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May 4, 2015

City of Alexandria
Department of Planning and Zoning

301 King Street, Room 2100

Alexandria, VA22314

Re: Subdivision 2014-001-4

811 and 809 Vassar Road

Dear Planning Commission Members and City Staff,

This letter is in response to the letter dated April27,2015 sent to you by some concerned neighbors of

the Clover/College Park neighborhood. We respect their right to raise concerns about the proposed

subdivision, but want to address some of the points that are made in the letter.

The prevailing argument contained in the letter is that the proposed subdivision will have a negative

impact on surrounding properties, by "detracting from the value of adjacent property." They use the

possibility of a future structure as well as characteristics of that structure (height, depth, etc.) to

underpin their argument. We believe that the case Seymour vs. City of Alexandria clearly demonstrates

that any characteristics of a future structure on the lot cannot be considered in the subdivision

request.** The court ruled that "the City could not consider the anticipated improvements on

Seymour's proposed lots when considering Seymour's resubdivision application." ln that case, the City

itself conceded that, "[t]he division of land into lots is a purely legal construct that, by itself, can have no

effect on the value of anything."

Even if the Seymour case is ignored and a future structure is considered, saying there will be a negative

impact does not make it true. ln fact, it could easily be argued that the subdivision will increase

property values. A new home on the lot will likely sellfor 1.2 to S1.4 million (as evidenced by the recent

sales of 315 Vassar for S1.ZZS Million and 1110 Trinity for St.ggS Million), and would be another

improvement, in a long line of teardowns and renovations that have enhanced the quality of housing

stock in Clover/College Park. These additions to the neighborhood are "raising all the boats" by

increasing property values across the board. This can be observed by looking at increased property tax

assessments by all residents of Clover/College Park. These are objective facts that support approval of
the subdivision.

The neighbors' letter mentions the lack of subdivisions in Clover/College Park. This is untrue. ln 2011,

the City Staff and Planning Commission approved the subdivision of 400 Princeton Blvd (which becomes

Vassar Rd as it turns the corner), which created 402 Princeton Blvd. 402 Princeton Blvd is exactly 8 lots

away from 811 Vassar Rd. That subdivision has not caused property values to decline, ln fact, values in

the entire neighborhood have increased since 2011.

Another neighbor concern is the change in lot sizes as a result of the subdivision. The properties at 811

and 809 are indeed larger than most of the lots in the neighborhood. The proposed lot for 627 will be
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LA,3BZSquare Feet, or exactly one third of an are - still much larger than nearly all other lots in the

neighborhood. Lot 625 and 525 will be 9453 SF and 9891 SF respectively, both of which are larger than

every other lot on that side of the street, with the exception of the last one, which is a corner lot. The

City Staff Report addresses the issue of lot size and describes in detail why these lots fit in with the

character of the neighborhood.

Storm water runoff is also mentioned as a concern. The City Staff Report clearly states that any future

development would have to include a storm water management plan to handle water flow from the

property. We are committed to meeting our responsibilities in this area, at the appropriate time. That

time has not arrived, as we have no immediate plans to build on the property.

As property owners, we are seeking no relief from the City. We are not asking for variances of any kind

or for special exceptions to rules and regulations. The facts are clear: R-8 zoning, by definition, requires

a minimum lot size of 8000 Sq. Ft. We meet this threshold. The zoning also requires a minimum frontage

of 40 feef 65 feet at the building line, and 8 foot setbacks off the property line. We meet these

thresholds. Finally, City Staff has determined that the lots are in character with the neighborhood.

The future of Clover/College Park is bright. lt is vibrant. Change is all around and it is fantastic.

lmprovements are being made to properties all over, enhancing neighborhood aesthetics and increasing

property values. I hope that you will confirm the City Staffs recommendation and approve the proposed

subdivision.

Sincerely,

Stephen and Mary Hales

811 Vassar Road

Alexandria, VA223t4

**Notes from Seymour vs. City of Alexandria

Pursuant to section 9.24 of the City Charter, sections t1.-t70t and 11-1710(8) of the Ordinance involve the division of land

and do not concern building and zoning specifications. The trial court properly distinguished zoning and subdivision
regulations based on the power authorized under the City's Charter. Fogarty, the Director of the Department of Planning and
Zoning, correctly advised the Planning Commission that 'the term 'lot' in Subsection 1L-171.0(B) [sic] refers to really the use of
the land, and not so much the design of the structures that are built on the property-" Accordingly, we hold that Judge Kemler
correctly ruled that the City could not consider the anticipated improvements on Seymour's proposed lots when considering
Seymour's resubdivision application. See also Board of Supervisors v. Countryside lnv. Co., 258 Va. 497,5O4-O5,5225.E.2d
670, 613-t4 (1999) {holding that the local government could not deny a subdivision based on zoning considerations).

Section 11-1710(B) prohibits the approval of a subdivision that will "detract from the value of adjacent property." The City
conceded in an interrogatory answer that "ltlhe division of land into lots is a purely legal construct that, by itself, can have
no effect on the value of anything." Therefore, the Planning Commission erred in denying Seymour's resubdivision
application on the basis that, as the City explained in answering an interrogatory, the Commission was not satisfied that the
lots, as improved, would be compatible with the . value of the adjacent lots."
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