
Docket Item #4 
        BZA Case #2015-0012 
                                           
        Board of Zoning Appeals 
        October 8, 2015 
             
         
 
ADDRESS:  2503 TAYLOR AVENUE   
ZONE:  R-8, SINGLE FAMILY RESIDENTIAL 
APPLICANT: MATT AND ANDREA HECKEL, OWNERS 
 
ISSUE: Variance to construct a second story addition in the required front and 

south side yards. 
 
===================================================================== 
CODE                                                 CODE               APPLICANT            REQUESTED 
SECTION              SUBJECT                REQMT             PROPOSES             EXCEPTION 
-------------------------------------------------------------------------------------------------------------------- 
7-2503(A)        Front Yard    27.64 feet *         25.90 feet        1.74 feet 
3-306(A)(2)        Side Yard     11.92 feet**          6.60 feet                    5.32 feet 
 
* Based on the average front setback of the blockface on the east side of Taylor Avenue between 
Tyler Place and the dead end.  
**Based on a building height of 23.83 feet measured from grade to the midpoint of the gable 
roof facing the south side yard. 
 
The staff recommends approval of the requested variance because the applicants have 
demonstrated that the substandard nature of the lot, the angled front property line and the 
placement of the existing dwelling on the lot unreasonably restrict their ability to construct an 
addition. 
 
If the Board decides to grant the requested variance it must comply with the code requirements 
under the department comments and the applicant must submit the following prior to the release 
of a Certificate of Occupancy: (1) a survey plat prepared by a licensed surveyor confirming 
building footprint, setbacks, and building height compliance from average preconstruction grade 
and (2) certification of floor area from a licensed architect or engineer.  The variance must also 
be recorded with the deed of the property in the City’s Land Records Office prior to the release 
of the building permit.   
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I. Issue 
The applicants propose to demolish the one-story three-season room on the north side of 
the dwelling and a portions of the one-story rear family room and rear porch and 
construct a second story addition above another existing first-story section of the 
dwelling located within the required front and south side yards at 2503 Taylor Avenue. 
The second story addition requires a variance. 
 

II. Background 
The subject property is one lot of record with 60.23 feet of frontage facing Taylor 
Avenue, 115.00 feet of depth along the south side property line, 120.19 feet of depth 
along the north side property line and 60.00 feet of width at the rear property line. The 
property contains 7,056 square feet of lot area and is substandard as to the required lot 
area and width for a lot developed with a single-family dwelling in the R-8 zone, where 
the minimum lot area is 8,000 square feet and minimum lot width is 65.00 feet. The 
property complies with the required 40.00 foot minimum lot frontage for an R-8 zoned 
lot. 
 
The property is trapezoidal in shape and is currently developed with a two-story single 
family dwelling. According to real estate assessments the dwelling was constructed in 
1952. 
 

R-8 Zone Requirement Existing Proposed 
Lot Area 8,000 Sq. Ft.  7,056 Sq. Ft. 7,056 Sq. Ft. 
Lot Width  65.00 Ft. 60.23 Ft. 60.23 Ft. 
Lot Frontage  40.00 Ft. 60.23 Ft. 60.23 Ft. 
Front Yard  27.64 Ft. 25.90 25.90 Ft. 
Side Yard 
(South) 

8 Ft. 
(1:2 with 8’ min) 6.60 Ft. 6.60 Ft. 

Side Yard 
(North) 

8 Ft. 
(1:2 with 8’ min) 5.20 Ft. 5.20 Ft. 

Building Height Max: 25.00  Ft. 16.50 Ft. 24.50 Ft. 
Net FAR 

Max: Sq. Ft. 
2,469.60(.35) 

3,740.06 Sq. Ft. 
(prior to demolition 

and proposed 
interior alterations) 

2,456.50 Sq. Ft. 

 
 

III. Description  
The applicants propose to construct a second story addition above the existing one-story 
section of the dwelling on the south side of the dwelling. The proposed addition would be 
located in line  with the existing first floor walls, 25.90 feet from the front property line 
and 6.60 feet  from the south side property line. The addition would measure 23.83 feet 
in height measured from grade to the midpoint of the gabled roof facing the south side 
yard and would accommodate a master bedroom on the second floor. Based on a setback 
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ratio of 1:2, the addition would require a side yard setback of 11.92 feet. The required 
front yard setback is 27.64 based on an average of the blockface along the south side of 
Taylor  Avenue between Tyler Place and the dead end behind George Mason School. A 
variance is required to construct the second story addition in line with the existing 
building walls in the required front and south side yards. 

 
The existing dwelling currently exceeds the maximum allowable floor area for a single-
family dwelling in the R-8 zone. In order to construct the desired second story addition 
the applicant is proposing to demolish the three-season room on the north side of the 
property, the shed in the rear yard and portions of the rear family rom and open rear 
porch. The applicant is also proposing to reconfigure the interior attic area. 
 
Upon completion of the work, the applicant would be required to submit a certification of 
floor area to ensure compliance with the maximum allowable floor area.  
 
There have been no variances or special exceptions previously granted for the subject 
property. 

    
IV. Master Plan/Zoning 

The subject property is zoned R-8 and has been so zoned since adoption of the Third 
Revised Zoning Map in 1951, and is identified in the North Ridge/ Rosemont Small Area 
Plan for single-family residential use. 

 
V. Requested Variance: 

7-2503(A) Front Yard        
The applicants request a variance of 1.74 feet from the required 27.64 feet (based on the 
average front setback of the blockface on the east side of Taylor Avenue between Tyler 
Place and the dead end) to construct a second story addition 25.90 feet from the front 
property line. 
 
3-306(A)(2) Side Yard (South)        
The applicants request a variance of 5.32 feet from the required 11.92 feet (based on a 
building height of 23.83 feet measured from grade to the midpoint of the gable roof 
facing the south side yard) to construct a second story addition 6.60 feet from the south 
side property line. 

 
VI. Noncomplying Structure/ Substandard Lot  

The existing building at 2503 Taylor Avenue is a noncomplying structure and a 
substandard lot with respect to the following:  
Regulation  Required  Existing  Noncompliance 
Lot Area  8,000 sq. ft.  7,056 sq. ft.  944 sq. ft. 
Lot Width  65.00 ft.   60.23 ft.  4.77 ft. 
Front Yard  27.64 ft.   25.90 ft.  25.90 ft. 
Side Yard(North)  11.92 ft.  5.20 ft.   6.72 ft. 
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 Side Yard(South) 8.00 ft.   6.60 ft.   1.40 ft. 
 Floor Area Ratio 2,469.60 sq. ft. 3,740.06 Sq. Ft. 1,270.46 Sq. Ft. 
 
VII. Variance Standards, Code of Virginia § 15.2-2309    

The Board of Zoning Appeals may grant a variance if the evidence shows that the strict 
application of the City’s Zoning Ordinance would unreasonably restrict the utilization of 
the property or that the granting of the variance would alleviate a hardship due to a 
physical condition relating to the property or improvements thereon at the time of the 
effective date of the ordinance, and the following criteria are met. 
 
1) The property interest for which the variance is being requested was acquired in good 
faith and any hardship was not created by the applicant for the variance. 
 
The applicants were unaware of the setback requirements and the substandard 
nature of the lot when they purchased the home. The existing dwelling is located 
within the required yards and currently exceeds the maximum allowable floor area, 
the applicants had no reason to believe it was not incompliance with zoning. The 
proposed project would bring the property into compliance with the zoning 
ordinance regulations. 
 
2) The granting of the variance will not be of substantial detriment to the adjacent 
property and nearby properties in the proximity of that geographical area. 
 
The proposed addition is no taller than the existing dwelling and the addition is in 
line with the existing front and south side building walls. The applicants are 
proposing to demolish portions of the dwelling to allow for an addition to be 
constructed, giving the dwelling a more functional layout. The overall mass and 
bulk on the property would be reduced. 
 
3) The condition or situation of the property concerned is not of so general or recurring a 
nature as to make reasonably practicable the formulation of a general regulation to be 
adopted as an amendment to the ordinance. 
 
The lot is substandard in lot area and lot width and the front property line is at an 
angle. The placement of the existing dwelling and the configuration of the lot make 
this property unique. 

 
4) The granting of the variance does not result in a use that is not otherwise permitted on 
such property or a change in the zoning classification of the property. 
 

 The property would continue to be used as a single-family residential dwelling. 
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5) The relief or remedy sought by the variance application is not available through a 
special exception process that is authorized in the ordinance pursuant to subdivision 6 of 
§ 15.2-2309 or the process for modification of a zoning ordinance pursuant to subdivision 
A 4 of § 15.2-2286 at the time of the filing of the variance application. 
 
There is no other process to available to the applicants to construct a second story 
addition above the existing first floor without obtaining a variance. 

 
VIII. Applicants’ Justification 

The substandard nature of the lot, angle of the front property line and the placement of 
the existing dwelling on the lot restrict the applicant from constructing a second story 
addition above the existing first floor.  
 

IX. Staff Analysis and Conclusion  
Neighborhood Impact 
An inspection of the surrounding neighborhood revealed that many homes have second 
stories that may be located within the required side and front yards. The proposed second 
story addition would be in keeping with the character of the neighborhood. 

 
Light and Air 
While the proposed addition would be taller than the existing one story section, it would 
not be any closer to a property line than the current dwelling. The applicants would be 
removing the three season room on the north side of the dwelling and approximately 14 
feet of depth from the rear addition where it is located along the south property line. The 
demolition of these portions of the dwelling would increase the light and air to adjacent 
properties and reduce the overall mass and bulk on the property. 

 
Lot Constraints 
The existing dwelling is located within the required front and side yards. The addition 
would be located no closer to any property line than the existing dwelling. The 
substandard nature of the lot, the angle of the front property line and the placement of the 
dwelling on the lot restrict the applicant’s ability to build second story above the existing 
first floor to accommodate a bedroom. 

 
Staff Conclusion  
Staff concludes that the substandard nature of the lot, the angled front property line and 
the placement of the existing dwelling on the lot unreasonably restrict the applicant from 
constructing a second story addition on the lot and recommends approval of the 
requested variances. 
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DEPARTMENTAL COMMENTS 
 Legend: C - code requirement R - recommendation S - suggestion F - finding 
 
* The applicant is advised that if the variance is approved the following additional comments 
apply. 
 
Transportation and Environmental Services: 
R-1 The building permit must be approved and issued prior to the issuance of any permit for 
 demolition. (T&ES) 
 
R-2 Applicant shall be responsible for repairs to the adjacent city right-of-way if damaged 
 during construction activity. (T&ES) 
 
R-3 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) 
 
F-1 After review of the information provided, an approved grading plan is not required at this 
 time.  Please note that if any changes are made to the plan it is suggested that T&ES be 
 included in the review. (T&ES) 
 
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). 
 (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 Roof, surface and sub-surface drains be connected to the public storm sewer system, if 
 available, by continuous underground pipe.  Where storm sewer is not available applicant 
 must provide a design to mitigate impact of stormwater drainage onto adjacent properties 
 and to the satisfaction of the Director of Transportation & Environmental Services.  (
 Sec.5-6-224) (T&ES) 
C-4 All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES) 
 
C-5 Any work within the right-of-way requires a separate permit from T&ES. (Sec. 5-2) 
 (T&ES) 
 
C-6 All improvements to the city right-of-way such as curbing, sidewalk, driveway aprons, 
 etc. must be city standard design. (Sec. 5-2-1) (T&ES) 
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Code Administration: 
F-1 The following comments are for BZA only.  Once the applicant has filed for a building 

permit and additional information has been provided, code requirements will be based 
upon the building permit plans and the additional information submitted.   If there are any 
questions, the applicant may contact Charles Cooper, Plan Review Division at 
Charles.cooper@alexandriava.gov or 703-746-4197.  

 
C-1 A building, trade permits and inspections are required for this project. A demolition 

permit and pre demolition site survey is required to demolish any portion of this existing 
dwelling. 

 
C-2 New construction must comply with the current edition of the Uniform Statewide 

Building Code (USBC). This project is subject to the Virginia rehabilitation Code. 
 
Recreation (Arborist): 
No comments received. 
 
Historic Alexandria (Archaeology): 
F-1 There is low potential for significant archaeological resources to be disturbed by this 
 project.  No archaeological action is required. 
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