
Docket Item # 5 
        BZA CASE #2013-00016 
                                           
        Board of Zoning Appeals 
        JULY 11, 2013 
             
         
 
ADDRESS:  305 ASHBY STREET 
ZONE:  R-2-5  
APPLICANT: JULIA WILMER AND MATTHEW ZAHN 
 
ISSUE: Special exception to construct a rear two-story addition in the required 

west side yard. 
 
===================================================================== 
CODE                                                 CODE               APPLICANT            REQUESTED 
SECTION              SUBJECT                REQMT             PROPOSES             EXCEPTION 
-------------------------------------------------------------------------------------------------------------------- 
3-506(A)(2)        Side Yard      10.00 feet  8.76 feet      1.24 feet 
 
 
STAFF RECOMMENDATION:  The staff recommends approval of the requested special 
exception because the request meets the criteria for a special exception.  
 
If the Board decides to grant the requested special exception, the development 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 and setbacks 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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BZA CASE #2013-00016  
 

 
I. ISSUE 

The applicants propose to construct a two-story 
rear addition at 305 Ashby Street.  
 

II. BACKGROUND 
The subject property is one lot of record with 
25.00 feet of frontage facing Ashby Street and a 
depth of 128.21 feet on the east property line; a 
depth of 129.59 feet on the west property line 
and a rear width of 25.00 feet on the south 
property line. The property contains 3,225 
square feet of lot area. 
 
The property is currently developed with a two-
story semi-detached dwelling with a basement 
that is located 25.30 feet from the front property 
line facing Ashby Street and 8.70 feet from the 
east property line.  The house adjoins the adjacent semi-detached dwelling unit along the 
west property line.  A driveway extends to the front of the house.  According to Real 
Estate records, the house was constructed in 1965.  
 

III. DESCRIPTION  
The applicants propose to construct a rear two story addition with basement.  The 
addition has a depth of 11.75 feet and a width of 16.21 feet.  There is for a total of 190.46 
square feet for each floor for a combined total of 571.35 square feet.  The proposed 
addition will be located 8.76 feet from the east property line, in line with the existing 
house, and will have a height of 21.54 feet from the ground to the highest point. 

 
The two-story duplex is identified as a non-
contributing resource within the Town of 
Potomac National Register Historic District. 
 
Rear additions are commonly found   
throughout the Town of Potomac and are 
generally designed so that the original 
massing and architecture are maintained 
and respected.  The location of an addition 
at the rear maintains traditional 
development patterns in the Town of 
Potomac.  In general, additions should not 
overwhelm existing historic buildings. The 
proposed addition is modest in size and 
scale. 
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Upon completion of the work, the proposed renovations will continue to comply with the 
floor area requirements. (Refer to floor area calculations.) 
 
There have been no variances or special exceptions previously granted for the subject 
property. 

     
IV. MASTER PLAN/ZONING 

The subject property is zoned R-2-5 and has been so zoned since adoption of the Third 
Revised Zoning Map in 1951, and is identified in the Potomac West Area Plan for 
residential land use. 
 

V. REQUESTED SPECIAL EXCEPTION: 
  3-506(A)(2)   Side Yard (East) 

The applicants request a special exception of 1.24 feet from the required 10.00 feet side 
yard requirement to construct a two-story rear addition.   

 
VI. NONCOMPLYING STRUCTURE/ SUBSTANDARD LOT  

The existing building at 305 Ashby Street is a noncomplying structure with respect to the 
following: 
 
Regulation  Required  Existing  Noncompliance 
Side Yard  10.00 ft  8.70 ft   1.30 ft 
 
Lot Width  37.50 ft  25.00 ft  12.50 ft. 

 
VII. SPECIAL EXCEPTIONS STANDARDS UNDER SECTION 11-1304: 

To grant a special exception, the Board of Zoning Appeals must find that the strict 
application of the zoning ordinance creates an unreasonable burden on the use and 
enjoyment of the property. Section 11-1304 of the zoning ordinance lists standards that 
an applicant must address and that the Board believes exists and thus warrants granting a 
special exception of the zoning regulations. 
a. Whether approval of the special exception will be detrimental to the public 

welfare, to the neighborhood or to the adjacent properties. 
 

b. Whether approval of the special exception will impair an adequate supply of light 
and air to the adjacent property, or cause or substantially increase traffic 
congestion or increase the danger of fire or the spread of fire, or endanger the 
public safety. 
 

c. Whether approval of the special exception will alter the essential character of the 
area or zone. 
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d. Whether the proposal will be compatible with the development in the surrounding 
neighborhood. 

 
e. Whether the proposed development represents the only reasonable means and 

location on the lot to accommodate the proposed structure given the natural 
constraints of the lot or the existing development of the lot. 

 
VIII. STAFF ANALYSIS  

Neighborhood Impact 
The proposed addition will not likely have any neighborhood impact.  The subject 
property is surrounded by single-family dwellings except for the semi-detached unit 
attached.  There is also a two-story apartment building on Ashby Street.  The scale of the 
addition will be consistent with the scale of the current house and should not detract from 
neighboring properties. 
 
Light and Air 
The proposed addition is modest in scale, will extend 11.75 feet from the current rear 
building wall and will continue along the shared party wall on the west side of the 
property.  The adjacent semi-detached unit does not have an extended addition; therefore, 
there will most likely be some minor light and air impact.  Similar style rear additions 
have been constructed along common party walls throughout Del Ray and the R-2-5 
zone. 

 
IX. STAFF CONCLUSION:  

Staff finds that the proposed addition meets the criteria and standards for a special 
exception.  The applicants are proposing to continue along one non-complying wall along 
the east side of the property and will be consistent with the current dwelling.   
 
Staff recommends approval of the request.   
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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: 
R1. Applicant shall be responsible for repairs to the adjacent city right-of-way if damaged 

during construction activity. (T&ES) 
 
R2. All improvements to the city right-of-way such as curbing, sidewalk, driveway aprons, 

etc. must be city standard design. (T&ES) 
 
R3. 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) 

 
R4. The building permits must be approved and issued prior to the issuance of any permit for 

demolition. (T&ES) 
 
F1. 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   Compliance with the provisions of Article XIII of the City’s zoning ordinance for 

stormwater quality control is required for any land disturbing activity greater than 2,500 
square feet. (T&ES) 

 
C-3 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-4 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-5 All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES) 
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C-6 Any work within the right-of-way requires a separate permit from T&ES. (Sec. 5-2) 
(T&ES) 

 
Code Administration: 
No comments received. 
 
Recreation (Arborist): 
No comments received. 
 
Historic Alexandria (Archaeology): 
R-1 No archaeological action is required. 
 
F-1 There is low potential for archaeological resources to be present that could provide 

insight into the history of Alexandria.   
 
Board of Architecture Review Planning Staff: 
The BAR Staff reviews and evaluates proposed exterior alterations and changes to existing 
buildings based upon their compatibility with the existing historic structure on the subject 
property and their surrounding neighbors within the Town of Potomac historic district. 
 
The two- story, side-gable duplex is identified as a non-contributing resource within the Town of 
Potomac National Register Historic District.  According to City real estate records, the duplex 
was constructed in 1965. 
 
The following are BAR Staff comments and findings regarding the proposed rear addition: 
F-1 Rear additions are commonly found throughout the Town of Potomac and are generally 
 designed so that the original massing and architecture are maintained and respected.  The 
 location of an addition at the rear maintains traditional development patterns in the Town 
 of Potomac. 
 
F-2 In general, additions should not overwhelm existing historic buildings. The proposed 
 addition is modest in size and scale. 
 
F-3 Additions to historic buildings are often differentiated through changes in materials, 
 changes in fenestration patterns, and the offsetting of the new construction from the 
 existing.   
 
F-4 The proposed two-story rear addition will not threaten the historic integrity of this 
 contributing property. 
 
 
Other Requirements Brought to the Applicant’s Attention: 
C-1 A wall check survey plat shall be submitted to Planning and Zoning when the building 

footprint is in place, pursuant to Alexandria City Code section 8-1-12. 
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Drawing Issue

Cover Sheet And Site Plan

Special Exception
Application
Revision A

06-13-2013

Professional Certification
I certify that these documents were prepared or approved
by me, and that I am a duly licensed Architect under the
laws of the State of Maryland, License number-15832,
Expiration date-05-28-2011

ALEXANDRIA CITY CODE - LOCAL DESIGN LOAD CRITERIA:

All work and materials shall conform to the 2009 Virginia Uniform Statewide Building Code and International 
Residential Code (IRC) 2009

MINIMUM DESIGN LIVE LOAD VALUES  per IRC Table R301.5:

Exterior Balconies = 60 psf
Decks = 40 psf
Fire Escapes = 40 psf
Passenger Vehicle Garages = 50 psf
Attics Without Storage = 10 psf
Attics With Storage = 20 psf
Rooms Other Than Sleeping Rooms = 40 psf
Sleeping Rooms = 30 psf
Stairs = 40 psf
Guardrails and Handrails = 200 PSF

RESIDENTIAL CONSTRUCTION DESIGN PARAMETERS per IRC Table R301.2(1) amended as follows:

Ground Snow Load = 25 psf
Wind Speed (3 second gust method)= 90 mph
Seismic Zone: 

SS = 19%g (Figure 1615(1) 2009 IBC)
S1 = 7%g (Figure 1615(2) 2009 IBC)

Frost Line Depth = 24 inches
Termite = Moderate to Heavy
Decay = Slight to Moderate
Fire  department  vehicular load (Point = 62 Kips), Uniform = 450psf)
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ROOM NAME / NUMBER

CENTER LINE

SPOT ELEVATION

DETAIL INFORMATION

INTERIOR ELEVATION

SECTION INFORMATION

KEY NOTE1

REVISION NUMBERBEDROOM

CHANGE IN FLOOR FINISH

EQUIPMENT SYMBOL

NEW DOOR

EXISTING FIXTURES, MILLWORK TO BE REMOVED.

EXISTING DOOR, FRAME AND HARDWARE TO BE REMOVED.
NOTE:  SEE GENERAL NOTES FOR FURTHER INFO.

EXISTING DOOR, FRAME AND HARDWARE TO REMAIN.

NEW PARTITION

EXISTING PARTITION TO BE DEMOLISHED

EXISTING PARTITION TO REMAIN

DUPLEX ELECTRICAL RECEPTACLE (110V/20AMP)

DATA RECEPTACLE

TELEPHONE RECEPTACLE

QUADRAPLEX ELECTRICAL RECEPTACLE (110V/20AMP)

ALIGN (ALIGN THE
SURFACES INDICATED)

WINDOW SYMBOL

DOOR SYMBOL

N.T.S.
SITE MAP

CS-1  - COVER SHEET AND SITE PLAN
A-1  - ARCHITECTURAL  PLAN - BASEMENT
A-2  - ARCHITECTURAL  PLAN - FIRST FLOOR
A-3  - ARCHITECTURAL  PLAN - SECOND FLOOR
A-4  - EXTERIOR ELEVATION - FRONT
A-5  - EXTERIOR ELEVATION - LEFT
A-6  - EXTERIOR ELEVATION - REAR
A-7  - EXTERIOR PERSPECTIVES AND EXISTING PHOTOS

SITE PLAN

SITE ZONING INFORMATION

1" = 20'-0"

TABLE OF CONTENTS

Zahn Residence

ZONED - R-2-5

Total Lot Area - 3,225 SF !FAR Allowed by Zone - .45
Maximum Allowable Floor Area - 1,451 SF

Existing Gross Area !Exclusions
Basement - 555.83 SF !Basement - 555.83 SF
First Floor - 555.83 Sf !Stairway - 36.98
Second Floor - 555.83

Total Existing Gross minus Exclusions - 1,074.68 SF

Proposed Gross Area !Exclusions
Basement - 190.45 SF !Basement - 190.45 SF
First Floor - 190.45 SF !Mechanical(Exist Fireplace) !5.4 SF
Second Floor - 190.45 SF

Total Proposed Gross Floor Area minus Exclusions - 375.50 SF

Total Exiting and Proposed Gross Floor Area - 1,450.18 SF
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Drawing Issue

Architectural Plan -
Basement

Special Exception
Application
Revision A

06-13-2013

Professional Certification
I certify that these documents were prepared or approved
by me, and that I am a duly licensed Architect under the
laws of the State of Maryland, License number-15832,
Expiration date-05-28-2011
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General Architectural Notes

1) See sheet SP1 for general notes regarding construction.

2) Contractor is responsible for surveying all existing conditions and all
   record drawings and should notify the Architect of any discrepancies
   between the Contract Documents and the Existing Conditions.

3) All dimensions are shown from finished face of GWB to finished face
   of GWB U.O.N. All CMU and brick dimensions are shown as nominal.

4) Align new floors with existing floors.

5) Doors and trim to match existing U.O.N.; New doors to
be 2-panel

6) Finishes to match existing U.O.N.

7) Smoke detectors to be hard wired inter connected with
battery backup

CONDITIONED
CRAWL SPACE

POWDER

EXIST
BATHROOM

LAUNDRY
CRAWL
SPACE

1) See sheet SP1 for general notes regarding construction.

2) Contractor is responsible for surveying all existing conditions and all
   record drawings and should notify the Architect of any discrepancies
   between the Contract Documents and the Existing Conditions.

3) All dimensions are shown from finished face of GWB to finished face
   of GWB U.O.N. All CMU and brick dimensions are shown as nominal.

4) Align new floors with existing floors.

5) Doors and trim to match existing U.O.N.

6) Finishes to match existing U.O.N.

7) Smoke detectors to be hard wired inter connected with battery
backup.

General Architectural Notes

General Architectural Notes

NOTE:  SEE INTERIOR
ELEVATIONS FOR ENLARGED
DRAWINGS
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1 Architectural Plan - Basement
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New AC Condensors

2x6 stud walls typical
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New rain barrel; By owner

New hardiplank
siding and new
blown-in insulation

New patio with reused
flagstone on concrete or wood
deck

Remove clg heater

Investigate floor joists
under existing tub;
Shore up if required

Remove/replace
ceiling to investigate

leaks

New clg mtd light and switch

Exist Book Shelves

Remove clg heater

 Repaint Walls
and Clg

Existing
fence to
remain

New Screen Door

New Porch Roof-
Standing Seam w/
bead board clg,
Treated wood
brackets and Azek
Trim

New Exhaust

Hose bibb

Relocated Thermostat

Existing hose bibb to remain

New hardiplank
siding and new
blown-in insulation

Remove GWB inspect
plumbing remove Galv

piping (REMOVE
FURRED WALL-

VERIFY)

Remove any accessible
galvanized plumbing pipe

Investigate floor joists
under Piano; Shore up if
required

Gas Range

Investigate plumbing FROM OUTSIDE for
leaks and remove  accessible galvanized pipe
if possible.  Insulate pipe if possible. Wall to
have new insul.

New hardiplank siding
and new blown-in

insulation

Exist clg light to remain

Existing AC to remain

Relocated
hose bibb
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2x6 stud walls typical
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See sheet A-5 for
stair details
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required
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air duct;  GC to verify final
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New rain barrel; By owner

New hardiplank
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New patio with reused
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ceiling to investigate
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1) See sheet SP1 for general notes regarding construction.

2) Contractor is responsible for surveying all existing conditions and all
   record drawings and should notify the Architect of any discrepancies
   between the Contract Documents and the Existing Conditions.

3) All dimensions are shown from finished face of GWB to finished face
   of GWB U.O.N. All CMU and brick dimensions are shown as nominal.

4) Align new floors with existing floors.

5) Doors and trim to match existing U.O.N.

6) Finishes to match existing U.O.N.

7) Smoke detectors to be hard wired inter connected with battery
backup.
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King Bed

Exposed brick

Flat Clg

Vaulted Clg Vaulted Clg

New 2x4 stud wall

Reuse Exist Door

Infill with exist
brick from demo

New shingles on roof

New closet

Roof below

New Porch Roof-
Standing Seam w/
bead board clg,
Treated wood
brackets and Azek
Trim

Exist Flat Clg

Existing construction

Patch and repair
or replace wood
floors

Flat Clg

Replace
shingles; Both
sides roof

Replace
shingles; Both
sides roof

Sconces

New 2x4 stud wall

exist wardrobe

Check exhaust fan and
duct to oustide; Replace if

necessary

Replace tub and shower
faucet, head and controls

Remove all galvanized
plumbing pipe where

accessible

Inspect for leak in to ceiling
below; Ceiling below to be

removed

New smoke
detector on wall
above hallway
opening

Flat Clg

Window above

New Exhaust

FIELD VERIFY SIZES

Built-in
shower

Faux Vent above in attic Architectural
Asphalt Shingles

Architectural
Asphalt Shingles

Gutters and
downspouts to
match existing;

Drain to daylight

Architectural
Asphalt Shingles

Gutters and
downspouts to
match existing;

Drain to daylight

Gutters and
downspouts to
match existing;

Drain to daylight

2'x4'
Skylights

2'x4'
Skylights

Architectural
Asphalt Shingles

Total stair including
landing is 36.98 SF

BATH

CL
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MASTER
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HardwoodHardwood

CLOSET

General Architectural Notes

1) See sheet SP1 for general notes regarding construction.

2) Contractor is responsible for surveying all existing conditions and all
   record drawings and should notify the Architect of any discrepancies
   between the Contract Documents and the Existing Conditions.

3) All dimensions are shown from finished face of GWB to finished face
   of GWB U.O.N. All CMU and brick dimensions are shown as nominal.

4) Align new floors with existing floors.

5) Doors and trim to match existing U.O.N.; New doors to
be 2-panel

6) Finishes to match existing U.O.N.

7) Smoke detectors to be hard wired inter connected with
battery backup
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N
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e 
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Egress
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BEDROOM 1
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Note: See sheet A-6
for enlarged bathroom
information
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BEDROOM 3/OFFICE BATH 2

BATH 1
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1) See sheet SP1 for general notes regarding construction.

2) Contractor is responsible for surveying all existing conditions and all
   record drawings and should notify the Architect of any discrepancies
   between the Contract Documents and the Existing Conditions.

3) All dimensions are shown from finished face of GWB to finished face
   of GWB U.O.N. All CMU and brick dimensions are shown as nominal.

4) Align new floors with existing floors.

5) Doors and trim to match existing U.O.N.

6) Finishes to match existing U.O.N.

7) Smoke detectors to be hard wired inter connected with battery
backup.

General Architectural Notes

General Architectural Notes
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190.45 SF - 2.7 SF (Existing Fireplace)
187.75 SF Total Per Floor

375.50 SF Total Addition Both Floors
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1 Architectural Plan - Second Floor
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Exterior Elevation - Front
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06-13-2013

Professional Certification
I certify that these documents were prepared or approved
by me, and that I am a duly licensed Architect under the
laws of the State of Maryland, License number-15832,
Expiration date-05-28-2011

New Construction Exist Construction

EL. 0'-0" T.O. Exist. and New
1st Floor FF

New Construction Exist Construction

EL. 10'-3 3/4" T.O. Exist. and New
2nd Floor FF

EL. -8'-5 1/4" T.O. Exist. and New
Basement FF

EL. ±18'-5 3/4" T.O. Exist. Bearing
Verify in Field
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 1
/4

"
8'

-5
 1
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22
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New hardiplank siding
and blown insulation

DO NOT Replace
shingles; This
side roof only

New Porch Roof-
Standing Seam w/ bead
board clg, Treated wood
brackets and Azek Trim

Existing construction

New gutters and downspouts
(Verify with owner)

Azek corner board

New siding
to be Hardiplank

Azek trim board between floors

 Existing awning to remain

ROOF: Asphalt composition shingles on
15# building paper on

 3/4" exterior grade sheathing on 2X12
rafters @16" OC.

Existing construction

Existing construction

Existing construction

Architectural Asphalt Shingles

Painted wood
posts

Painted wood posts and rails

Existing construction

New 7' High fence
along side

property lines

New 7' High fence
along side

property lines

Gutters and
downspouts to
match existing;

Drain to daylight

NOTE: ALIGN NEW FLOORS
WITH EXISTING FLOORS

NOTE: FIRST FLOOR ELEVATION
0'-0" ALIGNS WITH SEA LEVEL
ELEVATION OF 232'-0"
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NOTE: ALIGN NEW FLOORS
WITH EXISTING FLOORS

NOTE: ALIGN NEW FLOORS
WITH EXISTING FLOORS

SCALE: 1/4"   =    1'-0"
1 Front Elevation
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3 Existing Exterior Photos
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1 Proposed Exterior Perspective 1
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2 Proposed Exterior Perspective 2
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