Prior to this tree protective fence shall be
installed. Signs shall be placed every 50’ indicating the tree protection areas. No activity,
materials or equipment shall go beyond the tree protective fence which shall remain in
place until completion of construction.

3. Root pruning will be performed for trees # 1N-5N along the TPF line. This will be a
trench 18 deep without pulling or tearing the roots beyond the trench wall.

4. The canopy coverage requirements will be met through the planting of trees.

5. There are no invasive plants on this lot.

6. There are no “Heritage”, “Specimen”, “Memorial” or “Street” trees on this lot or
neighboring lots.

Bill Becker

ISA Certified Arborist # MA — 0216A
November 7, 2023

Tree List for 404 E. Alexandria., Alexandria, VA
Prepared by Bill Becker, ISA Certified Arborist # MA-0216A November 7, 2023

Lot size = 2,662 s. f. requiring 666 s. f. tree canopy. Existing tree canopy = 0 s. f. Preserved tree canopy =0 s. f.
N denotes neighbor’s tree. R denotes City Right of Way tree. J denotes jointly owned tree. * denotes not counted for credit.

LANDSCAEP NOTES

1. The property owner and/or applicant, specifier, contractor and installer of plant material
are responsible for understanding and adhering to the standards set forth in the most
recent version of the city of Alexandria Landscape Guidelines and applicable conditions
of approval. All questions regarding application of, or adherence to, the standards and/or
conditions of approval shall be directed to the city prior to commencement of demolition,
construction, or any land disturbing activity.

2. The City-approved city-approved landscape plan submission, including plant schedule,
notes and details shall be the document used for installation purposes and all procedures
set forth in the landscape guidelines must be followed.

3. The contractor contractor shall not interfere with any tree protection measures or
impact any existing vegetation identified to be preserved per the approved tree and
vegetation protection plan.

4. Any changes, alterations or modifications to the site conditions that affect vegetation
protection zones will require an amendment to the approved tree and vegetation
protection plan and/or details.

5. Installation of plant material may only occur during the planting seasons identified in
the landscape guidelines.

6. 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.

7. Substitutions to the approved plant material shall not occur until written approval is
provided by the City..

8. Maintenance for this project shall be performed by the owner, applicant, successor(s)
and/or assign(s) in perpetuity and in compliance with City of Alexandria Landscape
Guidelines and as conditioned by project approval, as applicable.

Tree | Common Name DBH | Health | Comments/Condition Preservation Measures Canopy

# Botanical name Height Sq. Ft.

IN Silver Maple 44> 55 Partially topped, cavity in trunk. Save — install protective fence. Root | N/A
Acer saccharinum prune along fence.

2N Siberian Elm 20” 45 Topped. Save — install protective fence. Root | N/A
Ulmus pumila prune along fence.

3N Northern Catalpa 227 85 Save — install protective fence. Root | N/A
Catalpa speciosa prune along fence.

4N White Mulberry 227 25 Topped. Save — install protective fence. Root | N/A
Morus alba prune along fence.

5N Siberian Elm 8x4” 75 Declining. Save — install protective fence. Root | N/A
Ulmus pumila prune along fence.

GROSS - TERAN RESIDENCE

LANDSCAPE NOTES | 32

404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301

66

EUSTILUS architecture |
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NOTES

N 1. TREE PROTECTION DETAIL SHALL APPLY TO ALL
I NO ) TREES INCLUDING STREET TREES.
2. TREE PROTECTION FENCE SHALL BE INSTALLED PRIOR
ENTRY TO ANY SITE WORK, CLEARING OR DEMOLITION. CITY
STAFF SHALL BE NOTIFIED 72 HOURS PRIOR TO
TREE PRESERVATION INSTALLATION OR ANY OTHER TREE PRESERVATION \ |
- AREA MEASURE SPECIFIED IN PLANS AND SHALL APPROVE | |
0 LAYOUT. | | /
CALL: 703-7L46-L666 | \
T TO REPORT VIOLATIONS [\ |
3. NO PERSONNEL, VEHICLES, EQUIPMENT, | TREE PROTECTION FENCE (SEE
CONSTRUCTION MATERIALS OR DEBRIS ALLOWED IN | CITY STANDARD DETAIL)
Jona o ROHIBIDO ENTRAR TREE PROTECTION AREAS. REFER TO LANDSCAPE ‘ o MAY BE OUTSIDE OF
GUIDELINES FOR ADDITIONAL RESTRICTIONS. \a [ | TRENCHLINE OR WITHIN TRENCH
LLAMAR AL TEL. 703-7L6-L666 \
PARA REPORTAR INFRACCIONES o
4. REMOVE TREE PROTECTION FENCE ONLY WITH \
N - / APPROVAL FROM CITY STAFF AFTER ALL SITE WORK u | ROOT PRUNE ON FENCE TO FOLLOW LIMIT OF
HAS BEEN COMPLETED. \ \ "“ TREE SIDE OF FENCE DISTURBANCE (LOD) UNLESS

7% 127 # | OTHERWISE NOTED

5. SIGN MATERIAL TO BE WEATHER RESISTANT. ‘ ‘

6. FENCE FABRIC MAY ALSO BE 2X4 WELDED WIRE TREE ‘
FABRIC MIN. 12.5 GAUGE LAYERED WITH ORANGE i:gECT‘ON

SNOW FENCE FOR VISIBILITY

2" CHAIN LINK 10'—0" MAX. .
FABRIC OR TENSION BAR 18
WIRE FENCE AT ENDS DEPTH
BEOIREDD SEREBDEDE BREREREDERIEE N\
TYPICAL SIGNAGE RIS RIS \ oS~
30’ 0.C. (SEE 203&;‘?02@: ’\\\"0’&"&3 \ TREE PROTECTION AREA ROOT PRUNING TRENCH
NLARGEMENT AT ?02\\\0’ QL] 6" MAX. WIDTH
E EMENT) RS TORRSEEILIELI
29505959 <5 5 20 =
. SRR ; .
PIPE 2” O.D. o;o‘e-‘\v,e,ez%g % = NOTES
GALVANIZED STEEL g::::&,:gzgzgzg:g: a
OR 2X4 PRESSURE :0:0:9’0:0’@0:0’ <+ 1. ROOT PRUNING SHALL BE DONE WITH TRENCHER OR VIBRATORYPLOW TO DEPTH OF 18”". ROOTS OVER 1.5" IN DIAMETER SHALL
TREATED POSTS ‘:’:’0”“&:‘: % ~0¢0 .\\ :z || HAVE A CLEAN CUT MADE BY A CLEAN SAW ON THE SURFACE OF THE ROOT, WHICH IS STILL ATTACHED TO THE TREE. DO NOT
0,0,0’0"/0,0, KK 0\\/ ,0,0\\,0,0, = BREAK OR CHOP. DO NOT PAINT THE CUT ROOT END. IF EXCAVATION IS FOR INSTALLATION OF UNDERGROUND UTILITIES, LEAVE
:::::“,;,c::‘ ::},’0:0\",:,",:,&:::,&:‘\ /,%’\\\QQQ’ THE ROOT INTACT AND THREAD THE LINES UNDERNEATH.
Q5K 258 158 doedotoleteetotede! %
:0:0:0:0’\‘}“0 R \&&%&&:@0&&&:@0‘0‘0&,&\\\\00 2. ROOT PRUNING SHALL TAKE PLACE PRIOR TO ANY CLEARING AND GRADING. EXACT LOCATION OF TREE PROTECTION AREAS
0:0:0:0:’00 \\ L ILLRIILLRIILLLRSL 0\ SHALL BE STAKED OR FLAGGED PRIOR TO TRENCHING AND SHALL BE APPROVED BY CITY STAFF.
peletele! RIS =
3. ROOT PRUNING SHALL BE CONDUCTED WITH THE SUPERVISION OF AN ISA CERTIFIED ARBORIST. CERTIFICATION SHALL BE
< PROVIDED TO THE CITY UPON COMPLETION.
£
Ly 4. BACKFILL THE ROOT—PRUNING TRENCH WITH APPROVED LOOSE TOPSOIL MIX AND TOP WITH 3—4" BARK MULCH AND MARK
= LOCATION FOR FUTURE REFERENCE. SILT FENCE MAY BE INSTALLED IN TRENCH PRIOR TO BACKFILLING AS LONG AS THE
N TRENCH IS NOT OPEN FOR LONGER THAN 48 HOURS WITHOUT WATERING.
s 5. ROOT PRUNING WORK SHALL NOT BE DONE WHEN MORE THAN THE TOP 1 INCH OF SOIL IS FROZEN. ROOT PRUNING SHALL
] ] B NOT BE UNDERTAKEN WHEN THE SOIL IS WET AND CONDITIONS ARE MUDDY.

6. CITY OF ALEXANDRIA STAFF SHALL BE NOTIFIED 72 HOURS PRIOR TO TRENCHING AND WHEN ALL ROOT PRUNING AND TREE
PROTECTION FENCE INSTALLATION IS COMPLETE.

AWREE PROTECTION FENCE A YROOT PRUNING

NOT TO SCALE NOT TO SCALE
# OF UPDATES: 00 LAST UPDATED: # OF UPDATES: 00 LAST UPDATED:
NOTE: S TREE NOTE: S ROOT
THE INFORMATION SHOWN HEREIN THIS ALEXANDRIA THE INFORMATION SHOWN HEREIN THIS ALEXANDRIA
CITY OF ALEXANDRIA, VIRGINIA DOCUMENT IS FOR GENERAL GUIDANCE Approved by: PROTECTION CITY OF ALEXANDRIA, VIRGINIA DOCUMENT IS FOR GENERAL GUIDANCE Approved by: PRUN | N G
STANDARD LANDSCAPE DETAILS ONLY AND IS NOT INTENTED FOR COA FENCE STANDARD LANDSCAPE DETAILS ONLY AND IS NOT INTENTED FOR COA
CONSTRUCTION PURPOSES. ITS USE SHALL CONSTRUCTION PURPOSES. ITS USE SHALL
CITY OF ALEXANDRIA, VIRGINIA NOT RELIEVE THE DESIGN PROFESSIONAL Date drawn: CITY OF ALEXANDRIA. VIRGINIA NOT RELIEVE THE DESIGN PROFESSIONAL Date drawn:
' OR CONTRACTOR OF ANY LEGAL LD 0l4 ' OR CONTRACTOR OF ANY LEGAL LD 0I5
RESPONSIBILITY. | OF | 01/01/19 RESPONSIBILITY. | OF l ol/oi/19

SCALE: 1" = 10'-0"
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% s Q PLAN VIEW

—_— N.T.S.

ISA

MULCH RING

(6 FT.) @ MIN. VISIBLE.

FROM TREE TRUNK

ROUGHEN SIDES OF
PLANTING HOLE AND
BACKFILL SOIL
MIXTURE FOR ENTIRE
TREE WELL AREA X
ROOTBALL DEPTH

SOIL AMENDED
W/ORGANIC MATERIAL;
FIRM IN 8" LIFTS

ROOT BALL

NOTES

SITE FEATURES

5. TREES PLANTED WITHOUT THE TRUNK FLARE VISIBLE WILL BE REJECTED.

ESTABLISHMENT WATERING SHALL BE PER THE SPECIFICATIONS ON ALL DETAILS.

SIGNIFICANT SIZE AS DIRECTED BY CITY STAFF.

APECIDUOUS TREE PLANTING

NOT TO SCALE

# OF UPDATES: 01 LAST UPDATED: 12/02/2019

ACCEPTED PER LANDSCAPE
CONTRACTORS ASSOCIATION OR

1 2"X2"X8" HARDWOOD STAKES

%%WYZV%Q STAKE ATTACHMENT METHOD

SET OUTSIDE OF ROOTBALL

o
ZM @= SURVEYOR’S FLAG
T

CENTER TREE IN WELL.
TRUNK FLARE SHALL BE

3 IN. MULCH; MULCH\‘\ e
#—3'—-0 ¥
MUST BE 67 AWAY P — 4 IN. HIGH EARTH

SAUCER BEYOND EDGE
OF ROQT BALL

REMOVE ALL TWINE,
ROPE, WIRE, AND
BURLAP FROM THE

TAMP SOIL UNDER ROOT
BALL BASE; COMPACTED
TO 80% STD. PROCTOR
SO THAT ROOT BALL
TIMES ROOTBALL DIAMETER OR DOES NOT SINK

5°—0", WHICHEVER IS GREATER UNDISTURBED SUBGRADE

1. AT PLANTING PRUNE ONLY CROSSING LIMBS, BROKEN OR DEAD BRANCHES, AND ANY BRANCHES THAT POSE
A HAZARD TO PEDESTRIANS PER ANSI STANDARDS A300. DO NOT PRUNE INTO OLD WOOD ON EVERGREENS.

2. CONTRACTOR SHALL MAXIMIZE EXCAVATED AREA FOR TREE WELL WITHOUT ADVERSELY IMPACTING ADJACENT

4. UNLESS OTHERWISE DIRECTED BY PROJECT SPECIFICATIONS OR CITY STAFF, SOIL MIXTURE SHALL BE CLEANED
OF DEBRIS, AND MEET SOIL COMPOSITION REQUIREMENTS OF CITY OF ALEXANDRIA LANDSCAPE GUIDELINES.

6. ALL PLANTS MUST BE WATERED AT INSTALLATION AND AGAIN WITHIN 48—HOURS OF INSTALLATION,

7. STAKES WILL BE INSTALLED USING ARBORICULTURE PRACTICES, TREES SHALL STAND PLUM AFTER STAKING.

8. INSTALLATION WILL INCLUDE THE REMOVAL OF ALL STAKING MATERIAL ONE YEAR AFTER INSTALLATION. ANY
HOLES LEFT BY REMOVING STAKING SHALL BE FILLED WITH APPROVED TOPSOIL / BACKFILL MIXTURE.

9. CONTRACTOR SHALL USE GALVANIZED EYESCREW & TURNBUCKLE INSTEAD OF ARBOR TIE ONLY FOR TREES OF

HARDWOOD STAKE
TREE TRUNK

STAKE ATTACHMENT
ROOT BALL

TREE PLANTING WELL

NOTE sourc?::\TY OF
THE INFORMATION SHOWN HEREIN THIS ALEXANDRIA DECIDUOUS
CITY OF ALEXANDRIA, VIRGINIA DOCUMENT IS FOR GENERAL GUIDANCE ‘Approved by: TREE PLANTING
STANDARD LANDSCAPE DETAILS ONLY AND IS NOT INTENTED FOR COA
CONSTRUCTION PURPOSES. ITS USE SHALL
CITY OF ALEXANDRIA, VIRGINIA NOT RELIEVE THE DESIGN PROFESSIONAL Date drawn:
OR CONTRACTOR OF ANY LEGAL | OF | 01/01/19 LD ool
RESPONSIBILITY.
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GROSS - TERAN RESIDENCE VIEW FROM UNDEVELOPED LAND ALONG E. ALEXANDRIA AVE. | 38
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GROSS - TERAN RESIDENCE VIEW FROM MT. VERNON AVE. ALLEY ENTRY | 39
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THE GABLE ROOF IS A DOMINANT
FEATURE FOR THE HOMES ALONG E.
ALEXANDRIA AVE. THE ROOF HEIGHT
IS LOWER THAN ALL ADJACENT HOME
TO MINIMIZE THE SIZE OF THE
STRUCTURE.
THE ORIENTATION OF THE
HOUSE IS EAST TO WEST WHICH
IS THE SAME DIRECTION FOR
THE HOMES ALONG MT.
VERNON AVE.

THE GABLE ROOF ALLOWS FOR SOLAR
PANELS TO.BE INSTALLED ON THE
SOUTH FACING ROOF OF THE MAIN
HOUSE AND ADU.

THE EIGHT ADJACENT HOMES ALONG
MOUNT VERNON AVE. ARE ALL
NARROW.WITH A SIMILAR WIDTH.

DIVIDED LITES ARE A COMMON
FEATURES IN WINDOWS
THROUGHUOT DEL REY.

THE FIBER CEMENT SIDING
COMPLEMENTS THE HOMES ALONG E.
ALEXANDRIA AVE.

THE MAJORITY OF DEL REY
HOMES HAVE PORCHES OR
AWNINGS OVER THEIR FRONT
DOORS. THIS CANTILEVER ROOF
COMPLEMENTS THIS FEATURE.

|/

THE BRICK SIDING COMPLEMENTS THE
HOMES ALONG MOUNT VERNON AVE

PERVIOUS PAVERS ALLOW FOR
WATER FILTRATION TO NATIVE SOIL

IR

THE MAJORITY OF DEL REY
HOMES HAVE STEPS LEADING
TO THE FRONT DOOR

GROSS - TERAN RESIDENCE MATERIAL COMPATIBILITY | 41
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_CounciIComment@alexandriava.ﬂ

From: MD Lim <markdlim@gmail.com>

Sent: Monday, February 19, 2024 7:43 PM

To: Amy Jackson; Justin Wilson

Cc: John Chapman; Canek Aguirre; Alyia Gaskins; Kirk McPike; Sarah Bagley;
CouncilComment@alexandriava.gov

Subject: [EXTERNAL]2/24 Council Public Hearing: Opposition to SUP 2023-00076 (404A E.

Alexandria Ave)

"thls message don't often get email from markdllm@gmali com. mehﬂh_mumgpﬂa_t

Dear Mayor Justin Wllson Vice Mayor Amy Jackson, and Honorable Members of the City Council for the
City of Alexandria,

§ Some people who ré

Thank you for the opportunity to provide my recommendation to reject the Special Use Permit #2023-
00076 that will be discussed as item #12 on the docket for City Council's Public Hearing on February 24,
2024. | submitted my written testimony via the City Council portal on Alexendrava.gov and pasted it
below, welcoming any opportunity to share my perspective or answer any questions.

Respectfully,
Mark
1407 Mount Vernon Avenue

Dear Councilors to the City of Alexandria,

On behalf of the City of Alexandria’s residents, thank you for your leadership representing the interests of our
community. As the final check-and-balance to a process that seems to be steam-rolled by City Staff and the Applicant, |
ask you to reject the Special Use Permit application #2023-00076 at the City Council hearing on February 24, 2024, as
Docket # 24-1854. Below my signature is my written testimony for the City Council Public Hearing on January 20, 2024.
Rather than repeat that letter, | wanted to further share why | recommend that you consider rejecting this application.

My residence will be directly impacted if this substandard lot is developed as designed in the application. The lack of
community engagement and disregard for community opinion by the Applicant and Department of Planning and Zoning
Staff remains appalling. Those affected by this application remain united in opposition, as shown by: Mayor Wilson’s
comments at the City Council Public Hearing on January 20, 2024 (quoted below); an Alexandria Times article calling this
a “contentious issue” on January 17, 2024; a split 4-3 vote by the Planning Commission on January 4, 2023; and formal
opposition by the Del Ray Citizen’s Association sent to the Department of Planning and Zoning on November 20, 2023.
Amongst this public opposition and contention, the Applicant and Staff of the Department of Planning and Zoning have
not offered a forum for discussion or resolution.

None of the letters supporting this application were authored by affected neighbors, except for one who welcomed
“new neighbors in our immediate area and the diversity in housing”. As the applicant responded to Planning
Commissioner Koenig’s question on January 4, 2024 (4 hrs : 9 mins) “Ideally our plan would be to rent it long term, year
lease” without mention in the application or subsequent reports that this development would be rented at below-
market rates. This property is not an example of Zoning For Housing, a vision of which I’'m supportive as the City
continues to grow. But, that vision is disingenuously applied in this letter of support and by the Staff of the Department
of Planning and Zoning who justified their recommendation against the opposition of Del Ray Citizen’s Association at the
Planning Commission Public Hearing. Zoning for Housing should include sincere engagement of the community and the
steam-rolling to advance this specific application is an example of what not to do.
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As Mayor Wilson said at the City Council's Public Hearing (2 hrs : 56 mins), “There has been considerable disagreement
between the applicant and residents...let me encourage the applicant and the neighbors to get together...and have some
conversation about the areas of disagreement and see what possible could be agreed to.” My neighbors who would be
negatively impacted if this permit is approved represent different interests in this City’s growth. However, this lack of
engagement by the Department of Planning and Zoning staff and Applicant has brought us together to learn and share
what is happening at 404-A E. Alexandria Avenue. It was through these forums that | learned: a) about the application
and potential impact to my residence (only one paper sign was posted in a non-obvious location on E. Alexandria
Avenue, a sign that has been missing for weeks), b) that some neighbors reached out to the Department of Planning and
Zoning and not received a response, and c) that not all impacted neighbors received an invitation to the one-and-only
introduction by the Applicant in November 2023. This meant that we had to quickly learn about the utility of a Special
Use Permit and the review process, search historical public records of our residence and community, and provide
testimonies to Del Ray Citizen’s Association, Planning Commission, and City Council. Beyond those forums and
particularly given the public perception of this issue, the applicant and/or staff of the Department of Planning and
Zoning had multiple opportunities and ample time to do outreach but failed to do so. Instead, we learn about updates
on the Staff Report through formal reports submitted to dockets of the City Council Public Hearings.

The Applicant and the City Staff have not reached out to me, even though my email address is publicly available as
written testimony. Another missed opportunity was at the City Council Public Hearing on January 20, 2024, where about
20 of us planned to provide verbal testimony or support. Upon learning about the delay, we all met in the overflow
room to discuss next steps. The Applicant entered the room, saw all of us and instead of joining the discussion, left the
room to consult with Mr. Sam Shelby of the Department of Planning and Zoning who waited in the hallway. The door to
the overflow room is glass and we were at the entrance, so they could not have missed us as | clearly saw them in
discussion. But, both left without saying a word, missing an opportunity for transparent discussion and furthering
concerns that City Staff sides with the Applicant and are not interested in talking with us.

Instead, Planning Director Mr. Karl E. Moritz reached out to two neighbors by email on Friday, February 16, 2024, at 5:19
p.m. EST, asking to meet. This outreach, one week prior to the City Council Public Hearing, three weeks after Mayor
Wilson’s recommendation, and after 5pm on the Friday before a three-day weekend, can be seen as nothing but
devious. | did not receive this invitation. Fortunately, we developed an email list among affected neighbors after the City
Council meeting, with many of us changing our Saturday plans to meet with Mr. Moritz and Mr. Shelby with less than 24
hours notice. When | asked Mr. Moritz why | wasn’t invited to the discussion, he said that he didn’t have my email
address (I had to remind him about the written testimony) and that he was planning on going door-to-door. Their
unannounced door-to-door campaign on the Saturday of a three-day weekend would have occurred after meeting my
neighbors. None of this makes practical sense and furthers speculation that this was a last-minute and insincere attempt
to “check the box” on engaging the community a week before the postponed Public Hearing.

As mentioned in my original testimony, | remain concerned about the increased underground flooding to my basement
and the increased risk to pedestrian, bicycle, and vehicular traffic on Mount Vernon Avenue. At the impromptu Saturday
meeting, Mr. Moritz and Mr. Shelby did not provide comment on the flooding potential and seemed to agree with the
poor visibility of cross pedestrian and vehicular traffic after we walked down the alley, acknowledging that this may be
the only alley on Mt Vernon Avenue that is in-the-middle of a block. Given their lack of engagement, | was still
disappointed that neither were prepared to answer those concerns, even though it was raised in several written
testimonies submitted by myself and others.

Again, thank you for your leadership and opportunity to provide my comments in advance of the discussion on February
24, 2024. Please do not hesitate to email me at markdlim@gmail.com if you have any questions about the content of
this testimony, the one submitted for the City Council Public Hearing on January 20, 2024 (pasted below), or would like
to discuss my frustration on the lack of engagement by the Applicant and staff of the Department of Planning and
Zoning.

Respectfully,

Mark Lim (and Yashin Lin)
1407 Mount Vernon Avenue
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Previous written testimony sent to City Council Members for January 20, 2024 hearing

Dear Councilors to the City of Alexandria,

On behalf of the City of Alexandria’s residents, thank you for your continued service representing the best interests of
our community. Change is not easy, particularly for a city with extensive historical roots, and as you steer our City
through Northern Virginia’'s growth, | remain proud of your leadership in ensuring that Alexandria maintains a healthy
and inclusive community.

The health of our community has embodied a personal obligation to contribute through community service. To date, |
have volunteered over 400 hours to the Alexandria Health Department’s Medical Reserve Corps (MRC) and Community
Emergency Response Team. This includes weekends supporting and supervising: annual mass influenza vaccination
events, several COVID-19 mass testing events, large COVID-19 vaccine clinics that immunized over a thousand
community members to smaller clinics in neighborhoods hardest hit by the pandemic, and pediatric vaccine clinics. | also
volunteered at the Health Department’s COVID-19 call center and as a COVID-19 contract tracer and case investigator.
These opportunities gave me a unique opportunity to cross paths with other Alexandrians from different walks of life,
and | have left every event prouder of being a resident of this City.

However, | am writing to express my disappointment at the lack of community engagement or consideration by the
Department of Planning and Zoning and the Alexandria Planning Commission on the application for a Special Use Permit
(SUP) #2023-00076 for 404A E Alexandria Avenue. | only learned about changes in the original application through public
filings of the final document, interpreting these documents as a non-subject matter expert with other impacted
neighbors, and attending the Planning Commission meeting on January 4, 2024, Beyond these filings and forum, we
were never given an opportunity to learn about changes, exchange concerns, or explore alternatives with the City Staff,
Planning Commission, or applicant, even though my residence and those of my neighbors would be negatively affected
by this new single-family residence with a detached Accessory Dwelling Unit.

This lengthy letter seems to be the last opportunity for community-level input. The first and only-opportunity for
dialogue was hosted by the Del Ray Citizen Association (DRCA), which did its job in allowing for deliberation and voting
in opposition to this SUP (re. letter sent to Mr. Moritz, Alexandria Department of.Planning and Zoning). But, instead of
following up with DRCA’s letter and those of my neighbors, the Department of Planning and Zoning responded through a
final report that recommended approval of the SUP permit. Not only did their official report not address the significant
concerns in those letters, it only raised more questions. We only wished for dialogue and the Planning and Zoning Staff
didn’t respond to our requests. Adding to the sting was that we first learned about adaptations at the Planning
Commission meeting, after the Staff filed their report and recommendations.

I am in full agreement with my neighbor’s and DRCA'’s concerns and since there is no other opportunity for dialogue with
the Planning and Zoning Staff, Planning Commission, or applicant. | am presenting my main concerns through this letter
and hopefully as verbal testimony to you, as our City Council.

e Firstly, our residences are part of the Hooffs Run Watershed that sit on-top of underground streams that
drain into the very-active Hooffs Run. Most of the recent flooding events, specifically those off Monroe
Avenue and off Commonwealth Avenue in the Rosemont Neighborhood, are associated with our
watershed. The streams immediately underneath and surrounding our residences have not been
disturbed since our multi-unit townhomes were built in the late 1930’s with sump pumps being a
necessity. My sump pump routinely runs multiple times during dry periods and almost continuously
during rain and snow events. It also takes several days for the large “puddles” on the 404A E Alexandria
lot to absorb into the ground after a modest rain event, confirming that the soil is already water-logged
by active streams with little capacity for additional run-off. Building a solid structure that runs to the
edge of the lot with a predominantly underground footprint will stress these active sub-terrain streams.
Since our townhomes are below 404A E Alexandria, it is highly likely that the streams will be diverted
and focused into our basements if the proposed building is constructed. My own sump pump is unlikely
to handle increased demand and | would predict that putting in a single-family home at 404A E
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Alexandria could make the surrounding ten homes unlivable given their age and cost for reinforced
infrastructure.

« Secondly, the only vehicular access to the proposed unit is through a small public alley off Mount
Vernon Avenue. Approving this permit will increase the danger to our immediate community by
converting a lightly-used alleyway into an active vehicular thoroughfare. Driving onto Mount Vernon
Avenue from this alley means that the driver must first cross an active sidewalk connecting the Braddock
Road Metro Station, GW Middle School, and the rest of Alexandria to Del Ray’s “downtown” core. Then,
the driver must carefully navigate onto Mount Vernon Avenue after passing parked cars at the edge of
the alley entrance, with additional effort that car and bicycle cross-traffic is aware given that the
entrance is not obvious (as it is in the middle of the block) or visible from the street. There have been
several occasions of cars blocking the alley because visitors thought it was a viable parking spot. The
City’s refuse, recycling, and compost collection staff also will not attempt to drive down the alley and
instead service our townhomes by parking on Alexandria Avenue and walking down the alley. The
detached Accessory Dwelling Unit described in the SUP application has its own dedicated kitchen and
laundry in addition to those within the main building, elevating concern that the proposed construction
is for two separately-resided buildings. This alley and its intersection with the sidewalk and Mount
Vernon Avenue is not designed for the likely increased traffic pressure introduced by two new family
units at 404A E Alexandria and regular services such as Amazon or other delivery providers.

+ Most shockingly, during verbal testimony provided by the staff of the Department of Planning and
Zoning at the Planning Commission meeting, one significant justification for their final recommendation
was based on the proposed goals of Zoning For Housing/Housing For All (ZFH). My love of the diversity
and inclusivity of this City should show that | am in full support of ZFH and | applaud the Council’s
leadership on this issue. However, the residence described in the application for this SUP does not
address the vision as it is proposed as a single-family residence (although this counters the design, as
mentioned above) that the applicant testified is intended to be a rental. If these are rented, | highly
doubt these will be offered at sub-market rental rates as this is not described anywhere. The intended
use and design of these buildings are not the model that should represent the vision of ZFH and it is
insincere to make that claim. | remain disappointed that these City Staff wanted to distract the lack of
substance in their report by politicizing an issue unrelated to this SUP application.

Our family focused our housing search on Alexandria when we were moving back to this region after several years in
Seattle. After living in eight different cities, Alexandria is the only city | have ever wanted to put down roots, a
commitment that resulted in the purchase of our first home. The past five years have been nothing but amazing,
including new routines of weekend walks throughout Alexandria’s diverse neighborhoods, enjoying the multitude of
cuisines from Old Town and Arlandria to the West End, and partaking in multiple events, festivals, farmer’s markets, and
local theater. We typically find ourselves comparing Alexandria during our vacations, often to the detriment of the cities
we’re visiting.

As you review this SUP application and my comments, | also ask the City Council to recognize that this review process
lacked transparency and community engagement, with concerns filed by my neighbors and DRCA remaining
unaddressed. This process has been disappointedly frustrating, and | am speaking as a resident who loves Alexandria
and the community represented by its residents and dedicated civil servants.

Again, thanks for this opportunity to voice my concerns. | welcome a call, email, or opportunity to meet if you have any
questions about the content of this letter or want to learn more about my concerns about this application or the lack of
transparency and engagement in its review.

Respectfully,

Mark Lim (with Yashin Lin)
1407 Mt Vernon Ave
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markdlim@gmail.com

DISCLAIMER: This message was sent from outside the City of Alexandria email system.
DO NOT CLICK any links or download attachments unless the contents are from a trusted source.
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CouncilComment@alexandriava.gov

From: Ann Kammerer <ann.kod@gmail.com>

Sent: Monday, February 19, 2024 9:49 PM

To: Justin Wilson; John Chapman; Canek Aguirre; Amy Jackson; Alyia Gaskins; Kirk McPike;
Sarah Bagley; CouncilComment@alexandriava.gov

Subject: [EXTERNALJSUP at 404A E Alexandria Ave. in Del Ray

I’'m writing to express my opposition to the SUP application for development at 404a E. Alexandria Ave in Del Ray.

I've lived at 1403 Mt Vernon Ave, a nearly adjacent property to the one in question, since 1998. The plans for the
structure feel very out of keeping with the rest of the surrounding neighborhood. The developers have indicated that
they don'tintend to live on the property. The lack of street frontage, safety concerns regarding fire service access, and
past flooding issues all weigh on my feelings about the project. The proposed house and the ADU, which would be used
for short term rental, do not address the tight parking issues in the area, and again, are not in keeping with the
neighborhood feel.

| hope that you will oppose granting this project.
Ann Kammerer

1403 Mt Vernon Ave
Alexandria VA 22301

DISCLAIMER: This message was sent from outside the City of Alexandria email system.
DO NOT CLICK any links or download attachments unless the contents are from a trusted source.
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Good Evening City Council Members,

My name is John Burdick and I live with my wife, Dakota Chance, and our two
sons at 1409 Mount Vernon Ave. We bought our home in June 2022 using the VA
Loan benefit afforded to us as Active Duty Military. Our house represents the
single largest slice of our financial portfolio and up until recently, we had hoped it
would serve as our retirement home after our children had grown up and flown
the coop. However, today I am writing to add my voice to the Del Ray Land Use
Committee, Del Ray Citizen Association, and the numerous residents who have
already spoken up in opposition to the Special Use Permit (SUP) #2023-00076
with the proposed construction of 404A E Alexandria Avenue. A project that if
allowed to proceed in its present configuration, would cause undue financial harm
to the surrounding neighbors and would force my wife and I to reconsider
hanging up our uniforms here in the City of Del Ray.

“The only purpose for which power can 