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I. DISCUSSION  

The applicants, Daryl and Caroline Andrews, represented by Duncan Blair, attorney, requests 
Special Use Permit (SUP) approval to construct a single-unit dwelling on a developed, substandard 
lot at 2 West Howell Avenue. The existing lot is substandard as it does not meet the R-5 zone’s 
minimum lot size requirement for a single-unit dwelling on a corner lot. 

SITE DESCRIPTION 

The Zoning Ordinance classifies the subject property as a developed, substandard lot of record. It 
has a lot size of 6,389 square feet with 74.1 feet of primary frontage along West Howell Avenue 
and 120.58 feet of secondary frontage along Commonwealth Avenue; the property has a primary 
lot width of 67.1 feet and a secondary lot width of 120.58 feet. A one-and-a-half-story dwelling 
currently occupies the site. It provides primary and secondary front yards of 19.63 feet and 22.73 
feet, respectively; south and west side yards of 36.96 and 7.9 feet, respectively; and approximately 
1,399 square feet of floor area. It has a footprint of approximately 1,532 square feet. A 300 square-
foot detached garage also occupies the southwest corner of the subject property. 

Figure 1 - Subject Property 

PROPOSAL 

The applicant requests SUP approval to redevelop the subject lot with a new single-unit dwelling. 
The applicant also proposes a detached accessory building containing a garage and accessory 
dwelling unit (ADU).  
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The dwelling would have 2,871 square feet of net floor area, a footprint of approximately 1,512 
square feet, and would measure 28.9 feet tall. The ADU would have 700 square feet of gross floor 
area, a 300 square-foot footprint, and would measure 19.7 feet tall.  

The applicant’s proposed design would have features typically associated with Queen Anne and 
Colonial Revival styles. The house would have an asymmetrical building form, multiple rooflines, 
and a mixture of different façade materials. These features are common in Queen Anne style 
homes. The proposed dwelling also would feature some Colonial Revival style elements, such as 
a small, arched entryway and a centered door with vertically aligned windows. Figures 2 through 
5, below, show the proposed elevations. 

 Figure 2 – Primary Front Elevation 
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Figure 3 – Secondary Front Elevation 

Figure 4 – South Side Yard Elevation 
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Figure 5 – West Side Yard Elevation 

The proposed dwelling would measure roughly 34 by 44 feet with a footprint of approximately 
1,319 square feet. It would provide: a 12.7-foot primary front yard; an 8.8-foot secondary front 
yard; a west side yard each measuring 12 feet; and south side yard measuring 45 feet. Figure 6, 
below, shows the proposed site plan. 
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Figure 6 – Proposed Site Plan 

7



Special Use Permit #2025-00056 
2 West Howell Avenue 

PARKING 

Zoning Ordinance section 8-200(A)(1) requires one off-street parking space for a single-unit 
dwelling. The proposed driveway would satisfy this requirement by providing room for multiple 
off-street parking spaces.  

ZONING 

The subject property is zoned R-5/Residential. For a corner lot developed with a single-unit 
dwelling, the R-5 zone requires a minimum lot size of 6,500 square feet, a minimum lot width of 
65 feet, and a minimum lot frontage of 40 feet. Given the subject property’s deficient lot size, 
Zoning Ordinance section 12-901 applies and classifies the subject property as a developed 
substandard lot. Because the applicant proposes redevelopment of the substandard lot, Zoning 
Ordinance section 12-901(C) applies and requires SUP approval.  

The existing lot and proposed dwelling would meet all R-5 zoning requirements except for lot size. 
The following table provides a summary of all zoning regulations as they pertain to the subject 
property and proposed dwelling: 

Table 1 – Zoning Analysis 

MASTER PLAN DESIGNATION 

The proposed single-unit dwelling residential use is consistent with the Potomac West Small Area 
Plan which designates this area for medium-density residential uses.  

Required/Permitted Existing Proposed 

Lot Area 6,500 Sq. Ft. 6,389 Sq. Ft. No change 

Lot Width 65 Ft. 
67.1 Ft. (primary) 

120.58 Ft. (secondary) 
No change 

Lot Frontage 40 Ft. 
74.1 Ft. (primary) 

120.58 Ft. (secondary) 
No change 

Front Yard 
7.8 – 50.4 Ft. (primary) 

7.1 – 46.8 Ft. (secondary) 
19.63 Ft. (primary) 

22.73 Ft. (secondary) 

12.7 Ft. (primary) 
8.8 Ft. (secondary) 

16.6 Ft. (garage/ADU) 
Side Yard (South) 7.0 Ft. 36.96 Ft. 46 Ft. 

Side Yard (West) 8.9 Ft. 7.9 Ft. 13.3 Ft. 

Floor Area 
0.45 Floor Area Ratio (FAR) 

2,875 Sq. Ft. 
~1,399 Sq. Ft. 

0.22 FAR 
2,871 Sq. Ft. 

0.45 FAR 

Height 
30 Ft. (principal dwelling) 

20 Ft. (garage/ADU) 
13.7 Ft. 

28.9 Ft. (principal dwelling) 
19.7 Ft. (garage/ADU) 

Threshold Height 4.2 Ft. 1.2 Ft. 2.5 Ft. 
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II. STAFF ANALYSIS

Staff supports the applicant’s proposal to redevelop this substandard lot with a new single-unit 
dwelling. As required by Zoning Ordinance section 12-901(C), the proposed dwelling would be 
compatible with the existing neighborhood in terms of height, bulk, and design. 

HEIGHT 

Staff finds that the proposed dwelling would be compatible with neighborhood character in terms 
of height. The proposed dwelling’s height would exceed the surrounding dwellings’ average height 
(23.2 feet) by 26 percent or 6.1 feet. The surrounding dwellings’ heights are shown in Table 2, 
below. 

   Table 2 – Dwelling Heights 
1 West Howell Avenue 21.4 Ft. 
3 West Howell Avenue 22.3 Ft. 
4 West Howell Avenue 17.8 Ft. 
5 West Howell Avenue 25.4 Ft. 
1905 Commonwealth Avenue 27.6 Ft. 
1907 Commonwealth Avenue 25.7 Ft. 
2001 Commonwealth Avenue 23.6 Ft. 
1 West Bellefonte Avenue 22.4 Ft. 
4 East Bellefonte Avenue 22.2 Ft. 
Average 23.2 Ft 
Average plus 20 percent 27.8 Ft. 
Proposed Dwelling 29.3 Ft. 

Deviation from average height limit: 
Staff experience has shown that the “accepted” height deviation for a new house on a substandard 
lot, as compared to the average height of its neighbors, is around 20 percent. In cases where staff 
recommended approval of a dwelling that exceeded the average height by more than 20 percent, 
the proposed house and site layout included features that lessened the height impact on surrounding 
neighbors. Staff finds that, in this case, the proposed design would also reduce the additional height 
impact on surrounding properties to an acceptable limit. Staff analysis of the specific design 
elements that reduce height impact is included in the design section of this report. 

Grade differences: 
The subject property is located at the bottom of the hill with its following neighbors to the west (4 
West Howell Avene) and southwest (3 and 5 West Howell Avenue) all having average grades 
between approximately 1 and 4 feet higher than that of the subject property’s. The adjacent lot at 
4 West Howell Avenue has an average grade approximately 3.6 feet taller than that of the subject 
property’s. Because of this grade variation, the visual height difference between the proposed 
dwelling and its surroundings would be lessened. Again, design choices would also further reduce 
the visual impact of the additional height. Staff analysis on this point follows in this report’s design 
section. 
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BULK 

Staff finds that the proposed dwelling would be similar in size to its surrounding dwellings. Many 
of the surrounding dwellings have had major additions or renovations, and 1905 Commonwealth 
was redeveloped with a new dwelling in 2018. As a result, the proposed dwelling’s floor area is 
within the range of those of the surrounding dwellings.  

Table 3 – Dwelling FARs 
Address FAR Floor Area Lot size 
1 West Howell Avenue 0.44 2,644 Sq. Ft. 6,018 Sq. Ft. * 
3 West Howell Avenue 0.41 1,171 Sq. Ft. 5,750 Sq. Ft.  
4 West Howell Avenue 0.29 1,666 Sq. Ft. 5,801 Sq. Ft.  
5 West Howell Avenue 0.29 1,664 Sq. Ft. 5,750 Sq. Ft. 
1905 Commonwealth Avenue 0.39 3,333 Sq. Ft. 8,519 Sq. Ft. 
1907 Commonwealth Avenue 0.39 3,314 Sq. Ft. 8,471 Sq. Ft.  
2001 Commonwealth Avenue 0.28 1,872 Sq. Ft. 6,747 Sq. Ft.  
1 West Bellefonte Avenue 0.20 1,518 Sq. Ft. 7,697 Sq. Ft. 
4 East Bellefonte Avenue 0.23 2,022 Sq. Ft. 8,910 Sq. Ft. 
Proposed Dwelling 0.45 2,872 Sq. Ft. 6,389 Sq. Ft. * 
*Substandard Lot 

DESIGN 

Overall design compatibility: 
Staff finds that the proposed design would be compatible with the existing neighborhood character. 
This section of Potomac West displays a broad range of architectural styles and periods. Many of 
the neighborhood dwellings feature Colonial Revival, American Foursquare, and Queen Anne 
design elements.   

The applicant’s proposed design would feature Queen Anne architectural features. The design 
would borrow common Queen Anne features such as an asymmetrical footprint and a variety of 
roof forms. 

Design impacts on height: 
The applicant’s proposed design would further reduce the visual impact of the height difference 
between the proposed dwelling and its neighbors. First, the proposed location of the house, 13.3 
feet from the west side lot line and the most immediate neighbor at 4 West Howell Avenue, exceeds 
the minimum setback by 4.4 feet. The dwelling’s proposed south facing gable on this side is the 
closest gable to the south side lot line. It would measure 26.7 feet tall or 2.6 feet less than the 
dwelling’s highest gable. Given the grade considerations mentioned in the height section, the 
height difference between this gable roof and the neighboring dwelling’s height is only 5.3 feet. 
This would represent a reasonable height difference between the neighboring dwelling (with one-
and-a-half stories) and the proposed dwelling (with two stories). A representation of this on the 
proposed dwelling’s south elevation is shown in Figure 7, below. 
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Figure 7 – Setbacks provided by different building forms of proposed dwelling 

On the opposite side, the portion of the proposed dwelling closest to Commonwealth Avenue 
would have its non-gabled end facing the street. The height of this gable would be approximately 
22 feet or 7.3 feet shorter than the dwelling’s tallest roof form. Overall, the house is oriented so its 
widest and tallest sections would be furthest from surrounding houses. The proposed dwelling’s 
height and massing would generally taper toward the lot lines, reducing the visual impact of the 
proposed dwelling height.   Finally, the dwelling provides varied massing along all of its sides 
which further breaks up the visual impact of the proposed height and bulk. Each elevation would 
have at least one feature to break up the visual height and mass of the property including bay 
windows and porches.  

Given that the proposed design would feature architectural elements common in surrounding 
dwellings and the neighborhood at large, and that the applicant’s design choices demonstrate 
sensitivity to the scale and character of adjacent houses, staff finds that the dwelling’s overall 
design would be compatible with existing neighborhood character. 

ADDITIONAL CONSIDERATIONS 

Staff notified the Del Ray Citizens Association (DRCA) of the request on October 31,2025. At the 
time of report publication, staff had not received comments or questions from the association. 
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III. CONCLUSION

Staff found that the proposed dwelling’s height, bulk and design would be compatible with the 
established neighborhood character. Subject to the conditions contained in Section IV of this 
report, staff recommends approval of the SUP request.   

IV. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes and ordinances, and 
the following conditions: 

1. The dwelling’s bulk, height, and design, including materials, shall be substantially
consistent with the application materials submitted August 28, 2025, to the satisfaction of
the Director of Planning and Zoning. (P&Z)

STAFF: Catherine McDonald, Urban Planner, Department of Planning and Zoning 
Sam Shelby, Principal Planner, Department of Planning and Zoning 
Tony LaColla, AICP, Division Chief, Department of Planning and Zoning 

____________________________________________________________ 
Staff Note: In accordance with section 11-506(c) of the Zoning Ordinance, construction or 
operation shall be commenced and diligently and substantially pursued within 36 months of the 
date of granting of a special use permit by City Council or the special use permit shall become 
void.  
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V. CITY DEPARTMENT COMMENTS

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 

Planning and Zoning: 

F-1 This Plan submitted after March 1, 2019 shall be prepared pursuant to the 2019 Landscape 
Guidelines.  Visit https://www.alexandriava.gov/108269 to view/download the Guidelines 
and access other applicable information. 

F-2 All tree protection fencing must be installed prior to demolition of the site or structures, 
delivery of materials (stockpiling), and/or placement or operation of heavy machinery on 
the site. 

F-3 Shrub, vines, perennials, and grasses that may be planted as part of the new construction 
are not required to be shown on the plans, however such planting must comply with the 
Landscape Guidelines, particularly the restriction of planting invasive species.   

C-1 For grading plan:
a. Provide proof of transmission for neighbor notification letter (certified mail or similar)

indicating that the proposed construction may impact trees on their property(ies).
Letter shall contain assessment of the potential impact to the trees and detail tree
preservation measures.

b. Provide dimensions for sidewalk and street tree area on Howell Avenue.
c. A street tree planting may be required.

Transportation & Environmental Services: 

C-1 A Grading Plan showing all improvements and alterations to the site must be approved by
T&ES prior to the issuance of a building permit with any land disturbing activity more 
than 2,500 square feet. (SWM) 

C-2 An erosion and sediment control plan may be required and must be approved by T&ES
prior to any land disturbing activity.  Should greater than 2,500 square feet of land be 
disturbed, the stormwater quality and quantity requirements of Article XIII, 
Environmental Management Ordinance, must be fulfilled. (SWM) 

C-3 Maintaining pedestrian access:

a. Sidewalks adjacent to the site on Commonwealth Avenue; and, on Howell
Avenue shall remain open during construction. If sidewalks must be closed,
pedestrian access shall be maintained adjacent to the site per Memo to Industry
04-18 throughout the construction of the project. (Transportation Planning)
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C-4 Maintaining bicycle access:

a. Bicycle facilities adjacent to the site on Commonwealth Avenue shall remain
open during construction. If a bicycle facility must be closed, bicycle access
shall be maintained adjacent to the site per Memo to Industry 04-18
throughout the construction of the project. (Transportation Planning)

R-1 Provide street trees along Commonwealth Avenue to the extent feasible. Refer to P&Z’s
Landscape Guidelines + City Landscape Architect for further guidance. (Transportation 
Planning) 

R-2 Close the curb cut on all the drawings to avoid confusion. (Transportation Planning)

Code Enforcement: 

C-1 A building permit is required for new construction.

Historic Alexandria (Archaeology): 

F-1 According to a review of historic maps and aerial photographs, the property at 2 W. Howell 
Ave. remained vacant until the mid-twentieth century.  The property could contain 
significant archaeological information pertaining to the mid-twentieth century 
development of Del Ray. 

R-1 Alexandria Archaeology recommends that the applicant/property owner call Alexandria
Archaeology immediately (703-746-4399) if any buried structural remains (wall 
foundations, wells, privies, cisterns, etc.) or concentrations of artifacts are discovered 
during development.  Work should cease in the area of the discovery until a City 
archaeologist comes to the site and records the finds. 

R-2 The applicant/property owner shall not allow any metal detection or artifact collection to
be conducted on the property, unless authorized by Alexandria Archaeology. 

Recreation, Parks and Cultural Activities: 

F-1 Provide tree protection measures for any trees intended to be preserved – include trees in 
the right of way and adjacent properties where the critical root zone is within 15 feet of the 
LOD. 

a. (Reference to City Landscape Guidelines – Standards and Details)
https://www.alexandriava.gov/planning-and-zoning/city-landscape-
guidelines
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F-2 If the critical root zone of trees located on or within 15 feet of the property line is affected, 
refer to Bullet 4 on page 15 for additional submission requirements. 

a. (Reference to Landscape Guidelines) 
https://www.alexandriava.gov/planning-and-zoning/city-landscape-
guidelines 

C-1 For grading plan:
a. Identify and delineate the limits of disturbance (LOD).
b. Identify and delineate the construction entrance if applicable.
c. Provide details for proposed curb, gutter, and sidewalk.

a. (Reference the Green Street and Sidewalk Stormwater Design
Guidelines) https://media.alexandriava.gov/docs-
archives/tes/stormwater/alexandria-gs-sw-design-
guidelines=2020=final=1=.pdf

Fire Department: 

No comments. 
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d��������7�6�F��77�G?��������� �??�>�9?��DE:?57���7NN��H���)���MM�����#�$�&�MM��'�1I��#1��MM�����#1�������I���OPMM��.��1I��MM��H��1��&J+�1KMM��L���/�MM��0�I��MMM��0�I��MMM��3�	�?�DE:?57���7��d���� d����
�����7�6�F��77�������H���)�����!#����!��������1����!�������I#���!���������#1��.��1I����H��1��&J+�1K��L���/���0�I��MMM��3�	�?�F��77��

fghijk�lhm�nopqrlsgjt�ukvgmkhwglj�xywvgmk�zgvwp{g|�}gvw{g|wv�E��� ~����

����3�	�?�G?���������������!����������U[���]��[���e�c������� ������!��������������$���%&������U�̂c������� �QR�!�R��QR�!�R� D�����������:���"����"H��������� S(#��#�/�0,����,�1���D���� "�Q*#����0,����,�1��� �QR�!�R��QR�!�R�D���� .��,�����0,����,�1�� �QR�!�R�DT���
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PHOTO COMPARISON: 

VICINITY MAP: 
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4 WEST HOWELL AVENUE: 
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5 WEST HOWELL AVENUE: 
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3 WEST HOWELL AVENUE: 
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1 WEST HOWELL AVENUE: 
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2001 COMMONWEALTH AVENUE: 
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1907 COMMONWEALTH AVENUE: 

54



1905 COMMONWEALTH AVENUE: 
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4 EAST BELLEFONTE AVENUE: 
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1 WEST BELLEFONTE AVENUE: 
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