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

Planning Commission 
Hearing: 

September 7, 2017 
 

Approved Plat must 
be recorded by: 

March 7, 2019 
 

Address: 
2416 Ridge Road Drive 

Zone: R-8/Residential Single Family 

Applicant: 
Double JA Development LLC, 
Represented by M. Cathy Puskar, 
Attorney 

Small Area Plan: 
 

North Ridge/Rosemont 

Staff Recommendation: APPROVAL 
Staff Reviewers: Mary Catherine Collins, marycatherine.collins@alexandriava.gov 
Alex Dambach, alex.dambach@alexandriava.gov 
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I. DISCUSSION  
   

The applicant and owner, Double JA Development LLC , represented by Cathy Puskar, attorney, 
requests to re-subdivide two existing lots located at 2416 Ridge Road Drive. 
 

SITE DESCRIPTION 
 
The subject site at 2416 Ridge Road Drive is comprised of two lots of record numbered as 84 
and 85 in the original Braddock Heights, Section 2 Subdivision. A single-family dwelling 
straddles the two lots. There is a third vacant lot to the southwest of said property across a creek 
that is also under the same ownership and identified as lot number 82.  No changes are proposed 
to that lot through this application.  
 
The combined total site area is 44,793 square feet for the pair of lots (numbered as Lots 84 and 
85). The combined lots have a street frontage of 202 feet on Ridge Road Drive. Lot 84 occupies 
132 feet of the frontage, while lot 85 has 70 feet of frontage. The existing dwelling was 
constructed in the middle of the 20th century and is a brick, two story, colonial revival-style 
dwelling. A semi-circular driveway wraps around the house, with both curb cuts located on 
Ridge Road Drive. There is an existing shed and chicken wire fence at the rear of the property, 
located entirely on lot 85. A Resource Protection Area (RPA) runs along the western half of the 
property, and that area is covered in thick vegetation. 
 

 
 

Figure 1 Plat with lots 84 and 85 identified in blue. Note that the lot line between the two lots 
does not run perpendicular to Ridge Road Drive. The proposed lot line is shown dashed, in red 

and runs perpendicular to Ridge Road Drive. 
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Single-family dwellings on large lots border the 2416 Ridge Road Drive property to the north 
and south. Across Ridge Road Drive, to the east, are single-family dwellings on lots with street 
frontages ranging from 50 to 70 feet. The Envoy of Alexandria Nursing Home is one block away 
to the east. 
 

SUBDIVISION  BACKGROUND  
 

The subject lots were created as part of Section 2 Braddock Heights Subdivision. The Braddock 
Heights subdivision was approved with 380 lots in Arlington County on April 6, 1925, shortly 
before the City of Alexandria annexed the land in 1930.  

 
The original subdivision plat from 1925 shows 
that lots 84 and 85 were among a group of 
irregular and slightly larger lots compared with 
the whole subdivision. The majority of the 
subdivision consists of smaller lots, each 
usually occupied by a single dwelling. It 
appears that lots 84 and 85 along with lot 82 
were conveyed in concert to the same owner, 
and in the mid-20th century the existing house 
was sited roughly in the middle of the two lots. 
 

PROPOSAL  
 
The applicant proposes to re-subdivide the lots.  
The effective result would be a readjustment of 
property lines as indicated in Figure 1 through 
the transfer of land between the lots.  This 

would create two new lots.   The proposed 
subdivision would establish a new lot to be 
number 500 with a 137 foot frontage on Ridge 
Road Drive, a width of 137 feet, and 30,382 
square feet of lot area and another lot to be 
numbered 501 with a 65 foot frontage on the same street, 65 feet of with, and 14.411 square feet 
of lot area. The applicant proposes to demolish a portion of the existing dwelling that crosses the 
proposed lot line such that the remaining portion would be entirely located on the proposed lot 
500. No new construction is proposed with this Planning Commission request. 
 

ZONING / MASTER PLAN DESIGNATION 
 
The property is located in the R-8 / Single-Family zone. The proposal meets minimum lot size, 
frontage and width requirements for single-family dwelling lots in the zone as shown in Table 1, 
and the existing dwelling would continue to meet setback and bulk requirements once the portion 
straddling the proposed lot line is removed.  Any future dwelling located on proposed Lot 501 or 
replacement dwelling on proposed Lot 500 would need to comply with the R-8 zoning 
requirements and Residential Infill regulations for single family dwellings (section 7-2500). A 

Figure 2 Original plat for Braddock Heights, Section 2. Shows 
that the property in question at 2416 Ridge Road Drive was 
originally plated as two lots, number 84 and 85 (Arlington 
County, VA Land Records Liber 217, page 548, 1925). 
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blockface survey to determine front setbacks, threshold heights, and building heights would be 
required. The property is also located within the North Ridge/Rosemont Small Area Plan Chapter 
of the Alexandria Master Plan, which designates the property for uses consistent with the R-8 
zone. 
 
Table 1: Zoning Analysis 
 

R-8 MINIMUM LOT STANDARDS 
 

 
 

Required for SFD 
 

Proposed Lot 500 
(assuming existing 
dwelling remains) 

 
Proposed Lot 501 

 

 
Lot Size 

 
8,000 square feet 

 
30,382 square feet 

 
14,411 square feet 

 
Lot Frontage 40.00 feet 137.00 feet 65.00 feet 
Lot Width 65.00 feet 

(at building line) 137.00 feet 65.00 feet 
 
Front Yard Setback 

 
Blockface Average 55.9 feet  

 
TBD 

 
Side Yard Setback  

1:2, 8 foot minimum 
 

16.7 feet (north) and 
54.8 feet (south) 

 
TBD 

 
Rear Yard Setback 

 
1:1, 8 foot minimum 

 
140.3 feet TBD 

 
FAR 

 
0.35 

 
10,633.7 square feet 5,043.9 square feet 

 
SUBDIVISION STANDARDS 

 
Several sections of the Zoning Ordinance establish the standards for subdivisions: 
 
Sections 11-1706 and 11-1709 address technical subdivision requirements; 
Section 11-1710(C) requires that the subdivision conform to the City Master Plan; 
Section 11-1710(D) requires that all lots meet zone requirements;  
Sections 1710(A) and (E) through (R) contain infrastructure requirements; and 
Section 11-1710(B) states that subdivided lots “shall be of substantially the same character as to 
suitability for residential use and structures, lot areas, orientation, street frontage, alignment to 
streets and restrictions as other land in the subdivision, particularly with respect to similarly 
situated lots within the adjoining portions of the original subdivision.” Subdivision plat 
documents or land in the same general location and zone with similar features may be used to 
determine neighborhood character. 
 
II. STAFF ANALYSIS 
 
Staff supports the applicants’ re-subdivision request. The proposal readjusts a property line that 
will keep the two lots to configurations that are consistent with original subdivision plats and 
with the characteristics of the neighborhood in regard to use, lot orientation, lot area, and lot 
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frontage and width. Additionally, Proposed Lots 500 and 501 adhere to all technical subdivision 
requirements of the R-8 zone, provided the portion of the house proposed for demolition is 
removed and any new construction complies with the above zoning analysis. 
 
This proposal complies with the technical requirements for Section 11-1706, 11-1709, and 11-
1710.  Section 11-1710 (B) requires analysis of the proposed lots in relation to their neighbors, 
and the following comparative analysis of neighborhood character as it relates to lot size, 
frontage, and width.  
 
A. Neighborhood Character Analysis  
 
Area of Comparison and Similarly Situated Lots 
 
The Braddock Heights Section 2 subdivision, originally platted in 1925, represents the area of 
comparison for 2416 Ridge Road Drive. All lots are in the R-8 zone and are generally similar as 
to lot area, frontage, and width. The proposed lots are larger and wider than the majority of the 
lots in the original subdivision.  When identifying lots for analysis that are “similarly situated,” 
however, the lots on the west side of Ridge Road Drive between Virginia Avenue and Central 
Avenue are most similar, as these are the only properties that were developed along what is now 
a designated RPA. They also share characteristics that are unique to this block such as 
nonparallel side lot lines and houses straddling lot lines. The lots to be analyzed are interior lots, 
like those in this proposal. 
 
Lot Analysis 
 
The focused lot analysis for proposed lots 500 and 501 includes the five lots outlined in orange 
on Figure 3. This analysis uses these lots, as they are located along Ridge Road Drive and, in 
most instances, contain land in the RPA. The lot analysis for size of these most similarly situated 
lots appears in Table 2.  Proposed lot 500 is most similar to 2414, 2424 and 2430 Ridge Road 
Drive. Proposed Lot 501 is most similar to 2408, and 2410 Ridge Road Drive.  It should be noted 
that Lot 501 would be narrower than the others on its side of the block, but it would be similar in 
width to the lots facing this property across Ridge Road Drive and similar in width to the 
majority of the lots in the original subdivision.   
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Figure 3: Map showing similarly situated lots (orange) within the study area (yellow). The 
subject site, 2416 Ridge Road Drive is outlined in red. 
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Table 2: Lot Analysis 
Address Lot Area (Square Feet) Lot Width Lot Frontage 

2408 Ridge Road 
Drive 

9,339 81’ 87’ 

2410 Ridge Road 
Drive 

10,637 80’ 80’ 

2414 Ridge Road 
Drive 

24,200 133’ 133’ 

Proposed Lot 
500 

30,382 137’ 137’ 

Proposed Lot 
501 

14,411 65’ 65’ 

2424 Ridge Road 
Drive 

20,300 88’ 85’ 

2430 Ridge Road 
Drive 

35,490 187’ 151’ 

The lot analysis reveals that the proposal to re-subdivide the lots at 2416 Ridge Road Drive 
would result in two lots compatible with these similarly situated lots. As it exists today, the 
existing combined property is larger than others and arguably inconsistent with the intent of the 
1925 Braddock Heights Section 2 subdivision. The proposed readjustment of lots lines would 
create two new lots that are roughly rectangular in shape and have lot sizes more consistent with 
the general neighborhood character. It would also improve compliance with standard 11-1710(I) 
in the Zoning Ordinance that generally requires lots in a subdivision to have side lot lines at right 
angles to street lines.  The existing lots do not meet this standard. 

B. Additional Considerations

Tree inventory – 2416 Ridge Road Drive 
Proposed lot 500 has approximately 60% existing tree canopy cover and proposed lot 501 has 48 
percent. Although the applicant does not explicitly state any plans for redevelopment on the 
property, staff recommends a condition that a tree inventory be required at the time of a grading 
plan to ensure that a minimum canopy cover similar to that which exists today remains over the 
site along with a minimum threshold canopy requirement of 40 percent. The majority of large 
caliper trees are located within the RPA, and following consultation with the City Arborist, staff 
has no recommendations for individual tree preservation at this time.  

C. Conclusion 
In summary, Proposed Lots 500 and 501 adhere to all general subdivision and technical 
requirements of the R-8 zone and would not detract from the existing neighborhood character as 
both lots would revert to the original configurations as indicated on original subdivision plats.  

Subject to the conditions contained in Section III of this report, staff recommends approval of the 
re-subdivision request.  
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III. RECOMMENDED CONDITIONS 
 
Staff recommends APPROVAL subject to compliance with all applicable codes and ordinances 
and the following conditions: 
 
1. The final subdivision plat shall comply with the requirements of Section 11-1700 of the 

Zoning Ordinance. (P&Z) 
 
2. A tree inventory is required at the time of any grading plan for development of either lot to 

ensure that a minimum canopy cover similar to that which exists today remains over the site 
to the greatest degree possible.  Under no circumstances shall the canopy cover go below 40 
percent for either lot.  (P&Z). 

 
3. Trees of a significant caliper are currently located within the RPA. The applicant shall 

maintain significantly large trees within the RPA. (P&Z) (City Arborist). 
 
 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services 
  Mary Catherine Collins, Urban Planner 
 
 
______________________________________________________________________________ 
Staff Note: This plat will expire 18 months from the date of approval (March 7, 2019) unless 
recorded sooner. 
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IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Zoning: 
 
F-1 The tax map numbers and owner information do not match the City’s Real Estate 

Assessment Records. The adjacent parcel to the north is addressed as 1101 West 
Braddock Road. The adjacent property to the south is addressed as 2414 Ridge Road 
Drive. Please reconcile. Real Estate Assessment records show owner and tax map 
information is as follows: 

 
Address Owner Tax Map 
2414 Ridge Road Dr. GILLESPIE ANTONIA V OR 

GARDNER F 
033.01-01-19 

2416 Ridge Road Dr. DOUBLE JA DEVELOPMENT LLC 033.01-01-18 
1101 W Braddock 
Rd. 

DOUBLE JA DEVELOPMENT LLC 033.01-01-28 

 
Transportation & Environmental Services: 
 
F-1 Transportation Planning and Traffic Engineering have no comments on this application. 

(T&ES) 
 
R-1 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. (T&ES) 

 
C-1 The final subdivision plat shall comply with the provisions of Section 11-1709 of the 

City’s Zoning Ordinance. (T&ES) 
 

C-2 On the final plat list the name and address of the owner or applicant. (As submitted, 
General Note # 4, the plat only provides the name of the owner). Section 11-7106 (D) (3). 
(T&ES) 
 

C-3 Any future development/redevelopment on the subdivided lots shall comply with the 
requirements of City of Alexandria Zoning Ordinance Article XIII Environmental 
Management Ordinance and the relevant laws of the Commonwealth of Virginia and the 
City of Alexandria, as applicable, for storm water management regarding water quality 
improvement and quantity control at the time of submission of the first final plan. (T&ES)   

 
C-4 The development and redevelopment of the subdivided lots shall not adversely impact the 

storm water drainage or create a nuisance on the public and private properties. (Sec. 5-6-
224) (T&ES) 

 
C-5 All secondary utilities serving the subdivided lots shall be placed underground. (Sec. 5-3-

3) (I-ROW). (T&ES) 
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Code Enforcement: 
No comments 
 
Archaeology: 
F-1 There is low potential for significant archaeological resources to be disturbed by this 

project.  No archaeological action is required. 
 
Real Estate Assessments: 
No comments 
  
Recreation, Parks, & Cultural Activities: 
No comments  
 
Police Department: 
No comments received 
 
Fire Department: 
No comments         
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