
 Rezoning #2025-00003 
3333 Helen Street 

PLANNING COMMISSION ACTION SEPTEMBER 5, 2025: On a motion made by 
Commissioner Brown, seconded by Vice Chair Koenig, the Planning Commission voted to 
recommend approval of Rezoning #2025-00003. The motion carried on a vote of 6 to 0 
with Commissioner Ramirez absent.  

Reason: The Planning Commission agreed with staff analysis. 

Discussion: Commissioner Brown inquired about the existing dwelling’s deficient side yard. Staff 
explained that it had received City approval and was not an illegal structure.  

Application General Data
Public hearing and consideration of a 
request for an amendment to the 
official zoning map to change the 
zone from R-2-5/Residential to 
RB/Townhouse. 

Planning Commission 
Hearing: 

September 4, 2025 

City Council  
Hearing: 

September 13, 2025 

Address: 
3333 Helen Street 

Zone: Existing: R-2-5/Residential  

Proposed:  RB/Townhouse 

Applicant:  
Morgan Tyler and Tomas Plaza 
Reneses 

Small Area Plan: Potomac West 

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

Staff Reviewers: Sam Shelby, sam.shelby@alexandriava.gov 
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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 property at 3333 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. 

Figure 1 – Subject property (outlined in blue) 
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Figure 2 – Site plan 
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Rezoning #2025-00003 
3333 Helen Street 

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 property, 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

II. 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 into compliance with the 
Zoning Ordinance 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 
Street to the south, Helen Street to the west, Leadbeater Street to the north, and Commonwealth 

6



Rezoning #2025-00003 
3333 Helen Street 

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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a p p l i c a t i o n  m a s t e r  p l a n  a m e n d .p d f
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

P R O P E R T Y  L O C A T I O N :  ___________________________________________________________________________

A P P L I C A N T

Name: _______________________________________________________________________

Address:  _________________________________________________________________________

P R O P E R T Y  O W N E R:

Name:  _________________________________________________________________________

Address: __________________________________________________________________________

I n t e r e s t  i n  p r o p e r t y :
 Owner  Contract Purchaser

 Developer  Lessee  Other ______________________

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:

 <es: If yes, provide proof of current City business license.

 1o:    If no, said agent shall obtain a business license prior to filing DSSOLFDWLRQ� 

T H E  U N D E R S I G N E D   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.

_________________________________________ _________________________________________
Print Name of Applicant or Agent Signature

_________________________________________  __________________     ____________________
Mailing/Street Address Telephone #  Fax #

_________________________________________ _________________________________________
City and State Zip Code Date

Application Received:  ______________________________ Fee Paid:  $_______________________________________
Legal advertisement:   _______________________________  ________________________________________________
ACTION - PLANNING COMMISSION ____________________   ACTION - CITY COUNCIL: ___________________________

D O  N O T  W R I T E  I N  T H I S  S PA C E   -  O F F I C E  U S E  O N LY

 A P P L I C A T I O N

M a s t e r  P l a n  A m e n d m e n t M PA #  _______________________________�

�Z o n i n g  M a p  A m e n d m e n t�R E Z #  _______________________________

3333 Helen Street, Alexandria VA

Morgan Tyler and Tomas Plaza Reneses
3333 Helen Street, Alexandria VA

Morgan Tyler and Tomas Plaza Reneses
3333 Helen Street, Alexandria VA

Morgan Tyler

3333 Helen Street 7034774883

Alexandria, VA 22304 04/27/2025
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a p p l i c a t i o n  m a s t e r  p l a n  a m e n d .p d f
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

M PA  #   ____________________

R E Z  #   ____________________

S U B J E C T  P R O P E R T Y

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

P R O P E R T Y  O W N E R S H I P

[ ]  Individual Owner [ ]  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. Name:  _________________________________________________ Extent of Interest: _________________

Address:  ________________________________________________

2. Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

3. Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

4 . Name:  _________________________________________________ Extent of Interest: _________________

Address:  _______________________________________________

A d d r e s s
T a x  M a p  - B l o c k  - L o t

1  ____________________
______________________

2  ____________________
______________________

3  ____________________
______________________

4  ____________________
______________________

L a n d  U s e
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

M a s t e r  P l a n
D e s i g n a t i o n
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

Z o n i n g
D e s i g n a t i o n
Existing - Proposed

_______   _______

_______   _______

_______   _______

_______   _______

F r o n t a g e  (f t .)

L a n d A r e a  (a c r e s)

_______________
_______________

_______________
_______________

_______________
_______________

_______________
_______________

015.04-02-02 Res. Res. Res.Res. R-2-5 RB 56 ft.

0.06 acre

Morgan Tyler 50%

3333 Helen Street

Tomas Plaza Reneses 50%

3333 Helen Street
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a p p l i c a t i o n  m a s t e r  p l a n  a m e n d .p d f
11/2019 Pnz\Applications, Forms, Checklists\Planning Commission

M PA  #   ____________________

R E Z  #   ____________________

J U S T I F I C A T I O N  F O R  A M E N D M E N T
(attach separate sheets if needed)

1. 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: *

2. 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:

3. 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.

4. 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):

 We are not requesting to change the 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.

We are proposing the same residential classification.

N/A
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8808-H Pear Tree Village Ct. 
Alexandria, VA 22309 

703.619.6555 
www.dominionsurveyors.com 

DSI # 250312014 

April 23, 2025  

DESCRIPTION OF 

Lot 525 

Section 2 

Of A Resubdivision Of Lot 25 

St. Elmo  

(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 Elmo; 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 Elmo; 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. 
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City of Alexandria, Virginia 

MEMORANDUM 

DATE:  SEPTEMBER 4, 2025 

TO: CHAIR MCMAHON AND MEMBERS OF THE PLANNING COMMISSION 

FROM: PAUL STODDARD, INTERIM DIRECTOR 
DEPARTMENT OF PLANNING & ZONING 

SUBJECT: DOCKET ITEM #4 – REZONING #2025-00003 

This memorandum provides an update on 3333 Helen Street regarding the status of the existing 
lot and dwelling. In the report on the final docket, staff wrote that “…the applicant’s proposal 
would bring the subject property and existing dwelling into compliance with the Zoning Ordinance 
zone’s lot requirements…” Staff would now like to clarify this statement based on new records 
that staff discovered and concerns raised about the compliance of the existing dwelling and subject 
lot.  

Lot size 
The subject lot is substandard as to lot size under the existing R-2-5 zoning. Under the proposed 
RB zone, the subject lot would comply with the minimum lot size required for a single-unit 
dwelling. 

Floor Area Ratio (FAR) 
The existing dwelling exceeds the maximum FAR permitted by the R-2-5 zone. Under the 
proposed RB zone with a higher maximum FAR allowance, the existing dwelling would become 
complying with regard to FAR. 

Setbacks and prior approvals 
The existing dwelling provides a deficient south side yard of 0.3 feet. A portion of the dwelling, 
measuring approximately 10 by 16 feet, is located within this required south side yard. The R-2-5 
zone requires a minimum setback of seven feet and the RB zone would require a minimum setback 
of eight feet. The rezoning would not bring the existing dwelling’s south side yard into compliance. 

Staff located a permit that was approved by zoning staff on October 28, 1988 for renovation and 
repair of the portion of the dwelling within the then-required seven-foot side yard and the structure 
was erected and has not been changed since that time. As such, the existing structure that created 
the deficient south side yard is not an illegal structure and can remain regardless of City Council’s 
decision on the rezoning request.  
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Conclusion 
Staff continues to recommend approval of the rezoning request. Any additions to the existing 
dwelling would have to comply with the RB zone’s minimum yard requirements.  
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