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I DISCUSSION

The applicants, Morgan Tyler and Tomas Plaza Reneses, request an amendment to the official
zoning map to rezone the subject properties at 333 Helen Street from to R-2-5/Residential to RB/
Townhouse.

SITE DESCRIPTION AND BACKGROUND

The subject property, 3333 Helen Street, consists of a single lot of record with 56 feet of frontage
along Helen Street. It also has a lot width of 56 feet and a lot size of 2,800 square feet. A single-
unit dwelling constructed circa 1979 occupies the subject property. The subject property has been
zoned R-2-5 since 1992. Prior to 1992, it was zoned RB.
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Figure 2 — Site plan
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The subject property is located within the Potomac West Small Area Plan (SAP) Chapter of the
City’s Master Plan which designates the block as “RM” for medium-density residential uses.

The subject property became a substandard lot and the existing dwelling a noncomplying structure
with the comprehensive rezoning in 1992. The rezoning made the subject property substandard
with regard to lot size. The existing dwelling became noncomplying with regard to floor area ratio
(FAR).

The zoning map, shown in Figure 3, below, shows a patchwork of zones surrounding the subject
property. The townhouses to the south are zoned RB (shown in yellow), the nonresidential
properties along Mount Vernon Avenue to the west are zoned CL (shown in red), and the single
and two-unit dwellings to west, north, and east are all zoned R-2-5.

Figure 3 - Surrounding Zoning (subject property outlined in light blue)

Despite these different zones, this block, including the subject property, bounded by Herbert Street to the
south, Helen Street to the west, Leadbeater Street to the north, and Commonwealth Avenue to the east all
share the same land use designation of RM/Residential Medium.
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PROPOSAL

The applicant requests an amendment to the official zoning map to rezone the subject properties,
lot 525, from R-2-5/Residential to RB/Townhouse. The applicants propose this change to bring
the subject property into compliance. The rezoning would also allow for a modest addition to be
constructed under the higher FAR permitted by the RB zone. A Master Plan Amendment is not
required because the proposed zone is consistent with the Potomac West SAP land use designation
of residential medium.

ZONING

The subject property is currently zoned R-2-5 which allows for residential development with a
maximum Floor Area Ratio (FAR) of 0.45. The Zoning Ordinance classifies the existing dwelling
as noncomplying because it exceeds the maximum permitted floor area. The R-2-5 zone also
requires a minimum lot size of 5,000 square feet and the subject property is only 2,800 square feet
in size. As such, the Zoning Ordinance classifies the subject property as a substandard lot.

The proposed RB zone allows for residential development with a maximum FAR of 0.75. It
establishes a minimum lot size of 1,980 square feet.

Table 1 below shows the existing R-2-5 zone and proposed RB zone requirements compared to
the existing conditions on the subject property.

Table 1 — Existing RB and proposed R-2-5 zone requirements with exiting lot conditions

Requirement R-2-5 Zone RB Zone Lot 525
Size 5,000 Sq. Ft. 1,980 Sq. Ft. 2,800 Sq. Ft.
'Width 50 Ft. 50 Ft. 56 Ft.
Frontage 40 Ft. 50 Ft. 56 Ft.
FAR 0.45 0.75 0.47

I1. STAFF ANALYSIS

Staff recommends approval of the applicant’s proposal to rezone the subject property from R-2-
5 to RB. The applicant’s proposal would bring the subject property and existing dwelling into
compliance with the Zoning Ordinance zone’s lot requirements while maintaining consistency
with the Potomac West SAP.

A. Conformance with the Potomac West SAP

The rezoning would be in conformance with the Potomac West SAP. The subject property has a
Residential Medium (RM) land use designation in the SAP. Both R-2-5 and RB are consistent with
the RM land use designation. The block surrounding the subject property (bounded by Herbert
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Street to the south, Helen Street to the west, Leadbeater Street to the north, and Commonwealth
Avenue to the east) contains a mix of residential densities (single-unit, two-unit, townhouse, and
multi-unit dwellings) and all are envisioned under the RM land use designation. The unified land
use designation of this block indicates that both R-2-5 and RB are appropriate zoning districts for
achieving and maintaining the medium-density residential character envisioned by the SAP.

The RB zone does allow townhouse dwellings, whereas the R-2-5 zone does not, however,
townhouse dwellings could not be constructed on the subject property. The lot does not have
sufficient size to accommodate more than a single dwelling unit.

The SAP also encourages residential infill development consistent with the scale and density of
surrounding housing. The rezoning would increase the subject property’s maximum floor area
increase from 1,260 (0.45 FAR) to 2,100 (0.75 FAR). The RB zone also has an open space
requirement whereas the R-2-5 zone does not. Given the existing configuration of the subject
property, only a modest addition could be constructed before running up against the RB zone’s
maximum height limit and its minimum open space, side, or rear yard requirements. Even if the
dwelling were to max out the available floor area, it would still be consistent with the FAR of
surrounding buildings and lots.

B. Compliance with RB Requirements

Under the applicant’s proposal, the subject property, at 2,800 square feet would exceed with the
RB zone’s minimum lot size requirement of 1,980 square feet. Under its current zoning, it is 2,200
square feet below the minimum required for a single-unit dwelling. The applicant’s proposal would
bring the subject property into compliance with the Zoning Ordinance. The existing dwelling
would also no longer be considered noncomplying with regard to FAR.

C. Additional Considerations

Staff notified the Del Ray Civic Association’s Land Use Committee of this request. To date, staff
has not received comments from the committee.

CONCLUSION

The proposed rezoning represents a reasonable “correction” to address existing noncompliance. It
would also maintain consistency with the Potomac West SAP and established character of the
neighborhood. Staff finds that the request meets all applicable criteria and recommends approval.

STAFF: Sam Shelby, Urban Planner, Department of Planning and Zoning
Tony LaColla, AICP, Division Chief, Department of Planning and Zoning
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III. CITY DEPARTMENT COMMENTS
Legend: C -code requirement R - recommendation S - suggestion F - finding

Transportation & Environmental Services:

No comments.

Code Administration:

C-1  Building permit required for new construction.
Archaeology:
No comments.

Police Department:

No comments received.

Fire Department:

No comments.
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Bl Master Plan Amendment MPA#

A Zoning Map Amendment REZ#

PROPERTY LOoCATION: 3333 Helen Street, Alexandria VA

APPLICANT
Name: Morgan Tyler and Tomas Plaza Reneses

Address -

PROPERTY OWNER:
Name: Morgan Tyler and Tomas Plaza Reneses

Address |

Interestin property:
[-] Owner [CIContract Purchaser

[[]Developer [JLessee Clother

If property owner or applicant is being represented by an authorized agent such as an attorney, a realtor, or other
person for which there is some form of compensation, does this agent or the business in which they are employed
have a business license to operate in Alexandria, VA:

[CYes: If yes, provide proof of current City business license.

[CINo:  If no, said agent shall obtain a business license prior to filing application.

THE UNDERSIGNED certifies that the information supplied for this application is complete and accurate, and,
pursuant to Section 11-301B of the Zoning Ordinance, hereby grants permission to the City of Alexandria, Virginia,
to post placard notice on the property which is the subject of this application.

Morgan Tyler W

Print Name of Applicant or Agent Signature

Mailing/Street Address Telephone # Fax #
I 04/27/2025

City and State Zip Code Date

DO NOT WRITE IN THIS SPACE - OFFICE USE ONLY

Application Received: Fee Paid: $
Legal advertisement:
ACTION - PLANNING COMMISSION ACTION - CITY COUNCIL:

application master plan amend.pdf
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SUBJECT PROPERTY

MPA #
REZ #

Provide the following information for each property for which an amendment is being requested. (Attach separate sheets if

needed.)

Address
Tax Map - Block - Lot

Land Use
Existing - Proposed

Master Plan
Designation
Existing - Proposed

Zoning
Designation
Existing - Proposed

Frontage (ft.)

Land Area (acres)

1 015.04-02-02 Res. Res. Res. Res. R-2-5 RB 56 ft.
0.06 acre

2

3

4

PROPERTY OWNERSHIP

[] Individual Owner

[1 Corporation or Partnership Owner

Identify each person or individual with ownership interest. If corporation or partnership owner, identify each person with

more than 3% interest in such corporation or partnership.

1. Nam

o Morgan Tyler

nsaress: IR

2. Nam

o Tomas Plaza Reneses

rsaress I

3. Name:
Address:

4. Name:
Address:

application master plan amend.pdf

11/2019
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)
Extent of Interest: 50%

0
Extent of Interest: 50%

Extent of Interest:

Extent of Interest:
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MPA #
REZ #

JUSTIFICATION FOR AMENDMENT
(attach separate sheets if needed)

Explain how and why any proposed amendment(s) to the Master Plan are desirable, beneficial to

surrounding properties, in character with the applicable Small Area Plan and consistent with City policies:
We are not requesting to change the master plan.

Explain how and why the proposed amendment to the Zoning Map(s) is consistent with the proposed
amendment to the Master Plan, or, if no amendment to the Master Plan is being requested, how the
proposed zoning map amendment is consistent with the existing Master Plan:

We are requesting to update the zoning of our home from R25 to RB. Our lot is
currently substandard for the R25 zone and limits our ability to expand the square
footage of our house due to the FAR requirements. Rezoning to RB would allow us to
expand our home with updated FAR regulations that are more appropriate for the lot.

Explain how the property proposed for reclassification will be served adequately by essential public
facilities and services such as highways, streets, parking spaces, police and fire, drainage structures,
refuse disposal, water and sewers, and schools.

We are proposing the same residential classification.

If this application is for conditional zoning approval pursuant to Section 11-804 of the Zoning Ordinance,
identify all proffered conditions that are to be considered part of this application (see Zoning Ordinance

Section 11-804 for restrictions on conditional zoning):
N/A

application master plan amend.pdf

11/2019

Pnz\Applications, Forms, Checklists\Planning Commission
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DESCRIPTION OF

Lot 525

Section 2
Of A Resubdivision Of Lot 25

St. EImo
(Deed Book 1191, Page 1967)
City of Alexandria, Virginia

Beginning at a point in the easterly line of Helen Street (40° Wide), a corner common to Lot 526,
Section 2, Of A Resubdivision Of Lot 25, St EImo; thence with southerly line of Lot 526 S 62°
43’ 00” E 50.00’ to a point in the westerly line of Lot 24, Section 2, St EImo; thence with the
westerly line of Lot 24 S 27° 17° 00” W 56.00’ to a point in the northerly line of Lot 500, Herbert
Street Partnership; thence with the northerly line of Lot 500 N 62° 43* 00” W 50.00° to a point in
easterly line of Helen Street (40° Wide); thence with the easterly line of Helen Street (40° Wide)
N 27° 17° 00” E 56.00” to the point of beginning containing 2,800 square feet of land.

DSl # 250312014
12
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PLAT
SHOWING HOUSE LOCATION ON
LOT 525, SECTION 2
OF A RESUBDIVISION OF LOT 25

ST. ELMO

(DEED BOOK 1191, PAGE 1967)

SCALE: 1" =30'

CITY OF ALEXANDRIA, VIRGINIA
MARCH 31, 2025

| HEREBY CERTIFY THAT THE POSITIONS OF
ALL THE EXISTING IMPROVEMENTS HAVE BEEN
CAREFULLY ESTABLISHED BY A CURRENT FIELD
SURVEY AND UNLESS SHOWN THERE ARE NO
VISIBLE ENCROACHMENTS AS OF THIS DATE:

ORDERED BY:

MORGAN TYLER

COPYRIGHT BY DOMINION SURVEYORS, INC. THE INFORMATION CONTAINED ON THIS DOCUMENT MAY NOT BE COPIED, REPRODUCED OR ALTERED IN ANY FORM WITHOUT PERMISSION IN WRITING FROM THE COPYRIGHT OWNER.

03/31/2025

THIS PLAT IS SUBJECT TO

RESTRICTIONS OF RECORD. LICENSE NO.

7
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NO CORNER MARKERS SET.

DOMINION SURVEYORS®

8808-H PEAR TREE VILLAGE COURT
ALEXANDRIA, VIRGINIA 22309
703-619-6555
www.dominionsurveyors.com
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