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PLANNING COMMISSION ACTION, JUNE 2, 2026: On a motion by Vice Chair Koenig, 
seconded by Commissioner Manor, the Planning Commission voted unanimously to approve 
Subdivision #2026-00004 on the Consent Calendar. 

 

 

 

 

 

 

 

 

 

 

 

Application General Data 
Request:  
Public hearing and consideration of 
a request for a Subdivision to re-
subdivide an existing lot into two lots 
with a variation to lot width. 

Planning Commission 
Hearing: June 2, 2026 

Approved Plat must be 
Recorded By: December 2, 2027 

Address: 306 Beverley Drive 
 

Zone:  R-8/Residential 

Applicant: 306 Beverley LLC, 
represented by M. Catharine Puskar, 
attorney 

Small Area Plan: 
North Ridge/Rosemont 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes, 
ordinances, and recommended conditions found in Section IV of this report. 
 
Staff Reviewer:    Catie McDonald, catherine.mcdonald@alexandriava.gov  
                               Sam Shelby, sam.shelby@alexandriava.gov  
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Subdivision #2026-00004 
306 Beverley Drive 

 

I. DISCUSSION 
The applicant, 306 Beverley LLC, represented by Catharine Puskar, attorney, requests approval to 
re-subdivide an existing lot into two lots with a variation from the lot width requirement. Staff 
recommends approval of this request. 

SITE DESCRIPTION 

The subject property, featured in Figure 1, below, contains one lot of record, irregular in shape, 
addressed 306 Beverley Drive. It has a lot size of 16,910 square feet, a lot width of 126.34 feet, 
and 130 feet of frontage. Single-unit dwellings surround the subject parcel. There is currently a 
single-unit dwelling occupying the property that was built in 1938. 

 

Figure 1 – Subject Property 
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306 Beverley Drive 

 

SUBDIVISION BACKGROUND 

On September 12, 1935, the Echowood Subdivision was created, containing lots with a variety of 
shapes and sizes; see Figure 2, below. The subject property, Existing Lot A, was created with a 
1938 re-subdivision of original Lots 1, 2, and 3 of the Echowood Subdivision; see Figure 3, below. 
Note that Beverley Drive was then named Carolina Avenue. 

 

Figure 2 – Original 1935 Echowood Subdivision (subject property area in red) 
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306 Beverley Drive 

 

Figure 3 – 1938 Resubdivision of Lots 1, 2, and 3 of Echowood Subdivision (subject Lot A in red) 

Planning Commission has approved the re-subdivisions of many lots within the original 
subdivision area; see Figure 4, below. 

 

Figure 4 – Re-subdivisions of lots in Echowood Subdivision (subject property in blue, re-
subdivisions in red, original subdivision area in black) 
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PROPOSAL 

The applicant proposes to re-subdivide Existing Lot A into two lots. Proposed Lots 502 and 503 
would meet the minimum lot size (8,000 square feet) and lot frontage (40 feet) requirements of the 
R-8 zone, but neither would meet the minimum lot width (65 feet) requirement. Proposed Lots 502 
and 503 would each have lot widths of 63.17 feet; 1.83 feet short of the requirement. Because of 
the deficient lot widths, the applicant must request a subdivision with variations for lot width for 
both Proposed Lots 502 and 503. The existing and proposed lots are portrayed below in Figures 5 
and 6, respectively. 

 

Figure 5 – Existing Lot A 
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Figure 6 – Proposed Lots (502 in red, 503 in blue) 

ZONING/MASTER PLAN DESIGNATION 

The subject property is zoned R-8/Residential, and both proposed lots would comply with all 
applicable zoning requirements except the R-8 zone’s minimum lot width requirement. Any future 
redevelopment would be required to comply with all applicable provisions of the most current 
Zoning Ordinance. A summary of all applicable zoning requirements can be found in Table 1, 
below. 
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Table 1: R-8 Zoning Requirements 

*Lot width variation requested 
 

The Planning Commission may only approve a subdivision that would create lots with insufficient 
lot width if they also approve a variation from this requirement. Zoning Ordinance section 11-
1713 establishes the variation procedure and criteria as follows: 

(A) The commission may, by vote of a majority of its members, authorize specific 
variations from the provisions of this section 11-1700, when the commission finds 
that (i) strict adherence to such provisions would result in substantial injustice (ii) 
the use and character of the resulting lots or parcels in such a subdivision would not 
be inconsistent with the use provisions of the zone in which the property is situated 
and with the existing development in the immediate area; and (iii) one or more of 
the following special circumstances exists:  

(1) Extremely rugged topography.  

(2) Irregularity in shape of parcel preventing conformance with normal lot area 
or frontage requirements. 

(3) Insufficient frontage on existing street where the interior of the tract can be 
served only by a street substandard in width when not serving more than 
five lots, provided the street is not less than 30 feet in width. If only a single 
lot is served, the width may be less than 30 feet. A turn around area may be 
required. 

(4) Streets along border of the subdivision where the subdivision borders on 
unsubdivided land and the remaining street width will be provided from 
adjacent land. 

(5) Resubdivision of lots in subdivisions of record as of January 1, 1952, where, 
because of existing structures or gross area of land involved, the subdivided 
lots would not conform to all of the requirements of the zone in which the 
subdivision is located. 

 
Required/Permitted 

Subject  
Property Proposed 

Existing Lot A Lot 502 Lot 503 
Lot Size 8,000 Sq. Ft. 16,910 Sq. Ft. 8,455 Sq. Ft. 8,455 Sq. Ft. 
Width 65 Ft. 126.34 Ft. 63.17 Ft.* 63.17 Ft.* 
Frontage 40 Ft. 130 Ft. 65 Ft. 65 Ft. 
Front Yard 30 Ft. 39.5 Ft. 

Future development required 
to comply with all bulk and 

open space previsions. 

Side Yard (East) 8 Ft.,1:2 ratio 42.4 Ft. 
Side Yard (West) 41.5 Ft. 
Rear Yard 8 Ft., 1:1 ratio 55.2 Ft. 
 
Floor Area 
  

0.35 ~0.10 
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(B) As used in this section, "substantial injustice" means that the strict application of 
this ordinance would create an unreasonable burden on the development, use and 
enjoyment of the property which outweighs the land use or land development 
purposes served by the specific zoning provision or provisions of this ordinance at 
issue. 

(C) The applicant shall have the burden of establishing each element required for the 
grant of a variation. 

The property is located within the North Ridge/Rosemont Small Area Plan chapter of the 
Alexandria Master Plan, which designates the property for low-density residential uses consistent 
with the R-8 zoning regulations. The proposed lots would comply with the North Ridge/Rosemont 
Small Area Plan as they would be suitable for low-density residential uses. 

II. STAFF ANALYSIS 
Staff recommends approval of the applicant’s request for a subdivision with a variation. The 
proposed re-subdivision of the lots would comply with all the subdivision requirements except 
Section 11-1710(B)(3) and 11-1710(D). These provisions require new lots to comply with the R-
8 zone requirements including its minimum lot width requirement. The applicant requests a 
variation pursuant to section 11-1713 from the provisions that require minimum lot widths of 65 
feet. Staff found that the applicant’s request also meets the variation criteria. Analysis follows. 

COMPLIANCE WITH SUBDIVISION REQUIREMENTS GENERALLY 

Staff determined that the proposed re-subdivision would meet all subdivision requirements 
established by section 11-1710, except the provisions which require proposed lots to have 
complying lot widths. Both lots would be suitable for residential uses and structures as permitted 
by the R-8 zone. The R-8 zone’s lot requirements ensure that properties within the zone are suitable 
for low-density residential uses as required by the North Ridge/Rosemont Small Area Plan chapter 
of the City’s Master Plan. The proposed lots would meet the minimum lot size and frontage 
requirements and could be developed with single-unit dwellings that comply with the zone’s bulk 
requirements. 

COMPLIANCE WITH SUBDIVISION CHARACTER REQUIREMENTS 

Staff finds the proposed re-subdivision would create lots that comply with section 11-1710(B)’s 
lot character requirements. This section requires subdivided lots to be of substantially the same 
character as similarly situated lots within the original subdivision area. Staff considers the other 
interior lots within the 1935 Echowood subdivision (shown in Figure 7, below) to be similarly 
situated to the subject property. The subsequent Lot Analysis section details how the proposed lot 
compare to the similarly situated lots in terms of lot size, width, and frontage.  

 

 

9



Subdivision #2026-00004 
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Figure 8 – Area of Comparison (black), Similarly Situated Lots (red) and Subject property (red) 

LOT ANALYSIS 

The lot analysis for proposed Lots 502 and 503 includes the 18 lots outlined in Figure 7 above. 
These lots were included because they are: in the original subdivision, zoned R-8, and interior lots. 
Table 2 below shows how the proposed lots compare to the similarly situated lots within the area 
of comparison in terms of width, frontage, and area. 

Table 2 – Lot Analysis 

Address Width  Frontage Area 
Existing Lot 126.34 Ft. 130 Ft. 16,910 Sq. Ft. 
Proposed Lot 502 63.17 Ft. 65 Ft. 8,455 Sq. Ft. 
Proposed Lot 503 63.17 Ft. 65 Ft. 8,455 Sq. Ft. 
302 Beverley Drive* 52.58 Ft. 52.58 Ft. 5,426 Sq. Ft. 
304 Beverley Drive 79.33 Ft. 88.12 Ft. 9,828 Sq. Ft. 
305 Beverley Drive 75 Ft. 75 Ft. 8,475 Sq. Ft. 
307 Beverley Drive* 50 Ft. 50 Ft. 5,989 Sq. Ft. 
309 Beverley Drive* 56.1 Ft. 50 Ft. 6,650 Sq. Ft. 
311 Beverley Drive* 55.1 Ft. 56.1 Ft. 5,763 Sq. Ft. 
3108 Russell Road* 62.5 Ft. 62.5 Ft. 7,813 Sq. Ft. 
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3110 Russell Road* 62.5 Ft. 62.5 Ft. 7,813 Sq. Ft. 
3112 Russell Road* 56 Ft. 56 Ft. 6,976 Sq. Ft. 
303 Mount Place 79.88 Ft. 85.92 Ft. 8,465 Sq. Ft. 
305 Mount Place 74.75 Ft. 48.79 Ft. 14,027 Sq. Ft. 
306 Mount Place 71.83 Ft. 96.95 Ft. 12,765 Sq. Ft. 
307 Mount Place 70.13 Ft. 45.28 Ft. 13,092 Sq. Ft. 
302 Aspen Place 82.33 Ft. 84.26 Ft. 8,484 Sq. Ft. 
303 Aspen Place 74.5 Ft. 72.02 Ft. 8,568 Sq. Ft. 
304 Aspen Place 70.88 Ft. 46.53 Ft. 13,336 Sq. Ft. 
305 Aspen Place 80.33 Ft. 54 Ft. 9,244 Sq. Ft. 
306 Aspen Place 71.13 Ft. 45.28 Ft. 12,250 Sq. Ft. 

*substandard lot 

As shown in Table 2, the proposed lots’ sizes, widths, and frontages would fall within the range 
established by similarly situated lots in the original Echowood subdivision. The proposed lots 
would therefore be substantially compatible with established neighborhood character as required 
by 11-1710(B). 

Further, the proposed lot dimensions for Proposed Lots 502 and 503 would be much closer in size 
and shape to the similarly situated lots than the existing lot’s dimensions. Therefore, the proposed 
lots would be more compatible with similarly situated lots than the existing lot is. 

VARIATIONS 

Sections 11-1710(B)(3) and 11-1710(D) require subdivided lots to comply with all zone 
requirements unless Planning Commission approves a variation pursuant to the procedure 
established by section 11-1713. Proposed Lots 502 and 503 would not meet the R-8 zone’s lot 
width requirement. 

Special Circumstance 
The applicant has requested a variation from this requirement, stating the following special 
circumstance exists on the subject property: 

Resubdivision of lots in subdivisions of record as of January 1, 1952, were, because of 
existing structures or gross area of land involved, the subdivided lots would not conform 
to all of the requirements of the zone in which the subdivision is located. 

Staff agrees that the special circumstance, stated above, exists as the Echowood Subdivision and 
the subject lot was originally recorded prior to January 1, 1952. The existing lot would provide the 
size and frontage but not width for the proposed lots. Because of the “gross area of land involved,” 
the subdivided lots would not conform to the R-8 zone’s width requirement. 

The existing lot was created in 1938, when this property would have been part of the Residential 
“A” Zone. At the time, the Residential “A” zone established a lot width requirement of 50 feet. 
After 1952, when the R-8 zone was created, the lot width requirement was increased to 65 feet. 
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These changes created many noncomplying lots in the new R-8 zone, including many properties 
within the area of comparison. 

Substantial Injustice 
The applicant states that the strict application of the ordinance would cause a substantial injustice 
as it precludes a re-subdivision of the subject property that results in lots that comply with size and 
frontage requirements. 
 
Staff also agrees that strict application results in substantial injustice. Strict application would 
preclude any re-subdivision of the subject property.  This would result in a substantial injustice 
because the proposed lots would have sufficient size and frontage to meet the R-8 zone’s 
requirements and would be less than two feet short of the 65-foot minimum lot width requirement. 
Moreover, the purposes of the lot width requirement – ensuring lots are of sufficient width to 
accommodate structures in compliance with setback requirements and that lots have similar widths 
to surrounding lots – would be upheld by the proposal. As stated in the Lot Analysis section, the 
proposed lots would be well within the range of widths of similarly situated lots. Because the 
purposes of the lot width requirement would be upheld, strict application would result in a 
substantial injustice.  
 
Overall, staff agrees with the applicant’s conclusions related to the variation standards.  All 
required elements have been established so staff finds that the Planning Commission may authorize 
the requested variations. 
 
NEIGHBORHOOD OUTREACH AND COMMENTS 

Staff notified the North Ridge Citizens Association on May 14, 2026. To date, staff has not received 
comments or questions from the association. 

III. CONCLUSION 
In summary, staff finds that Proposed Lots 502 and 503 would adhere to all the subdivision 
requirements and the proposal meets all required variation elements. Further, the lots are of 
substantially similar character as other similarly situated lots in the Echowood Subdivision. 
Therefore, staff recommends approval of the request subject to the conditions contained in Section 
IV of this report. 

IV. RECOMMENDED CONDITIONS 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 

1. The final subdivision plan shall comply with the Zoning Ordinance Section 11-1700. 
(P&Z) 
 

2. The applicant shall covenant that the existing dwelling shall be demolished before 
either of the following may occur: (a) City approval of any building permits to 
construct any new dwellings or structures on Lot 502 or 503 or (b) sale of the 
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subdivided lots to individual owners. This covenant shall expire when the subdivided 
lots are consolidated, or the existing dwelling is demolished.  This covenant shall be 
included in the recorded deed of subdivision and the final subdivision plat. (P&Z) 

 

STAFF:  Catie McDonald, Urban Planner 
  Tony LaColla, AICP, Division Chief 
  Sam Shelby, Principal Planner 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

________________________________________________________________________ 

Staff Note: This plat will expire 18 months from the date of approval unless recorded 
sooner. 
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V. CITY DEPARTMENT COMMENTS 
Legend:     C – code requirement    R – recommendation    S – suggestion    F – finding 

Transportation & Environmental Services: 
F-1  Prior to final plat submission, please address the following: 

a. For TM# 014.04-12-44: the address shown should be 308 Beverley Drive. 
(Survey) 

Code Enforcement: 
No comments. 

Fire: 
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:

PROPERTY OWNER:

SUBDIVISION DESCRIPTION _____________________________________________________________________

THE UNDERSIGNED

APPLICATION

SUBDIVISION OF PROPERTY

306 Beverley Drive
014.04-13-39 R-8

306 Beverley LLC

Christopher Michael Holmes, Trustee & Kena Tillery Holmes, Trustee

3

Request for the re-subdivision of a single lot into two (2) new buildable lots with variation of
the lot width requirement.

306 Beverley LLC By: M. Catharine Puskar Agent/Attorney

3/19/2026 Revised: 4/7/2026

✔

✔

✔

✔
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The applicant is: (check one)

  Yes.
No.

ALL APPLICANTS MUST COMPLETE THIS FORM.

N/A

✔

See attached
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OWNERSHIP AND DISCLOSURE STATEMENT
Use additional sheets if necessary 

1. Applicant.  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 t  percent. The term ownership interest shall include any legal or equitable interest
held at the time of the application in the real property which is the subject of the application.

Name Address Percent of Ownership
1.

2.

3.

2. Property. State the name, address and percent of ownership of any person or entity owning an
interest in the property located  at ________________________________________________ (address),
unless the entity is a corporation or partnership, in which case identify each owner of more than t
percent. The term ownership interest shall include any legal or equitable interest held at the time of the
application in the real property which is the subject of the application.

Name Address Percent of Ownership
1.

2.

3.

3. Business or Financial Relationships.  Each person or entity indicated above in sections 1 and 2, with
an ownership interest in the applicant or in the subject property are require to disclose any business or
financial relationship, as defined by Section 11-350 of the Zoning Ordinance, existing at the time of this
application, or within the12-month period prior to the submission of this application with any member of
the Alexandria City Council, Planning Commission, Board of Zoning Appeals or either Boards of
Architectural Review. All fields must be filled out completely. Do not leave blank. (If there are no
relationships please indicated each person or entity and “None” in the corresponding fields).

For a list of current council, commission and board members, as well as the definition of business 
and financial relationship, click here.

Name of person or entity Relationship as defined by 
Section 11-350 of the Zoning 

Ordinance

Member of the Approving 
Body (i.e. City Council, 

Planning Commission, etc.)
1.

2.

3.

NOTE: Business or financial relationships of the type described in Sec. 11-350 that arise after the filing of 
this application and before each public hearing must be disclosed prior to the public hearings. 

As the applicant or the applicant’s authorized agent, I hereby attest to the best of my ability that 
the information provided above is true and correct. 

__________    __________________________ __________________________
Date Printed Name Signature

See attached

306 Beverley Drive, Alexandria, VA 22305

50%
50%

306 Beverley LLC

Christopher Michael Holmes, Trustee

None None

Kena Tillery Holmes, Trustee

306 Beverley LLC
Christopher Michael Holmes, Trustee

Kena Tillery Holmes, Trustee

None None
None None

3/19/2026 Revised: 4/7/2026 306 Beverley LLC By: M. Catharine Puskar Agent/Attorney
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SUBMITTED TO
THE DEPARTMENT OF PLANNING  ZONING

CITY OF ALEXANDRIA, VIRGINIA

PROJECT NAME: _______________________________________________________________________________

PROJECT ADDRESS:  _____________________________________________________________________________
DESCRIPTION OF REQUEST:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________

THE UNDERSIGNED

  WAIVER OF RIGHT TO AUTOMATIC APPROVAL

306 Beverley Drive Subdivision

306 Beverley Drive, Alexandra, VA 22305

Request for the re-subdivision of a single lot into two (2) new buildable lots with variation of
the lot width requirement.

3/19/2026

✔

M. Catharine Puskar
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{A1384012.DOCX / 2 306 Beverly Drive Owner Consent Letter 014669 000002}

Via email only 

Paul Stoddard 
301 King Street 
City Hall, Room 2100 
Alexandria, Virginia 22314 

Re:  Consent to File for a Subdivision Application 
306 Beverley Drive, Tax Map No. 014-04-13-39 (the “Property”) 

Dear Mr. Stoddard: 

As title owners of the Property, we hereby consent to the filing of a Subdivision application 
on the Property by 306 Beverley LLC, but no public hearing regarding the proposed subdivision 
shall occur prior to sale of the Property to 306 Beverley LLC.   In addition, we reserve the right to 
withdraw such consent at any time. 

Very truly yours, 

__________________________________ 
Christopher Michael Holmes, Trustee 

___________________________________ 
Kena Tillery Holmes, Trustee  

Docusign Envelope ID: 78DE09F5-D470-8271-80F6-CF4966F5428F

4/3/2026

4/3/2026
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{A1384200.DOCX / 2 306 Beverly LLC Authorization Letter 014669 000002}

306 Beverley LLC 
 

 

Paul Stoddard 
301 King Street 
City Hall, Room 2100 
Alexandria, Virginia 22314 

Re:  Authorization to File for a Subdivision Application 
306 Beverley Drive, Tax Map No. 014-04-13-39 (the “Property”) 

Dear Mr. Stoddard: 

306 Beverley LLC hereby authorizes Walsh, Colucci, Lubeley & Walsh, P.C. to act as 
agent on its behalf for the filing and representation of a Subdivision application on the Property 
and any related requests.  

Very truly yours, 

306 Beverley LLC 

By:  ______________________________ 

Its:  _______________________________ 

Date: ______________________________ 

Managing Member

4/6/26
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APPLICANT DISCLOSURE BREAKDOWN 

Contract Purchaser/Applicant of 306 Beverley Drive (TM No. 014-04-13-39) 

306 Beverley LLC (Contract Purchaser/Applicant) 

Member: Percent Ownership: 

Robert Hancock 45% 

Rebecca Hancock 45% 

Scott Hancock  10% 

Note: None of the people or entities listed above have a business or financial relationship with 
any member of the Board of Architectural Review, Board of Zoning Appeals, City Council, or 
Planning Commission as defined by Section 11-350 of the Zoning Ordinance.  
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{A1389583.DOCX / 1 306 Beverley Drive Subdivision SOJ - 3.19.2026 014669 000002}

STATEMENT OF JUSTIFICATION 

The Applicant, 306 Beverly LLC, requests approval of a subdivision of a single lot into two (2) new 
buildable lots with a variation of lot width for the property located at 306 Beverley Drive (the “Property”). 

In the way of background, the Property contains approximately 16,910 square feet (0.38 acres) of 
site area, is zoned R-8 and contains one single-unit dwelling. The Property is adjoined to the west and east 
by single-family dwelling units also zoned to the R-8 district, to the south by a vacant undeveloped parcel, 
and to north by Beverley Drive.  

The Applicant is requesting a variation of lot width pursuant to Section 11-1713(A)(5) to reduce 
the lot width from 65 feet to 63.17 feet. The proposed lots meet the minimum lot size (8,000 square feet) 
and lot frontage (40 feet) required in the R-8 zoning district, but cannot meet the minimum lot width 
requirement (65 feet), given the geometry and gross area of the existing lot, which was originally 
subdivided prior to January 1, 1952.  

The use and character of the resulting lots would not be inconsistent with the use provisions of 
the R-8 zone in which the Property is located and with existing development in the immediate area. The 
Property is surrounded by single-unit dwellings and a single-unit dwelling is proposed on each newly 
created lot. The proposed lot width of 63.17 feet for each of the new lots is just 1.83 feet less than the 65- 
foot width requirement. Such a small departure from the required lot width will be virtually imperceptible. 

The proposed houses on the lots will meet all FAR, setback, height and parking requirements as 
set forth in the Zoning Ordinance. The lots will be oriented along Beverley Drive, mirroring the geometry 
of surrounding lots. In addition, the lots will be similar in size to and more compliant with the R-8 zoning 
requirements than many of the lots in the immediate vicinity.  

Strict adherence to the lot width requirement for which the variance is requested would create a 
substantial injustice by precluding a two-lot subdivision that, but for the required lot width, would contain 
enough lot area and frontage to support development in compliance with the bulk and open space 
requirements of the R-8 zone. The unreasonable burden on the development, use, and enjoyment of the 
subdivided Property for two (2) new single-unit dwellings (one per lot), outweighs the land use or land 
development purposes served by strict adherence to the lot width regulations.  

For the reasons stated above the required variation of lot width should be authorized and the 
subdivision should be approved.  
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