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I. DISCUSSION

The applicant, Stephen Kulinski, requests approval to subdivide the existing lot at 41 East Reed Avenue 

into two lots.  Staff recommends approval of the subdivision request. 

SITE DESCRIPTION 

Figure 1 – Subject Property (Lot 17) 

The subject property, featured in Figure 1, below, contains one rectangular lot of record, addressed 41 East 

Reed Avenue.  The property has a lot size of 6,431 square feet, a lot width of 50 feet, and a lot frontage of 

50 feet.  Two-unit semi-detached dwellings and townhomes, along with some single-unit dwellings, 

surround the subject property.  There is currently a single-unit dwelling occupying the property that, 

according to Real Estate records, was built in 1930. 

SUBDIVISION BACKGROUND 

On January 17, 1950, Section Four of Beaumont Subdivision was created which generally consisted of 25-

foot-wide lots with approximately 3,200 square feet of lot area.  Because the subject property (Lot 17) 

existed prior to this subdivision, it is one of the few larger lots in Beaumont (see Figure 2, below). 
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Figure 2 – Original 1950 Section 4 of Beaumont Subdivision (Subject property in red) 

PROPOSAL 

The applicant requests approval to subdivide Existing Lot 17 into two lots suitable to be developed with a 

two-unit semi-detached dwelling.  Proposed Lot 506 would have 25 feet of frontage and would have a total 

size of 3,214 square feet.  Proposed Lot 507 would have 25 feet of frontage and would have a total size of 

3,217 square feet.  Both lots would be rectangular in shape. The existing structure is to be demolished.  

Existing and proposed lots are shown in Figures 3 and 4, below. 
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Figure 3 – Existing Lot 17 
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Figure 4 – Proposed Lots (Lot 506 in red, Lot 507 in blue) 

ZONING/MASTER PLAN DESIGNATION 

The subject property is zoned RB/Townhouse and both proposed lots would be suitable for a semi-detached 

two-family dwelling as shown in Table 1.  Given the proposed lot widths, the new lots would only be 
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eligible for development with a two-family semi-detached dwelling.  This development would be required 

to comply with all applicable provisions of the Zoning Ordinance. 

The property is located within Potomac West Small Area Plan Chapter of the Alexandria Master Plan, which 

designates the property for medium-density residential uses consistent with the RB zoning regulations.  The 

proposed lots would comply with the Potomac West Small Area Plan as they would be suitable for medium-

density residential uses. 

Table 1 – RB Zoning Requirements 

Required/ 

Permitted 

Existing Proposed 

Lot 17 Lot 506 Lot 507 

Lot Size 1,980 Sq. Ft. 6,431 Sq. Ft. 3,214 Sq. Ft. 3,217 Sq. Ft. 

Width 25 Ft. 50 Ft. 25 Ft. 25 Ft. 

Frontage 25 Ft. 50 Ft. 25 Ft. 25 Ft. 

Front Yard 17.2 - 26.8 Ft. 17.2 Ft. N/A N/A 

Side Yard (East) 8 Ft.; 1:3 ratio 15.6 Ft. N/A N/A 

Side Yard (West) 8 Ft.; 1:3 ratio 7.6 Ft. N/A N/A 

Rear Yard 8 Ft.; 1:1 ratio 76.9 Ft. N/A N/A 

Floor Area 0.75 0.15 N/A N/A 

I. STAFF ANALYSIS

Staff recommends approval of the applicant’s subdivision request. The proposal would result in lots that 

comply with all RB zoning and subdivision requirements. The proposed lots would be substantially similar 

in character as the lots in Section Four of Beaumont Subdivision in terms of lot shape, area, width, and 

frontage, as required by Section 11-1710(B). Staff analysis of section 11-1710(B) follows. 

A. Neighborhood Character Analysis

Area of Comparison 

The applicant’s proposed subdivision would create lots that would feature the same characteristics as 

similarly situated lots within Section Four of Beamont Subdivision. The area of comparison is outlined in 

red in Figure 4, below. 
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41 East Reed Avenue 

Figure 5 – Area of Comparison (Subject property in blue) 

The proposed lots’ characteristics are consistent with similarly situated lots in terms of lot sizes, widths, 

and frontages. These similarly situated lots are comparable to the proposed lots as they are interior lots with 

frontage on the south side of East Reed Avenue and have similar rectangular shapes and sizes. Staff 

excluded the lots in Beaumont on the north side of East Reed as these lots are shallower. Analysis of the 

proposed lots to these similarly situated lots follows. 

Lot Analysis 

The lot analysis for proposed lots 506 and 507 includes the seven lots outlined in blue in Figure 6.  Table 

2, below, shows how the proposed lots compare to the similarly situated lots in terms of width, frontage, 

and size. 
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Figure 6 –Similarly Situated Lots (outlined in blue) 

Table 2 – Lot Analysis 

Address Width Frontage Area 

Proposed Lot 506 25 Ft. 25 Ft. 3,214 Sq. Ft. 

Proposed Lot 507 25 Ft. 25 Ft. 3,217 Sq. Ft. 

29 E. Reed Ave. 50 Ft. 50 Ft. 6,450 Sq. Ft. 

33 E. Reed Ave. 25 Ft. 25 Ft. 3,225 Sq. Ft. 

35 E. Reed Ave. 25 Ft. 25 Ft. 3,225 Sq. Ft. 

37 E. Reed Ave. 25 Ft. 25 Ft. 3,225 Sq. Ft. 

39 E. Reed Ave. 25 Ft. 25 Ft. 3,220 Sq. Ft. 

45 E. Reed Ave. 25 Ft. 25 Ft. 3,212 Sq. Ft. 

47 E. Reed Ave. 25 Ft. 25 Ft. 3,200 Sq. Ft. 

The proposed lots would be similar in width, frontage, and area to other similarly situated lots.  In fact, the 

lots would be more in character with the other properties in Beaumont as it is currently one of the only lots 

in the subdivision not developed with a semi-detached two-family dwelling. As such, they would be 

substantially compatible with established neighborhood character as required by section 11-1710(B). 

Further, the proposed lots would comply with the RB zone requirements for a two-unit semi-detached 

dwelling.  The RB zone’s minimum lot size and width requirements for two-unit semi-detached dwellings 
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ensure that properties within the zone are suitable for medium-density residential uses as required by the 

Potomac West Small Area Plan Chapter of the City’s Master Plan. 

B. Additional Considerations

Neighborhood Comments 

Staff notified the Lynhaven Civic Association (LCA) on May 30, 2024.  On June 7, 2024, the president 

informed staff that the LCA did not have any comments at this time. 

II. CONCLUSION

In summary, proposed Lots 506 and 507 would adhere to all subdivision and RB zone 

requirements. The lots would be substantially similar in character to similarly situated lots. 

Subject to the conditions contained in Section II of this report, staff recommends approval of the 

re-subdivision request. 

I. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes and ordinances and 

the following condition:  

1. The final subdivision plat shall comply with the requirements of Section 11-1700 of

the Zoning Ordinance. (P&Z)

2. The single-unit dwelling currently occupying the subject property shall be demolished

prior to final plat approval. (P&Z)

STAFF:  Catie McDonald, Urban Planner 

Tony LaColla, AICP, Land Use Services Division Chief 

Sam Shelby, Principal Planner  
______________________________________________________________________________ 

Staff Note: This plat will expire 18 months from the date of approval (September 5, 2025) unless 

recorded sooner. 

II. CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services: 

No comments. 

Code Enforcement: 

No comments. 

Fire:  
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No comments. 

Recreation, Parks & Cultural Activities: 

No comments. 

Archaeology:  

No comments. 

Landscape: 

No comments. 
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      SUB #_____________________

PROPERTY LOCATION:  __________________________________________________________________

TAX MAP REFERENCE:  __________________________________________ZONE: __________________

APPLICANT:

Name: _____________________________________________________________________________

Address: _____________________________________________________________________________

PROPERTY OWNER:

Name: _____________________________________________________________________________

Address: _____________________________________________________________________________

SUBDIVISION DESCRIPTION _____________________________________________________________________
______________________________________________________________________________________________________________________

______________________________________________________________________________________________________________________

______________________________________________________________________________________________________________________

THE UNDERSIGNED, hereby applies for Subdivision in accordance with the provisions of Section 
11-1700 of the Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission 
to the City of Alexandria staff and Commission Members to visit, inspect, and photograph the building 
premises, land etc., connected with the application.

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission 
to the City of Alexandria to post placard notice on the property for which this application is requested, 
pursuant to Article XI, Section 11-301 (B) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED,also attests that all of the information herein provided and specifically including 
all surveys, drawings, etc., required of the applicant are true, correct and accurate to the best of his/her 
knowledge and belief.

_____________________________________________ _____________________________________________
Print Name of Applicant or Agent Signature

_____________________________________________ ______________________  ______________________
Mailing/Street Address Telephone # Fax #

_____________________________________________ _____________________________________________
City and State Zip Code Email address

_____________________________________________
Date

APPLICATION

SUBDIVISION OF PROPERTY

41 E REED AV, ALEXANDRIA VA
016.01-03-01 RB

Kulinski Group Architects, P.C.

104 N West Street, Alexandria, VA 22314

Cheng Xu (CWXC, LLC) and Xiaowen Xu (CWXD, LLC)

1333 Belasco Valley Circle, Great Falls, VA 22066

Request to subdivide parcel for accommodation of two unit semi-detached dwelling on
existing parcel zoned RB.

Stephen Kulinski (President), Kulinski Group Architects PC

104 N West Street 703-836-7243

Alexandria, VA 22314 Steve@KulinskiGroup.com

04/18/24

✔

✔

✔

✔
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The applicant is:  (check one)

[  ] the Owner        [  ] Contract Purchaser        [  ] Lessee or        [  ] Other: ______________   of
 the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the 
applicant, unless the entity is a corporation or partnership in which case identify each owner of more 
than three percent.
                  _____________________________________________________________________________________________________________________________________
                 _____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________

If property owner or applicant is being represented by an authorized agent, such as an attorney, realtor,
or other person for which there is some form of compensation, does this agent or the business in which
the agent is employed have a business license to operate in the City of Alexandria, Virginia?

[  ]  Yes.   Provide proof of current City business license.
[  ]   No.   The agent shall obtain a business license prior to filing application, if required by the City

Code.

ALL APPLICANTS MUST COMPLETE THIS FORM.

✔ Architect

Alexandria City Business License #: 116819-2024

✔
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SUBMITTED TO
THE DEPARTMENT OF PLANNING & ZONING

CITY OF ALEXANDRIA, VIRGINIA

PROJECT NAME: _______________________________________________________________________________

PROJECT ADDRESS:  _____________________________________________________________________________ 
DESCRIPTION OF REQUEST: 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________

THE UNDERSIGNED, hereby waives the right to the 45 day automatic approval provision of Section 
11-1708 (B)(2) of the Zoning Ordinance of the City of Alexandria, Virginia, for the application stated
above.

Date: ____________

[ ]  Applicant

[ ]  Agent

Signature: _________________________________________________________________________

Printed Name: ______________________________________________________________________

  WAIVER OF RIGHT TO AUTOMATIC APPROVAL

41 E REED AV, ALEXANDRIA, VA

41 E REED AV, ALEXANDRIA VA

Request to subdivide parcel for accommodation of two unit semi-detached dwelling on
existing parcel zoned RB.

04/18/24

✔

Stephen Kulinski, President - Kulinski Group Architects, P.C.
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