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1801, 1901 and 1461 N. Beauregard Street 

I. DISCUSSION  

REQUEST 

The applicant, Beauregard Alexandria LLC, requests to re-subdivide two existing lots of record, 

Lots 602 and 1201, into two new lots of record. 

SITE DESCRIPTION 

The subject site at 1801, 1901 and 1461 

N. Beauregard Street are two existing

lots of record, Lots 602 and 1201,

respectively (Figure 1).

The 6.35-acre Lot 602 is irregularly 

shaped with frontage on N. Beauregard 

Street and Mark Center Drive. The 

property is the site of two existing office 

buildings and one existing standalone 

above grade parking garage, all built in 

1981. The building located at 1801 N. 

Beauregard Street is 134,300 square feet 

of gross floor area, and the building 

located at 1901 N. Beauregard Street is 

93,840 square feet of gross floor area. 

The above grade parking structure is 

96,000 square feet with vehicle 

clearance of less than seven and one-

half feet per floor. A private road with 

public access, Highview Lane, 

bifurcates the office building and above 

grade parking garage at 1901 N. 

Beauregard and the office building at 

1801 N. Beauregard.   

The 1.85-acre Lot 1201 is irregularly 

shaped encompassing the existing 

private road with public access, N. 

Highview Lane. This lot connects to 

Highview Lane on Lot 602 to the east 

and terminates at Rayburn Avenue to 

the south. There are no existing 

buildings on this existing lot.  

Immediately surrounding the subject 

site is a standalone above grade parking 
Figure 1 – Subject Site 
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garage built on its own lot between Lots 1201 and 602 in 1988; an office building built in 1988 on 

an irregularly shaped lot in the southwest corner of Highview Lane and Mark Center Drive; Hilton 

Alexandria Mark Center, the Mark Center complex, and the Mark Center transit hub east of Mark 

Center Drive on six irregularly shaped lots; the Goddard School of Alexandria, Ferdinand T. Day 

School, and the associated standalone parking garage to the west of N. Highview Lane on three 

separate lots; and, the Winkler Preserve to the south.  

SUBDIVISION BACKGROUND 

Shortly after portions of Fairfax County were annexed into the City of Alexandria in 1952, the 

Winkler Family, owners of hundreds of acres of land in newly annexed west Alexandria, began 

dedicating right-of-way, including Beauregard Street, and subdividing the Winkler Tract. By the 

late 1960s, Beauregard Street in the area near the subject site, then a part of “Parcel 3720-01-01,” 

was completely dedicated. The 1968 subdivision plat shows the dedication of this portion of North 

Beauregard Street, the entire Parcel 3720-01-01 from which the subject site is derived as well as 

the immediately surrounding subdivided parcels, which begin to resemble the built form 

experienced today. Figure 2 shows how the land was originally subdivided into large, almost 

wedge-shaped parcels with irregular edges due to dedications of land for Holmes Run in the south, 

Shirley Memorial Highway (now I-395) in the southeast, North Beauregard Street to the north and 

southwest, and Seminary Road to the northwest. Overtime, each of these original parcels were re-

subdivided to accommodate large commercial developments ranging from office complexes, 

hotels, and multi-family buildings while also establishing the Winkler Preserve. 

Figure 2 – Original Subdivision of 1968 

Subdivisions of the Tract steadily occurred throughout the following decades. Existing Lot 602 of 

the subject site was part of the 1989 re-subdivision of what was known as the Mark Center Plaza 
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II’s “Parcel B” and “Lot 500” of the original Winkler Tract (Figure 3) after the 1988 site plan was 

approved to build an office building on Parcel 603 and an above grade parking structure on Parcel 

601. Existing Lot 1201 of the subject site was part of the re-subdivision of “Parcel 1100” and 

“Parcel F-2” of the Winkler Tract in early 2000 (Figure 4). 
 

 

 
Figure 3 – Original Subdivision of Lot 602 (shown in blue with red outline) 
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Figure 4 – Original Subdivision of Lot 1201 (shown in yellow with red outline) 

 

PROPOSAL 

 

The applicant proposes a re-subdivision of two existing lots of record, Lots 602 and 1201, into two 

new lots of record, as illustrated in Figure 5, creating separate lots for each of the existing office 

buildings. The proposed new subdivision line would follow the center line of the existing private 

road, Highview Lane, from Mark Center Drive to the existing lot line of Lot 1201. The proposed 

two new lots of record, Lots 1400 and 1401, are anticipated to be sold but not redeveloped at this 

time. 
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Figure 5 – Existing Lot Configuration for Lots 602 and 1201 (top) and Preliminary Plat of Subdivision (bottom). 

The proposed new lot line is represented by the red dashed line. 
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ZONING & MASTER PLAN DESIGNATION 

The lots of record are located in CDD #4; however, because the CDD has not been activated for 

the subject site and no development special use permit or development site plan is proposed with 

this subdivision request, the underlying OC zone regulations apply with additional floor area ratio 

(FAR) provisions for existing development. Because existing Lot 1201 does not currently have 

buildings, the additional FAR provisions do not apply. Therefore, the maximum allowable FAR 

for the proposed new lots of record are established by the existing FAR of existing Lot 602. 

Moreover, parking requirements for office use at 1801 and 1901 N. Beauregard Street are met 

given parking requirements for office use has been substantially reduced since the 1980’s when 

existing Lot 602 was developed. That said, the number of parking spaces provided has not changed 

since that time. The existing parking agreements between 1801 and 1901 N. Beauregard Street and 

the existing parking structures at 1801 N. Beauregard Street and 1851 N. Beauregard Street remain 

active. The proposed re-subdivision would result in Proposed Lots 1400 and 1401 complying with 

the zoning requirements.  

 
Table 1 –OC Zone Requirements 

 

 
Existing  

Minimum Required 
Proposed 

Lot 602 Lot 1201 Lot 1400 Lot 1401 

Lot Size 276,485 sf  80,437 sf No lot size requirement 139,501 sf 217,421 sf 

Lot Frontage N/A N/A No frontage requirement N/A N/A 

Front Yard N/A N/A No front yard requirement N/A N/A 

Side Yard  N/A N/A No side yard requirement N/A N/A 

Rear Yard  N/A N/A No rear yard requirement  N/A N/A 

Building 
Setback 

82.16 Ft. N/A 
80.0 Ft. from Center Line of 
Beauregard Street (Section 
7-1006) 

82.16 Ft. N/A 

Floor Area Ratio 
(FAR) 

0.825 N/A 

0.825 (Per Section 5-602, 
the FAR of the existing 
development shall not 
increase over the existing 
FAR) 

0.673  
(Exclusive of 
above ground 
parking garage, 
per Section 2-
145(B)(10)) 

0.618 

Building Height 
71.7 FT (1901 N. 
Beauregard); 38.6 Ft. 
(1801 N. Beauregard) 

N/A 100 Ft. Maximum 71.7 Ft. 38.6 Ft. 

Open Space N/A N/A No open space requirement N/A N/A 

 

The lots are located within the Beauregard Small Area Plan (Plan), which was approved by City 

Council in 2012. The existing office uses anticipated to remain are consistent with the Land Use 

Recommendations in the Plan, where the site is recommended to remain as office, as amended in 

September 2021.  

 

 

SUBDIVISION STANDARDS 

 

Section 11-1708(A) sets out the following standards for the approval of preliminary subdivision 
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plats: 

An applicant for preliminary plat approval shall demonstrate to the satisfaction of 

the commission that: 

(1) The applicable factors of Section 11-1710 have been appropriately considered 

in the plat; 

(2) The subdivision will not adversely affect the public health, safety and welfare; 

and 

(3) The application complies with all provisions of this ordinance and all applicable 

laws. 

 

Several additional sections of the Zoning Ordinance establish the standards for subdivisions: 

- Sections 11-1706 and 11-1709 address technical subdivision requirements; 

- Section 11-1710(C) re quires that the subdivision conform to the City Master Plan; 

- Section 11-1710(D) requires that all lots meet zone requirements; 

- Sections 1710(A) and (E) through (R) contain infrastructure requirements; and 

- Section 1710(B) states that the subdivided lots “shall be of substantially the same character 

as to suitability for residential use and structures, lot areas, orientation, street frontage, 

alignment to streets and restrictions as other land in the subdivision, particularly with 

respect to similarly situated lots within the adjoining portions of the original subdivision.” 

Subdivision plat documents or land in the same general location and zone with similar 

features may be used to determine neighborhood character. 

 

 

II. STAFF ANALYSIS 

 

Staff recommends approval of the subdivision request for the creation of two new lots of record, 

Proposed Lots 1400 and 1401, at 1801, 1901 and 1461 N. Beauregard Street. The proposal for a 

property line change between the two existing lots would meet the subdivision standards listed 

above. With the exception of staff recommended condition number two requiring a few technical 

items to be addressed with the final plat as expressed in Section III of this report, the proposal 

meets the requirements of Sections 11-1706 and 11-1709 addressing technical subdivision 

requirements. Additionally, as mentioned above, the proposal conforms to the City Master Plan, 

as amended, per Section 11-1710(C), as the proposed lots are anticipated to remain as office use. 

The proposal also meets the standards of Section 11-1710(D) for nonresidential development lot 

requirements in the OC zone, also described above. Sections 1710(A) and (E) through (R) 

prescribing infrastructure requirements are met, as well. Pertinent to this case in terms of 

infrastructure is that no new infrastructure is proposed, and, although N. Highview Lane and 

Highview Lane will remain privately owned, the existing access easements would remain in place 

ensuring all current access within the subject site remains intact. Finally, staff finds that the 

proposal complies with the neighborhood character for lots required by Section 11-1710(B), 

which is discussed further below. For these reasons, staff believes requirements of Section 11-

1708(A) for considerations of overall preliminary plat approval are sufficiently satisfied. 
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AREA OF COMPARISON AND SIMILARLY SITUATED LOTS  

FOR LOT CHARACTER ASSESSMENT 

 

Subdivision analysis also requires an assessment for lot compatibility of the proposed lots with 

similarly situated lots within the original subdivision. Given the obscure division of parcels in 

the original subdivision and the large-scale blocks, staff found lot character should be analyzed 

using the larger area between Holmes Run, North Beauregard Street, Seminary Road, and I-395 

as the area of comparison from the 1968 subdivision plat (Figure 6). The proposed lots’ 

configurations are compared with all lots within this area of comparison and are also considered 

in the analysis as similarly situated lots (Figure 7).  

 

 
Figure 6: Proposed new lots outlined in red and area of comparison outlined in blue. 
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Figure 7: Proposed new lots outlined in red, area of comparison outlined in blue, and similarly situated lots 

outlined in orange. 

 

 

LOT ANALYSIS FOR LOT CHARACTER ASSESSMENT 

 

The lot analysis reveals that the proposal to re-subdivide 1801, 1901 and 1461 N. Beauregard 

Street to Proposed Lots 1400 and 1401 would result in configurations that are compatible with 

similarly situated lots. A visual analysis clearly indicates there is no established regularity in the 

shape or size of similarly situated lots. Most lots adjacent to the Winkler Preserve, including the 

subject site, share irregular forms accommodating the natural terrain and vegetation of the 

Preserve. The proposed subdivision would not interrupt that shared characteristic, rather, the 

minor shift in lot line would create a more rational division of lots. Currently, existing Lot 602 

hosts two office buildings and a standalone garage. With the proposed subdivision line following 

the middle of Highview Lane, both proposed lots would function more similarly to surrounding 

lots as one main building would exist on each separate lot. Further, existing Lot 1201 is unusual 

in that it is shaped to accommodate a road rather that a building site. The proposed subdivision 

would join this uncharacteristic lot with a portion of an existing lot with an existing building, 

creating Proposed Lot 1401 and making it functional in terms of resale and/or future use.  

 

TREE PRESERVATION 

 

While there are several mature trees among the existing lots, the applicant does not propose any 

tree removal for redevelopment purposes upon subdivision approval as no redevelopment is 

anticipated.   

 

11



SUB #2021-00007 

1801, 1901 and 1461 N. Beauregard Street 

   

 
 

 CONCLUSION 

 

As the proposed subdivision application meets the technical zoning standards for the CDD #4 zone 

and the underlying OC zone and is substantially the same character as the area of comparison, as 

stipulated in the Zoning Ordinance, staff recommends the approval of the request subject to the 

conditions contained in Section III of this report. 
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III. RECOMMENDED CONDITIONS 

 

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

the following conditions: 

 

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

Zoning Ordinance. (P&Z) 

 

2. The applicant shall include on the final plat: 

a. Complete (existing) subdivision information for all subject lots and direct 

adjoiners, including the name of the existing subdivision and associated Deed Book 

and Page. The applicant shall use the correct (and complete) subdivision name for 

each parcel, both on the body of the plat and on the title block of this plat (subject 

lots only).  

b. The appropriate subdivision name in the title block of the plat, which includes all 

pertinent subdivision information (existing and proposed). The applicant shall 

separate the lot numbers and associated subdivision names, including all in the plat 

title, and use this example format:  

 

Plat showing 

 

Parcel 1400 and Parcel 1401 

 

Mark Center Beauregard 

 

Being a subdivision of 

 

Parcel 602 

 

Enter existing subdivision name(s) here 

 

Enter Deed books/pages of existing subdivision here 

And  

Parcel 1201 

 

Enter existing subdivision name(s) here 

 

Enter Deed books/pages of existing subdivision here (T&ES) 

 

 

STAFF: Ashley Labadie, AICP, Urban Planner, Department of Planning and Zoning 

 Ann Horowitz, Principal Planner, Department of Planning and Zoning 

Tony LaColla, AICP, Division Chief, Department of Planning and Zoning 

______________________________________________________________________________ 

Staff Note: This plat will expire 18 months from the date of approval (August 1, 2023) unless 

recorded sooner.  
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IV.  CITY DEPARTMENT COMMENTS 

 

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

 

Transportation & Environmental Services: 

 

F-1 DROW and Transportation Planning have no comments.  

 

F-2 Sheets designated as ‘final plat’ on the table of contents are not being reviewed at this time.  

Prior to the first submission of the final plat, please ensure that all applicable 

revisions/comments from the preliminary plat are also addressed on the final plat. 

(SURVEY) 

 

R-1 Repeat comment: Please show complete (existing) subdivision information for all subject 

lots and direct adjoiners, including the name of the existing subdivision and associated 

Deed Book and Page.  Note:  several of the subdivision names (including subject 

properties) are incorrect and/or incomplete.  Please use the correct (and complete) 

subdivision name for each parcel, both on the body of the plat and on the title block of 

this plat (subject lots only). For instance, the subdivision name for existing parcel 1201 is 

shown in instrument #010025286 as “Plat showing the Resubdivision of Parcel 1100 

Mark Center Properties Limited Partnership Parcel “F-2” Catherine W. Herman And. 

Winkler Botanical Preserve” (SURVEY) 

 

R-2 Repeat comment:  Please use the appropriate subdivision name in the title block of this 

plat, which includes all pertinent subdivision information (existing and proposed).  Note:  

currently, the existing subdivision name for subject lot 1201 is not included in the plat 

title, and the subdivision name for the parcel; 602 is incorrect/incomplete.  Please 

separate the lot numbers and associated subdivision names, including all in the plat title.  

Example format: (SURVEY) 

 

Plat showing 

 

Parcel 1400 and Parcel 1401 

 

Mark Center Beauregard 

 

Being a subdivision of 

 

Parcel 602 

 

Enter existing subdivision name(s) here 

 

Enter Deed books/pages of existing subdivision here 

And  

Parcel 1201 
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Enter existing subdivision name(s) here 

 

Enter Deed books/pages of existing subdivision here (SURVEY) 

 

Code Enforcement: 

 

No comments received.  

 

 

Recreation, Parks and Cultural Activities: 

 

No comments received. 

 

 

Police Department: 

 

No comments received.  

 

 

Fire Department: 

 

No comments or concerns.  
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2019 Grubb QOF Operating Partnership, LP 4601 Park Road, Suite 450, Charlotte, NC 28209  100%

1801 N. Beauregard Street 

Beauregard Alexandria LLC 100%

Beauregard Alexandria LLC  None    None

2019 Grubb QOF Operating Partnership, LP None    None
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I N C O R P O R A T E D  ESTABLISHED 1945 
 

 

CIVIL ENGINEERS 
LAND SURVEYORS 
PLANNERS 
LANDSCAPE ARCHITECTS 
ARBORISTS 

207 PARK AVENUE 
FALLS CHURCH, VA 22046 

PHONE: (703) 532-6163 
FAX: (703) 533-1301 

WWW.WLPINC.COM 
 

Comment Response Letter 
 
 
To:  Ashley Labadie, AICP 
 
From:  Travis P. Brown, P.E. 
 
Date:  12/22/2021 
 
Re:  1801/1901 N. Beauregard Street   

Preliminary Subdivision Plat Submission #2 Comments 
 
 
This letter shall serve as our formal “comment/response” letter for the comments provided on 
12/17/21.  The comments and associated responses are as follows: 
 

Comment 1: Finding: Sheets designated as ‘final plat’ on the table of contents are not being 
reviewed at this time. Prior to first submission of final plat, please ensure that all 
applicable revisions/comments from preliminary plat are also addressed on the 
final plat. 

 
Response:  Acknowledged.  

 
Comment 2: Repeat comment: Please show complete (existing) subdivision information for all 

subject lots and direct adjoiners, including name of existing subdivision and 
associated Deed Book and Page. Note: several of the subdivision names 
(including subject properties) are incorrect and/or incomplete. Please use the 
correct (and complete) subdivision name for each parcel, both on the body of the 
plat and on the title block of this plat (subject lots only). 

 
Response:  The subject properties and adjoiners have been updated/corrected per the 

comment. See P-0401. 
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  December 22, 2021 

Comment 3: The newly added existing information for several of the adjoining parcels is 
incorrect, including TM 019.02-02-03 and TM 019.02-02-05: the owner names 
and instruments of conveyances are not current. Please correct. 

 
Response:  The adjoiner information has been updated to reflect the most current owners and 

instruments of conveyance.  See P-0401. 
 
Comment 4: The newly added existing information for Parcel 801 is not correct; TM # is wrong. 

Please correct. Also, do not use abbreviations for owner names on this plat, please 
correct and use the names per deeds of record. 

 
Response:  The adjoiner information has been updated to reflect the full ownership name and 

corrected tax map number.  See P-0401. 
 
Comment 5: Repeat comment: Please use appropriate subdivision name in title block of this 

plat, which includes all pertinent subdivision information (existing and proposed). 
Note: currently, the existing subdivision name for subject lot 1201 is not included 
in the plat title, and the subdivision name for parcel; 602 is incorrect/incomplete. 
Please separate the lot numbers and associated subdivision names, including all in 
the plat title. Also, please use a new/unique name for proposed subdivision. 
Example format: 
 

Plat showing 
Parcel 1400 and Parcel 1401 

Enter new subdivision name here 
Being a subdivision of 

Parcel 602 
Enter existing subdivision name(s) here 

Enter Deed books/pages of existing 
subdivision here 

And 
Parcel 1201 

Enter existing subdivision name(s) here 
Enter Deed books/pages of existing 

subdivision here 
 
Response:  The plat title has been updated in all applicable locations. 
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December 22, 2021 

Comment 6: Please ensure that this proposed subdivision name is updated in all appropriate 
locations, including the notes on page 1. 

Response: The plat title has been updated in all applicable locations.   

Comment 7: This plat references an ‘emergency vehicle access esmt’ DB 1267 PG 617, however, 
this DB/PG does not mention an emergency vehicle easement. Please revise. 

Response: The emergency vehicle easement is provided under DB 1267 PG 568.  The labels 
have been corrected.  See P-0401. 

I hope we have clearly addressed all of the comments above.  Please feel free to contact me with 
any questions at 703-532-6163 or tbrown@wlpinc.com. 

Sincerely, 

Travis P. Brown, P.E. 

 (01-009)
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1801/1901 NORTH BEAUREGARD STREET

PRELIMINARY SUBDIVISION APPLICATION

WALTER L. PHILLIPS, INC.
207 PARK AVE.
FALLS CHURCH, VA 22046
703-532-6163
ATTN: MR. AARON VINSON P.E.

BEAUREGARD ALEXANDRIA, LLC
4601 PARK ROAD, SUITE 450
CHARLOTTE, NC 28209
704-405-5180
ATTN: WILL PARTIN

PLAT SHOWING
PARCEL 1400 AND PARCEL 1401
MARK CENTER BEAUREGARD

BEING A SUBDIVISION OF
PARCEL 602

MARK CENTER PROPERTIES LIMITED PARTNERSHIP
DEED BOOK 1267 PAGE 568

AND
PARCEL 1201

MARK CENTER PROPERTIES LIMITED PARTNERSHIP
INSTRUMENT NUMBER 010025286
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