DOCKET ITEM #4
Subdivision #2024-00012
405 East Nelson Avenue

Application General Data
Request: Planning Commission
Public hearing and consideration of a | Hearing: December 3, 2024

request for a subdivision to re-

subdivide an existing lot into two lots. | Approved Plat must be

Recorded By: June 3, 2026

Address: 405 East Nelson Avenue Zone: RB/Townhouse zone

Applicant: SW Development Small Area Plan:
Company Potomac West

Staff Recommendation: APPROVAL subject to compliance with all applicable codes,
ordinances, and recommended conditions found in Section 111 of this report.

Staff Reviewer: Catie McDonald, catherine.mcdonald@alexandriava.gov
Sam Shelby, sam.shelby@alexandriava.gov
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DISCUSSION

The applicant, SW Development Company, requests approval to subdivide an existing lot at 405
East Nelson Avenue into two lots. Staff recommends approval of the subdivision request.

SITE DESCRIPTION

The subject property, featured in Figure 1, below, contains one rectangular lot of record, located
at 405 East Nelson Avenue. The property has a lot size of 7,830 square feet and both a lot width
and frontage of 50 feet. A mix of uses surround the subject property including townhouse, two-
unit, and single-unit dwellings as well as a restaurant located at the intersection of East Nelson and
Mount Vernon Avenues. A single-unit dwelling currently occupies the subject property.
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Figure 1 — Subject property (tIined in ble)



SUBDIVISION BACKGROUND
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The subject property was created with a subdivision of the Edward Duncan property on May 4,

1935. At the time, East Nelson and Monroe Avenues were named Linden and Washington
Avenues, respectively.
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Figure 2 — Original 1935 Edward Duncan Subdivision (subject property in red)

Between 1950 and 1988, Planning Commission approved several re-subdivisions within the
original subdivision area. Of note, lots 1, 8, 9, and 20 were re-subdivided into smaller lots. The
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current configuration of all lots within the original subdivision area is shown in figure 3, below.
The subject property remains in its original configuration.

Em—

e

/77772,

7/

_————II___
— 1 |
W =" | W |
Figure 3 — Original subdivision area (outlined in black, subject property in yellow, re-subdivisions in
green)

PROPOSAL

The applicant requests approval to re-subdivide Existing Lot 6 into two lots. Both lots would be
25 feet wide and would provide 25 feet of frontage along East Nelson Avenue. Each would have
a lot size of 3,915 square feet. Both lots would be rectangular in shape. The existing dwelling
would be demolished. The existing and proposed lots are shown in Figures 4 and 5, below.
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II.
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ZONING/ MASTER PLAN DESIGNATION

The subject property is zoned RB/Townhouse and both proposed lots would comply with all lot
requirements for a two-unit semi-detached dwelling as shown in Table 1. Any future development
would be required to comply with all applicable provisions of the Zoning Ordinance.

Table 1 — RB Zoning Requirements

Required/Permitted Existing Proposed
Lot 6 Lot 503 Lot 504

Lot Size 1,980 Sq. Ft. 7,830 Sq. Ft. 3,915 Sq. Ft. | 3,915 Sq. Ft.
Width 25 Ft. 50 Ft. 25 Ft. 25 Ft.
Frontage 25 Ft. 50 Ft. 25 Ft. 25 Ft.
Front Yard 20 Ft. 44.9 Ft.
Side Yard (East) | 8 Ft.; 1:3 ratio 11.9 Ft.
Side Yard (West) | 8 Ft.; 1:3 ratio 11.4 Ft. Future development required
Rear Yard 8 Ft.; 1:1 ratio 65.8 Ft. to comply with all bulk and
Floor Area 0.75 ~0.17 open Sspace provisions.
Open Space é;;ﬁ/(l) sgio}:térea) 6,740 (~86%)

The property is located within the 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 and would comply with all RB
zoning requirements.

STAFF ANALYSIS

Staff recommends approval of the applicant’s subdivision request. The proposal would create lots
that comply with all RB zoning and subdivision requirements. The proposed lots would be
substantially the same character as the lots in the Edward Duncan Subdivision in terms of lot shape,
area, width, and frontage as required by Section 11-1710(B). Staff analysis follows.

COMPLIANCE WITH SUBDIVISION REQUIREMENTS GENERALLY

Staff determined that proposed re-subdivision would meet all subdivision requirements established
by section 11-1710. Both lots would be suitable for residential uses and structures permitted by
the RB zone except for single-unit dwellings. Given that the RB zone requires a minimum lot
width of 50 feet for single-unit dwellings and the proposed lots would be 25-feet-wide, single-unit
dwellings would not be permitted.

COMPLIANCE WITH SUBDIVISION CHARACTER REQUIREMENTS

Several lots within the original subdivision have been re-subdivided since 1935. These re-
subdivisions created lots with smaller sizes, widths, and frontages than those of the original lots.
These approvals allowed for these lots to be developed with two-unit and townhouse dwellings.
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In particular, the re-subdivisions of lot 20 (1950) and lot 1 (2024), shown in figures 6 and 7, below,
almost directly mirror the applicant’s request. Both lots are also “similarly situated lots” to the
subject property in that they’re rectangular, have widths of 50 feet, and are interior lots.
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Figure 6 — 1950 Re-subdivision of lot 20
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Figure 7 — 2024 Re-subdivision of Lot 1
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LOT ANALYSIS

Staff’s lot analysis includes all lots within the boundaries of the original subdivision except the
commercially-zoned properties along Mount Vernon Avenue. Table 2 below shows how the
proposed lots compare to these lots in terms of width, frontage, and size.

Table 2 — Lot Analysis

Address Width Frontage Area

Proposed Lot 503 25 Ft. 25 Ft. 3,915 Sq. Ft.
Proposed Lot 504 25 Ft. 25 Ft. 3,915 Sq. Ft.
1415 Mount Vernon Ave. 41.63 Ft. 41.63 Ft. 4,176 Sq. Ft.
401 E. Nelson Ave. 18 Ft. 18 Ft. 1,879 Sq. Ft.
403 E. Nelson Ave. 18 Ft. 18 Ft. 1,879 Sq. Ft.
403-A E. Nelson Ave. 26.33 Ft. 26.33 Ft. 2,749 Sq. Ft.
404 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft.
406 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft.
407 E. Nelson Ave. 50 Ft. 50 Ft. 7,830 Sq. Ft.
408 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft.
409 E. Nelson Ave. 50 Ft. 50 Ft. 7,830 Sq. Ft.
410 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft.
411 E. Nelson Ave. 50 Ft. 50 Ft. 7.830 Sq. Ft.
412 E. Nelson Ave. 50 Ft. 50 Ft. 7,750 Sq. Ft.
413 E. Nelson Ave. 50 Ft. 50 Ft. 7,800 Sq. Ft.
414 E. Nelson Ave. 51.94 Ft. 51.94 Ft. 6,912 Sq. Ft.
415 E. Nelson Ave. (Lot 501) | 25 Ft. 25 Ft. 3,976 Sq. Ft.
415 E. Nelson Ave. (Lot 502) | 25 Ft. 25 Ft. 3,915 Sq. Ft.
309/311 E. Monroe Ave. 50 Ft. 50 Ft. 7,600 Sq. Ft.
313 E. Monroe Ave. 50 Ft. 50 Ft. 7,600 Sq. Ft.
315 E. Monroe Ave. 25 Ft. 25 Ft. 3,800 Sq. Ft.
315 %> E. Monroe Ave. 25 Ft. 25 Ft. 3,800 Sq. Ft.
317 E. Monroe Ave. 50 Ft. 50 Ft. 8,707 Sq. Ft.

The proposed lots would have similar orientations and suitability for residential uses and structures
as all other lots in the original subdivision. They would also have the same width and frontage as
the properties located at 315 and 315 %: East Monroe Avenue, as well as the lots recently re-
subdivided at 415 East Nelson Avenue. These lots are also the most similarly situated to the
proposed lots in the original subdivision. As such, the proposal 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 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.
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NEIGHBORHOOD OUTREACH AND COMMENTS

Staff notified the Del Ray Citizens Association (DRCA) on September 12, 2024, and November
7,2024. Staff also contacted the neighbors who wrote in opposition of the 415 East Nelson Avenue
subdivision request to notify them of this similar request. Staff have not yet received comments
from the DRCA nor any neighbors.

Il. CONCLUSION

In summary, the proposal would adhere to all subdivision requirements. Subject to the conditions
contained in Section 11 of this report, staff recommends approval of the re-subdivision request.

IV. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes, 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 covenant that the existing dwelling shall be demolished prior to: (a)
City approval of any building permits to construct any new dwellings or structures on
the subject property or (b) sale of the 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, Land Use Services
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  Thereis an existing curb cut on the property. No additional curb cut will be granted in the
future for the second lot. (Transportation Engineering)

F-2  Address the following prior to final plat review submission:
a. The identifier of ‘public alley’ is questionable and will need to be
discussed/determined prior to any final plat recording.
b. Include the existing Subdivision name and associated DB/PG for each direct
adjoined. (Survey)

Code Enforcement:
No comments.

Fire:
No comments.

Recreation, Parks & Cultural Activities:
No comments.

Police Department:
No comments received.

Archaeology:
No comments.

Geographic Information Systems (GIS):
No comments.
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9/24/2024
12/3/2024

Filing Deadline

Planning Commission Hearing

REQUIREMENTS FOR MAILING NOTICES:

Applicants must send written notice to all abutting property owners. See detailed instructions on “Notice
Requirements.”

Mail certified or registered notice of hearings between 11/14/2024 and 11/23/2024 J

Retum notice materials to Department of Planning & Zoning by 11/23/2024

WAIVER REQUIRED FOR EARLY SUBMISSIONS:

For any subdivision application submitted 45 days or more prior to the hearing date, the applicant must
sign a “Waiver of Right to Automatic Approval® or wait to file the application after the 45-day time limit.

Form Revised November 2019
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|NSTRUCTIONS,

SUBDIVISION OF PROPERTY APPLICATION 2

FILING DEADLINE. Subdivision applications must be submitted to the Department of Planning &
Zoning at least 49 calendar days prior to the hearing date. Failure to submit all required information and
plans by the filing deadline will result in the application being deferred to a later hearing date.

APPLICATION FORMS. Complete all parts of the application form.

PLATS. Applicants must submit a PDF of the proposed subdivision plat to scale with the subdivision

application. Plats must comply with the minimum requirements of Section 11-1706 of the Zoning
Ordinance. (See attached Checklist).

FILING FEE. See current fee scheduled available on the City's website.

PROPERTY OWNER NOTIFICATION. Applicants must send written notice to all abutting property
owners; notices must be sent by certified or registered mail at least 10 days and not more than
30 days prior to the Planning Commission Public Hearing. Applicants may use the notice form
supplied with the application foorms. in the event the application is deferred, notification must be given
again.

The following must be submitted to the Department of Planning & Zoning no later than five business
days prior to the Planning Commission Public Hearing:

» a copy of the notice letter sent,

» a copy of the list of the names and addresses of those persons to whom notice was sent,

» a copy of the post office receipts for the certified or registered mail,

« a certification of notice statement that notice was sent by certified or registered mail to those to whom
notice is required to be given.

Failure to send accurate or correct notices will result in deferral of the application to a later hearing date.
Property ownership information is to be obtained from the City Real Estate Assessment Office, Room

2600, City Hall, 301 King Street.

STAFF REPORT. A staff report and recommendation will be prepared and made available on the
City's website. The report is typically available seven business days prior to the Planning Commission
Public Hearing.

FOR ASSISTANCE WITH ANY OF THESE PROCEDURES,
PLEASE CALL THE DEPARTMENT OF PLANNING & ZONING AT 703.746.4666




PROPERTY LOCATION: 405 EAST NELSON AVENUE

TAX MAP REFERENCE: 043.04-03-04 ZONE: RB
APPLICANT:

Name: SW Development Company

PROPERTY OWNER:

Name: SW Development Company

Address: -

SUBDIVISION DESCRIPTION
Resubdivision of the existing RB compliant lot into two new RB compliant losts. The new lots are substantially of the
“same tharacter as to suitabitity Yo residentiat use and stroctares; ot areas; orientation; street frontage amd afigrmrent ot

i original subdivision

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 Alexandiia, 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.

~

Justin A. Sparrow

Print Name of Applicant or Agent Signature

Ma ding/Street Address Telephopl #

Alexandria, VA 22302

City and State Zip Code Email address
9/3/2024
Date

16



Bl ALL apPLICANTS MUST COMPLETE THIS FORM. ™

2/
R R G AT AL AR AN Y, s o ey by O

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

Qn_'ngany are Justm A §Qanow (75%) nd Lvnwood A Sparrow (25%) The mailmg addrass_
for SW Development Company is 2324 N Early Street, Alexandria VA 22302,

If property owner or applicant is being represented by an authorized agent, such as an attomney, 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?

[0 Yes. Provide proof of current City business license.

[0 No. The agent shall obtain a business license prior to filing application, if required by the City
Code.

17



OWNERSHIP AND DISCLOSURE STATEMENT
Use additional sheets if necessary

State the name, address and percent of ownership of any person or entity owning an
interest in the applicant, unless the entity I8 a corporation or partnership, in which case identify each
owner of more than three percent. The term ownership interest shall include any legal or equitable interest
heid at the time of the application in the real property which is the subject of the application.

Name Address Percent of Ownership

1.

SW Development Compary | 100%

* Justin A Spamow | |75% of SW Develpment Co.

T UmwoodAspwrow | S (25% of SW Develpment Co.

Z-_Property, State the name, address and percent of ownership of any person or entity owning an
interest in the property located at 405 E Nelson Avenue, Alexandria VA 22301 __  (address),
unless the entity is a corporation or partnership, in which case identify each owner of more than three
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
SWOevebopmentConpeny (SN 100%

Justin A. Sparrow I 7% of SW Development Co.
* Lymwood A Spamow I 2% of SW Deveiopment Co

3.__Business or Financial Relationships, Each person or entity indicated above in sections 1 and 2, with
an ownership interest inthe applicant or inthe subject property are require to disclose any business or
finandal 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).

LF

Fora 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 asdefined by Member of the Approving
Section 11-350 of the Zoning Body (i.e. City Counci,
Ordinance Planning Commission, etc.)
SW Development Company None
Justin A. Sparrow None
Lynwood A. Sparrow None

“NOTE: Business or financial relationships of the type described in Sec. 11-350 that arlse after the fling 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, | hereby attest to the best of my ability that
the information provided above is true and correct. (\

V2024 Justin A. Sparvow

Date Printed Name \j(g—jtu'e

18




WAIVER OF RIGH!

TP. [ TN

AUTOMATIC APPROVAL

SUBMITTED TO
THE DEPARTMENT OF PLANNING & ZONING
CITY OF ALEXANDRIA, VIRGINIA

PROJECT NAME: 405 E Nelson Avenue

PROJECT ADDRESS: 405E Nelson Avenue

DESCRIPTION OF REQUEST:

"Resubdivision of the existing RBcompliant 1ot into two new RB compliant 10IS

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: 9/3/2024

K Applicant

] Agent

Signature:

Printed Name: JUStin JA.\Sparrow

Y
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