DOCKET ITEM #7
Subdivision #2014-0015
500 and 502 Gibbon Street

Application General Data
Request: Planning Commission
Public hearing and consideration of | Hearing: January 6, 2015
a  subdivision  request, with | Approved Plat must
variations, to subdivide one parcel | be recorded by: July 6, 2016
into two lots.
Address: Zone: RM/Residential Townhouse
500 & 502 Gibbon Street
Applicant: Small Area Plan: Old Town
Catherine D. Webster and Margaret
Lynne Bourjaily represented by
Duncan Blair, attorney

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

Staff Reviewers: Nathan Randall nathan.randall@alexandriava.gov
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SUB #2014-0015
500 & 502 Gibbon Street

I DISCUSSION

The applicants, Catherine D. Webster and Margaret Lynne Bourjaily, represented by Duncan
Blair, attorney, request approval of a subdivision, with variations, to subdivide one parcel into
two lots at 500 and 502 Gibbon Street.

SITE DESCRIPTION

The subject property is one lot of record
with 46.33 feet of frontage on Gibbon
Street, 76 feet of frontage on South Pitt
Street and a total lot area of 3,521 square
feet. The eastern portion of the site,
addressed as 500 Gibbon Street, is
developed with a historic, two-story, two-
family dwelling. The western portion of
the site, addressed as 502 Gibbon Street,
is developed with a two-story single-
family dwelling constructed in 1986.

The surrounding area is occupied /
primarily by residential townhouse
dwellings to the east, south and west.
Lyles-Crouch Traditional Academy, a public school, is located to the north across Gibbon Street.

BACKGROUND

The building at 500 Gibbon Street was constructed in approximately 1900 and is believed to
have functioned as a grocery store for decades. In the 1960s, the store closed and the building
was converted to a two-family dwelling. The construction of the 502 Gibbon Street single-family
dwelling was the subject of considerable discussion in 1985 and 1986. After several design
changes, the Board of Zoning Appeals (BZA) approved variances in December 1985 to allow for
the construction of the dwelling with reduced side and front yard setbacks (BZA Case #5248).
An allowance for the one required off-street parking space to be located off-site, as opposed to
being on-site as required, was requested as part of the case but was not approved. The property
owner at the time subsequently received approval from the BZA in February 1986 (BZA Case
#5277) for a one-space parking variance. (Prior to 1992, the BZA approved requests known
today as parking reductions that are heard by the Planning Commission and City Council.)

In March 1986, the Planning Commission approved a subdivision request to divide the one
property into two lots, which was necessary in order to construct the new single-family dwelling
on the western side of the site (502 Gibbon Street) as contemplated in the BZA approvals. The
request necessitated variations with regard to lot size for the corner lot at 500 Gibbon (from the
required 2,000 square feet down to 1,938 square feet), side yard setbacks (from the required eight
feet down to zero) for the existing dwelling at 500 Gibbon, and a reduction in open space at 500
Gibbon that ultimately proved to be unnecessary.
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The new dwelling also received Board of Architectural Review Approval in May 1986 and was
constructed shortly thereafter. However, the approved subdivision plat was never recorded and
the approval expired many years ago. Technically speaking, the single-family dwelling at 502
Gibbon Street therefore has been inconsistent for many years with the Zoning Ordinance
definition of a single-family dwelling, which requires at Section 2-139 that each such dwelling
be located on its own lot.

In 1992, as part of the City-wide changes to the Zoning Ordinance, the RM zone was amended in
several ways, including a change to the minimum lot area requirement (from 1,000 square feet
per dwelling unit to a uniform 1,452 square feet) and the establishment of a minimum lot
width/frontage of 25 feet for single and two-family dwellings.

The individual who owned the property at the time of its 1986 redevelopment recently passed
away. She stipulated in her will that the properties at 500 and 502 Gibbon Street should be
bequeathed individually to the current applicants. They filed for the current subdivision request
upon discovering that the 1986 subdivision plat was never recorded.

PROPOSAL

The applicants request to subdivide the existing parcel into two lots as shown in Figure 1 on the
following page by introducing a new property line between the existing structures at the site.
Proposed Lot 500, on which the existing, historic two-family dwelling at 500 Gibbon Street
would remain, would measure 1,938 square feet. It would have 25.90 feet of frontage/width on
Gibbon Street and 76 feet of frontage on South Pitt Street. Proposed Lot 501, on which the
existing, 1986 single-family dwelling at 502 Gibbon Street would remain, would measure 1,583
square feet and have lot frontage/width of 20.43 feet on Gibbon Street.

The current subdivision proposal is identical to the request approved by the Planning
Commission in 1986. However, due to the expiration of the proposed plat and variations in that
approval, the current request must be reviewed anew and reviewed under today’s regulations.
The 1992 RM zone changes have resulted in new variations being necessary now for the same
request, while some of the variations requested in the expired 1986 approval are no longer
necessary. Pursuant to Section 11-1713(E) of the Zoning Ordinance, the applicant requests
subdivision approval with variations from zoning requirements to allow the following:

1) The intensification of the existing, noncomplying gross density of proposed Lot 500 from
37 to 45 dwelling units per acre instead of the maximum 30 dwelling units per acre,

2) The creation of proposed Lot 501 with only 20.43 feet of frontage on Gibbon Street
rather than the required 25 feet, and

3) The creation of no side yard setback between each of the existing dwellings and the
proposed new property line. The Zoning Ordinance ordinarily requires a side yard
setback of five feet between each dwelling and the proposed new property line. Although
BZA#5248 included variance approval for a zero side yard for the 1986 single-family
dwelling alone, the anticipated lot line necessitating the variance was never officially
created.



Figure 1: Preliminary Subdivision Plat
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ZONING / MASTER PLAN DESIGNATION

The property is located in the RM / Townhouse zone. As shown in the table below, although the
proposed lots and existing structures meet some of the zoning requirements for the RM zone,
they do not meet all of the requirements. The property is located within the Old Town Small
Area Plan Chapter of the Alexandria Master Plan, which designates the property for uses

consistent with the RM zone.

Existing Lot Required Proposed Lot 500 Proposed Lot 501
(Corner) (Corner or Interior) (Corner) (Interior)
. Minimum
Lot Size 3,521 Sq. Ft. 1,452 Sq. Ft. 1,938 Sq. Ft 1,583 Sq. Ft.
46.33 Feet 25.9 Feet
i (Gibbon) (Gibbon)
Lot Width Minimum 25 Feet 20.43 Feet
/ Frontage 76 feet 76 Feet
(S. Pitt) (S. Pitt)
FAR 1.17 Maximum 1.5 1.30 1.01
Front Zero Feet Front PL or block Zero Feet 2 1 Feet*
Yard (both frontages) average (both frontages) '
Densit 37.11 Maximum 30 44.95 27.52
y dwelling units / acre | dwelling units/acre | dwelling units/acre | dwelling units / acre
6.1 Feet *
(western side of 502 ZELFe.et M
. . (western side) (eastern side)
Side Gibbon) o
Minimum 5 Feet
Yards 28 Feet
. 28 Feet 6.1 Feet*
(southern side of 500 (southern side) (Western side)
Gibbon)
Minimum: Either
0 iy 700 Sq. Ft. 526 Sq. Ft.
pen amount existing in T U
Space 1,226 Sq. Ft. 1992 (1,226 Sq. Ft (Al‘gwgozuntgxwélgg in (Amoug’;g)élstmg in
: . Ft. S
in total) or 35% an ) )

* Approved in BZA#5248 in December 1985. Variance approval may not be necessary for all of these terms today.

SUBDIVISION STANDARDS

Sections 11-1706 and 11-1709 of the Zoning Ordinance contain several technical subdivision
requirements and Section 11-1710(D) stipulates a general requirement that all lots meet zone
requirements. Section 11-1710(B) requires that every subdivided lot 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.”
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A provision requiring new lots to be consistent with the character of other nearby lots has existed
in the Zoning Ordinance for many years and was strengthened in 2006 in the first of three “infill”
text amendments.

Section 11-1710(B) further explains that the lots within a given subdivision proposal should be
compared, for the purpose of determining neighborhood character, to those existing lots located

within the original subdivision area, evidence of which may be shown by: (1)
Subdivision plat documents, including amendments to the subdivision over time,
as well as the development that has occurred within the subdivision; and (2) land
in the same general location and zone as the original subdivision with the same

features so as to be essentially similar to the original subdivision area.

VARIATION STANDARDS

Pursuant to Section 11-1713 of the Zoning Ordinance, a subdivision request may be approved
that creates or continues lots or structures that are out of compliance with zoning requirements if
the request meets the standards for a “variation” from subdivision requirements. Section 11-
1713 includes three standards to be reviewed as part of the variation process:

1) Whether, as a threshold matter, the proposal falls within one of the following
circumstances:

(A)
(B)

(©)

(D)

(E)

Extremely rugged topography.

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

Insufficient frontage on an existing street where the interior of the tract can be
served only be a street substandard in width when not serving more than five lots,
provided the street is now 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.

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

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;

2 Whether substantial injustice will result from strict adherence to the zoning rules; and

3) Whether the use or character of the resulting lots or parcels is consistent with the use
provisions of the zone in which the property is located or the development in the
immediate area.
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1. STAFF ANALYSIS

Staff supports the requested subdivision. Although the proposal does not meet the density
requirement for proposed Lot 500, the minimum lot frontage/width requirement for proposed lot
501, or the minimum side yard requirement for the structures on either lot, the request meets the
standards for approval of a subdivision request with variations, including the standard requiring
the new lots to be consistent with the neighborhood character. Ultimately, the request represents
the re-approval for technical reasons of a subdivision request first approved by the Planning
Commission in 1986.

Variation Eligibility

Section 11-1713(E) requires the property to have existed as a lot of record before January 1,
1952 and that either the gross area of land at the site or the presence of existing structures
prevents the proposed new lots from meeting Zoning Ordinance requirements. Staff’s review of
Sanborn maps confirms that the lot has been in its present configuration since at least 1902. The
proposal is also consistent with the second part of 11-1713(E) regarding the presence of existing
structures and the gross area of land. The applicants state in their application materials that the
structure at 500 Gibbon Street was constructed in approximately 1900, and staff’s review of
Sanborn maps also confirms this approximate timeframe. Viewed in combination with the
existing 1986 single-family dwelling, the presence, location, and density of existing structures on
the property precludes compliance with the RM zone requirements. Additionally, the gross area
of land involved and the related matter of the property having less than 50 feet of frontage on
Gibbon Street in total preclude compliance with the density and lot frontage requirements of the
RM zone. Under these circumstances, staff believes that the proposal meets the Section 11-1713
(E) requirement.

Neighborhood Character

Once deemed eligible, a subdivision request with variations requires an analysis of whether the
use or character of the new lots is consistent with the use provisions of the zone and with the
development in the immediate area (11-1713(A)). Section 11-1710(B) of the Zoning Ordinance
requires a similar and largely overlapping analysis for issues of “character” regardless of whether
a subdivision request includes a variation. Given that the neighborhood developed over time
many years ago rather than through a typical subdivision process, staff has considered for the
purposes of lot character analysis those properties on three of the four blocks that meet at the
corner of Gibbon and South Pitts Streets. (The fourth block contains only one parcel on which
the Lyles-Crouch Traditional Academy is located.)

Of the properties on these blocks, the lots on the south side of Gibbon Street in the 400 and 500
of Gibbon Street (and the northern-most five properties on the 600 block of South Pitt Street) are
most important in staff’s analysis (see Figure 2 on the following page). Although sharing an
overall narrow and rectangular shape with many other lots in the three-block area, the 28 other
lots on the south side of the in 400-500 blocks of Gibbon Street are the most similarly-situated
properties to the current site given their majority north-south orientation on the east-west-
oriented Gibbon Street and their comparative shortness in lot depth compared to properties on
north-south streets. With only a few exceptions, these lots are generally smaller than others
nearby, are less deep, and are at least as narrow as other lots in the three-block area.
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This smaller group of lots feature sizes range from approximately 820 square feet to 2,400 square
feet, with a majority of the properties measuring between approximately 1,100 and 1,250 square
feet. Only one of the 28 other lots is larger than either of the areas proposed for the new lots
(1,938 and 1,583 square feet), and a second falls between the sizes of the two new lots. The
remaining 26 lots are smaller than those lots proposed in this request. With regard to lot
frontages/widths, the 28 properties in question from 11.7 feet wide to 31.5 feet wide, with the
most common lot frontages/widths falling between 14 and 17 feet. All of the lots are narrower
than the existing lot at the site (46.33 feet on Gibbon), and only one is wider than either of the
frontage/width for both of the proposed new lots (25.9 and 20.33 feet on Gibbon). The remaining
27 similarly-situated lots have less lot frontage/width, and in many cases much less, than the lots
proposed in the current request. The applicant has also submitted information as part of its
application to corroborate the narrow frontages for the properties on the 500 block of Gibbon.

Many of the similarly-situated lots also have zero side yard setbacks. The estimated overall
density of the other properties in the 500 block of Gibbon Street is 33.55 dwelling units per acre.
The estimated overall density of properties on the northern portion of the block located to to the
east (those 11 properties on the even side of the 400 block of Gibbon Street and the five
northern-most properties on the even side of South Pitt Street) is 35.76 dwelling units per acre.
These densities are both over the RM zone limitation of 30 dwelling units per acre and are close
to the 37.11 dwelling units per acre density at the site as it is presently configured. Staff notes
that, even though the technical density computations do yield a concentration on proposed Lot
500 under this proposal, the overall density ultimately would not change here as a practical
matter because no new dwelling units are proposed.

The new lots proposed in this request fall within the range of lot sizes, and especially lot
frontages as compared to the 28 most similarly-situated lots in the area. The majority of the lots
also have structures with a zero side yard setback at least on one side and share approximately
similar density characteristics. Staff therefore concludes that the new lots would be consistent
with the character of other nearby lots as required in Sections 11-1713(A) and 11-1710(B).

Substantial Injustice

The strict application of the Zoning Ordinance in this case would require a much larger and
wider lot at the site than exists for any other similarly-situated lots. It would also continue the
unusual circumstance of the one lot containing both a two-family and a single-family dwelling,
which is not consistent with Zoning Ordinance requirements. While the applicants can continue
to use the property as it has been used in the past, they may not divide the land for the purposes
of conveying each lot to them individually as intended in the will of the late property owner.
That circumstance coupled with the great variance from zoning in the area and on this block
combine to create an unreasonable burden that outweighs the land use and development purposes
served by the minimum lot frontage/width, density, and side yard provisions. Staff therefore
believes the criteria for a substantial injustice have been met.

Conclusion

Based on this information, staff believes that the proposed subdivided lots are consistent with the
character of other land and development in the vicinity and are substantially the same character
with respect to the noted factors so as not to detract from the value of adjacent property.

10
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For these reasons, staff finds ample justification for approving the subdivision with the requested
variations and recommends approval of the request subject to the conditions contained in Section
111 of this report.

I11.  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 locations of all easements and reservations shall be depicted on the final subdivision
plat. It is the responsibility of the applicant to identify any and all existing easements. No
permanent structure may be constructed over any existing private and/or public utility
easements. (P&Z) (T&ES)

3. The applicant shall record the final subdivision plat within 90 days of final subdivision
plat approval. The applicant shall submit adequate evidence to the Director of Planning &
Zoning that recordation of the final subdivision plat has occurred. (P&Z2)

STAFF: Alex Dambach, Division Chief, Department of Planning and Zoning;
Nathan Randall, Urban Planner.

Staff Note: This plat will expire 18 months from the date of approval (July 6, 2016) unless
recorded sooner.

11



V.

SUB #2014-0015
500 & 502 Gibbon Street

CITY DEPARTMENT COMMENTS

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

Transportation & Environmental Services:

R-1

C-1

C-2

C-3

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. (T&ES)

The final subdivision plat shall comply with the provisions of Section 11-1709 of the
City’s Zoning Ordinance. (T&ES)

Any future development/redevelopment on the subdivided lots shall provide adequate
storm water outfall per the requirements of Article XI of Alexandria Zoning Ordinance.
(T&ES)

The development and redevelopment of the subdivided lots shall not adversely impact the
storm water drainage or create a nuisance on the public and private properties. (Sec. 5-6-
224) (T&ES)

Any future development/redevelopment on the subdivided lots shall comply with the
requirements of City of Alexandria Zoning Ordinance Article XIII and the applicable
laws of the Commonwealth of Virginia at the time of submission of the first final plan for
storm water management regarding water quality and quantity control. (T&ES)

All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES)

The subdivided parcels lie within the CSO Royal Street combined sewer system. Any
development/redevelopment of the parcels must address the CSS Management policy
pursuant to Memo to Industry 07-14 found here:
http://alexandriava.gov/uploadedFiles/tes/info/MemoTolndustry07-14.pdf. (T&ES)

Code Enforcement:

F-1

C-1

The following comments are for SUB#2014-00015. Once the applicant has filed for a
building permit and additional information has been provided, code requirements will be
based upon that information and the building permit plans. If there are any questions, the
applicant may contact Charles Cooper, Plan Review division at
Charles.cooper@alexandriava.gov or 703-746-4197.

New construction must comply with the current edition of the Uniform Statewide
Building Code (USBC).

Parks and Recreation:

F-1

No comments received

12
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Police Department:
F-1 No comments

Fire Department:
F-1 No comments or concerns

Archeology:
F-1  Because this project does not involve ground disturbance, no archaeological resources
will be disturbed by this project. No archaeological action is required.

13



REVISED

‘ APPLICATION

”% SUBDIVISION OF PROPERTY

sup # 2014-001

1_-

PROPERTY LOCATION: 200 and 502 Gibbon Street, Alexandria, Virginia

TAX MAP REFERENCE: 080.02-03-02 and 080.02-03-02.8 ZONE: RM

APPLICANT:

Name: Cathesine D Webster and Margaret Lyne Bourjaily, Co-Executors of the Last Will and Testameni of Catharine D Garber
Address: 131 North Washington Street, Suite 2, Alexandria, Virginia 22314

PROPERTY OWNER:

Name Same Information as Applicant

Address: Same Information as Applicant

SUBDIVISION DESCRIPTION Approval of a plat of subdivision to subdivide the existing lot
(080.02-03-02) in to two (2) lots to create separate lots for the two dwelling units currently on
one (1) lot, to permit the transfer of the dwelling unit fo separate owners as provided for in the

Last Will and Testament of Catharine D. Garber. Variations are being requested from the strict application

of Sections 3-1105(A) Gross Density; 3-1106(2)(A) side yards and 3-1106 and 3-1105(C){1) frontage.
™M THE UNDERSIGNED hereby applies for Subdivision in accordance with the provisions of Section 11-
700 of the Zoning Ordinance of the City of Alexandria, Virginia.

X 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 applicalion is requested, pursuant to
Aricle XI, Section 11-301 (B) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.

P THE UNDERSIGNED also attests that all of the mfonnahon hereln prowded and specuf y including

all surveys, drawings, etc., required of the applicant ar rate
knowledge and belief.
Duncan W. Blair, Esq.

Print Name of Applicant or Agent Signature
524 King Street 703-836-1000 703-549-3335
Mailing/Street Address Telephane # Fax #
Alexandria, VA 22314 dblair@!andcarroll.com
City and State Zip Code Email address
October 28, 2014, Revised December 5, 2014
Date

DO NOT WRITE IN THIS SPACE - OFFICE USE ONLY
Apptication Received Fee Paid and Dale

ACTION - PLANNING COMMISSION

14
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Subdivision # _30;4'001!

ALL APPLICANTS MUST COMPLETE THIS FORM.

Supplemental forms are required for child care facilities, restaurants. automobile oriented uses and
freestanding signs requiring special use permit approval,

1. The applicant is: (check one) Co-Execulors of Estate of
[ the Owner [3 Contract Purchaser ] Lessee or Other; Cathanne D. Garber pf
the subject property.

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

Testament of Catharine D. Garber. 131 North Washington Street, Suite 2, Alexandria, Virginia_

22314. 100% interest.

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

Yes. Provide proof of current City business license

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

15
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OWNERSHIP AND DISCLOSURE STATEMENT
Use additional sheels if necessary

1_Applicant State the name, address and percent of ownership of any person or entily owning an
interest in the applicant. unless the entily is a corporation or parinership, in which case enlfy each
owner of more than ten percent The term ownership mntgrest shali include any legal or equitable
Interest held at the time of the application in the real property which is the subjec! of the application

_Name ] Address | PercentolOwnership |
|
100% as co-executor |

1 Cathernine D. Webster

100% as co-executor |

? Margarel Lyne Bouraily |
—— - —r 4

3 -

2 _Property State the name, address and percent of ownership of any person or entity owning an
interest in the properly located at 50 502 Gibton Sheet Mersnora va (address), unless the entity is a
corporation or partnership in which case idenlify each owner of more than ten 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 ‘{
| ' Calherine D. Webster 100% as co-executor |
i-z —— - —._._ r— . - — - s —— 1
; Margaret Lyne Bourjaily | 100% as co-executor |

_— L

3__Business or Financial Relationships_ Each person or enlily indicated above in sections 1 and 2
with an ownership interest in the applicant or in the subject property are require o disclose any

business or firancial relationship as defined by Section 11-350 of the Zoning Ordinance, existing at
the lime of this application. or within the 12-month period prior to the submission of this apphcation
with any member of the Alexandna City Council, Planning Commission. Board of Zoning Appeals or
either Boards of Architectural Review Alf fields must be filled out completely. Do not leave
biank (If there are no relationships please indicated each person or entity below and “None”
in the corresponding fields)

Name of person or entity | _Relationship as defined by | Member of the Approving |
Section 11-350 of the Zoning . Body {i.e. City Council, |
i Ordinance __, _Planning Commission, etc.] |
i : . L
Catherine D. Webster/| None Planning Commission |
S — s s - b o ) — ]
Margaret Lyne Bourjaily None Planning Commission
5 ——— 4 : Py

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

As lhe applicant or the applicant’'s authorized agent, | hereby attest to the best of my ability that
the information provided above is truelrj\%\_’ rrect

107282018 et ho0,ing e acfo (A ) ///4}9251_

Date Printed Name . | ’ Signature N + (
10/28/2014 \"\&\QPG.LEX—@G'\M \:J- AN CTLNLY c}&l\ ;5* s M/
Date finted Name Vi Signiture \

16



Subdivision # _2014-001.

WAIVER OF RIGHT TO AUTOMATIC APPROVAL

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

PROJECT NAME:  50D- 502 Gibbon Street, Alexandria. Virginia

PROJECT ADDRESS: 500 - 502 Gibbon Street, Alexandra, Viginia

DESCRIPTION OF REQUEST:
Approval of a plat of subdivision to subdivide the existing lot (080.02-03-02) in to two (2) lots to

create separate lots for the two dwelling units currently on one (1) lot to permit the transfer of

the dwelling_ unit to separate owners as provided for in the Last Will and Testament of Catharine D
Garber

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. for the number of days between 10/28/2014 and 1/6/2015 in excess of 45 days.

Date: Oclober 28, 2014

[1 Applicant

K Agent

Signature. ; .

Printed Name: Duncan W Biai. Esg
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BON PWES WARID THUS—O~=WL1 BE SCT AS MOWCATID.
CYIN LWDEA WY nAMG THI 8TH DAY OF DCTOWR, 1014

PROPZRY OF ,OOA L DO AN
Ll - + <
& RCHARD T DOHNHAM
N BT ¥ ~ 81T

F o

O A EY

| TAX ASSERSUTWT Wil § GBOC2-03-C7 (§300)
§ oROnI-3-02 9 (J537)
o

LOowER CSTAIT OF CAMARNE 0. CARBIN

N FORT pll MO

ALDANORS, W 22307
08, 1. G, 8}

3 SURVEY WM BY THS MR, VORTCAL
USID = WO PIN O3 O INTL WOMUMENT

4. VML RIFORT MOT FURNGHID THUS AL [ASENENTS WAY NOT BE

EX_STORM S STRUCTURE 4 DRIATION EX._SToRM =
[m] fwr [ 0F [ ] won | [smenn] Y
I 7 AT I R 7t i 7y =
[ o wn_ | 1350 | A Wl 7Y == ; : ECRE L
J| mwun jrer} - | —~ || s | axr . Y 8
s
t— 1 - =)
o muan [am | ap |0 e | 0 | an | s .
| | f 4 - 0 = M
1 LY/ ) i >
X5 ) Tl 7.
-H T e B o I N £t R_PPE NIDRUATION |
—:- - = B T e TR M I3 1] e )
(| commaqr b rerf { — | — 1 — 1 — {1587 20 1] A | _amr |
o5 | O malT | iage | — == P == {rem ST [ B Le ay
L AT i T N NI NS S e ) ¢ 7 % o M
(V| PW A} iee) ] OF T e | " [T | ans
R o TN ML M T A Rl 7 1 E%' -
o [ o sart [ 16ar I — | == | — | =~ 12p IE: T8 el =13 i [roy
(P8 | o wn § rar1 | 158 L 730 LIV Tl | ar N D w T g E—
T an 1= T = T« - b =T - - LRI 38 A %3 g’ 5
S = = L= = B S
S SABY e A 4 AT BT e P T T4 T

—
00]

oAl 1° = 20

& MAT SLELECT TO RETIRCTIONS OF REDORD.

s TRAL STE AREA = 1371 SJ. O OUONO8 AC. -

7. THESE LOFS SHALL UTLEE THE PURLIC SAMTAKY SDRER
A WATER LOCATED W S. PITT STREET & CIRBOW STREET.
EXISTINO SEWEN LATERAL LOCATIOR NOT AVAILMKE.

& THERL AAE WO RESGURCE PROTLLTION AREAS o 0
YEA FLDOOPLARG LOCATED OM THS

0. TMEAL ARE MO KnOmM CRAWVE SAES OR QRATTS WARIONG.
A PLACE OF BURAL O THE TTL.

o Tl STE COMIAREE WO 1N0WN
[Pretonnlna v

APPROVED
CITT PLAMSING COMMISSION
ALCKANORW, WA

[BRETT T RIS PO |

]

PRELIMINARY PLAT

FESUEONSION OF THE PROFLNYY OF

CATHARINE D. GARBER

LOCATED AT #1500 A 202 QGOOON JTRELT
(ta. a31, pg 315)

CITY OF ALEXANDRIA, VIRGINIA

AT B OCTOIR, 2014

PLANNING

)
720 5. Washington St Alexgndrin, Virginia 22314 (703) 545-6422

LAND SURVEYING

© ENGINEERING

qc"". IELDY & AMOCIALE), iNC.




SURVEYOR'S CERTIFICATE

i PCMALO L RTLLER, HERCDY CENTHY TWAT | WAVE CAPEFULLY SUINTYED T

PROPLATY COLMEAITD BY TS PLAT AD MAT IT & o

MT AHOMLEDGE AD BEIF. Thal 1Wr5 15 & SUEDWSKM OF K1 ME LWD COMWDYID

10 CAPrARINE D GAMBEA BY LEHWAN HARYLY YOLMG O% AUCUST 2, 1859 anD
LG THE LAND RICORDS OF T CITY OF ALEXANIWW v DITD 600

30 AT PAZD 313 AND 15 T THOSE BOUNDARES AND TWAT ALL REOQUSRLD

WOMULLNTS WAVE BEW 3STALLID WHERT BMOICATED CXCEPT teoSE FHAT mah G

BGIMLED AT A LAMER DATL BuY DOFORE THE COMPLETION OF THi PROECT

WO PPES WAATD ThUS —O—sall d SO AS DCATEDL
CVEN UNGER WY kD Tr5 @I BAT OF QCTOEER, 1014

PROPERIY OF JO5N & HONR
& ?.‘ T .-\.-'i oS
3
s N AT W~ A
E [y
E H 500 ‘vb:
A R ey
-3 = A
,,E__s : N TRy B
I T
v 3 |\ = : T
SOV L N |
2180 aq:!.
\tr.u' § _Sawc- u-' mu.m 1y
| GIBBON STREET
[y

APPROVED
OTY PG COBWSTON
ALLAAHORA, YA

1. TAX ASTOSSWONT wap f CAD.0Z-08-02 LJ500)
# 80.03-03-02.8 {§31)

ok

4 OWNER: ESTATE OF CATHARNE O GHERR
107 FOACST MUl ROAD
AERANORA, YA, 12307
{o8. 831, PG 313}

1. |OPOCRAPHIC SLEWEY WAS Auw @ TS FRu,
DR USED = MWD ‘'S4, POR GPS QL NTI
Thisaiin ST & BOTAL 7. [Lei2 8

4 TTLE REPORT wOT FURMISHEL THUS AL EASEMENTS WAT wOT B
.

YIRDCA.
O AN

& PLAT SUBSECT 70 ALSIMCTIONS OF REDORD.
0 IIN STE AREA = 3521 SF. OR dows AC
7 MESE 1075 $HALL T THE PUBLIC SAMTARY SEWER

A THRE ARE ) RESOURCT PRUTICTION AREAS (RPA) DR HOO=
YIAR FLOCOPLAMS LOCATED OM THS MAEPLNTY.

3. ThRE ARC MO KNOWM CAMWE STES OF DELNTTS MAFMG
A PUCE OF DURI. O THS SITE

10, THES SITE CONTAMS WO KheOws COMTAMMNATED SOULS,
LMOERCROUMD STORACE TANKS DR ARCAS WITH TME POTENTWL
10 GOMRATE CONBUSTILE CALIX AND IS WOT aNCwW TO BE
WTHMN 1,000 FEIT OF A JORUCR SAWTARY LANDARL. Duss OR

W, TS PROPENTES ARE SUGNCT TO vARMCII 3248 Mo

J5277 Tl WORE CAWTID O CLCTWBER 12, 1DRY &0
FEBRLAHY 13, 1984, RESPECTMILY

PRELIMINARY PLAT

SHOWING
ALSUBOMSION OF THE PROPERTY OF
CATHARINE D. GARBER
LOCATID AT #300 & 502 GIOGON STREET
(OB, &31, PG 313)

CITY OF ALEXANDRIA, VIRGINIA

SEME: 17 = 207 OAN: & ocTosiwn, 201¢

PLAKNING
(703) 549-6422

] LAND SURVEYING ]
730 5. Washinglen St. Alesandrio, Virginia 22314

@  ENGINEERING

idAte), inc.

qc;:izu» & AOC




N i, PRl 2 o o
; R e
gy PO ]
I

80.02

ALEXANDRIA, VIRGINIA
ASSESSMENT MAP

e f rant | tame | m

20



Subdivision Application: Variation Justification

500 and 502 Gibbon Street Alexandria, Virginia

The Planning Commission may, as part of the approval of a plat of subdivision, grant variations
from the strict application of the zoning regulations govermning the property and/or buildings on the
property to be subdivided pursuant to §11-1700 et seq. of the Alexandria Zoning Ordinance, 1992, as
amended (the “Ordinance”). The variation procedure is included in the Ordinance to prevent a property
owner from suffering a substantial injustice as the result of the strict application of the zoning regulations.

In this application, there is one legal lot of record that existed as of January 1, 1952 on which two
dwelling units have been constructed. The dwelling unit on 500 Gibbon Street is a two family dwelling
and was constructed in 1900. The dwelling unit on 502 Gibbon Street is a single family dwelling and was
constructed in 1986. In 1986, the Planning Commission approved a plat of resubdivision of 500 and 502
Gibbon into two lots and granted variations from the RM zone regulations pursuant to the then applicable
subdivision regulations based on the fact that the request was for approval of a plat of “resubdivision of
lots in the subdivisions of record as of January 1, 1952, where, because of existing structures or gross land
area of land involved, the subdivided lot would not conform to all of the requirements of the zone in
which the subdivision is located.” The 1986 applicant and property owner did not record the 1986 Plat.
The current owners are the Co-Executors of the Estate of Catherine D Garber and are requesting the
approval of the plat of subdivision in order to carry out the intent of Catherine D Garber’s Last Will and
Testament to have the separate lots and dwelling units conveyed to separate beneficiaries of her Last Will
and Testament.

In order for the plat of subdivision to be approved and for the dwelling units to be on separate
lots, the variations from the strict application of the Ordinance discussed in detail below needs to be
granted as part of the Planning Commission action on the application. The proposed lots qualify for
variations under Sectionl1-1700 (A)(5), based on to the fact: (i) that existing lot was in a subdivision of
record as of January 1, 1952; and (ii) that the proposed lots designated lots 500 and 501 on the plat of
subdivision are substantially of the same character as to suitability for residential use as structures, lot
areas, orientation, street frontage, alignment to streets as other land within the original subdivision of the
Old Town section of Alexandria, and subsequent resubdivisions in the original subdivision and the RM
zone regulations (the “Regulations”) governing the use of the proposed lots. Variations are requested
from the strict application of the RM zone regulations for: (1) a technical variation from Section 3-
1105(A) of the Regulations providing that the gross density shall not exceed 30 units per acre. Proposed
lot 500 is a two family dwelling and based on its proposed lot size of 1,938 square feet, if calculated
separately that lot would have a gross density of more than 30 units per acre. Combined, the two proposed
lots would comply with the 30 units per acre. Additionally, Section 3-1105 permits two family dwelling
on lots of 1,452 square feet of land which by its terms conflicts with the gross density regulations; (2)
variations from the Section 3-1106 (2)(A) of the regulations requiring a 5° side yards on both of the
proposed lots to separate the two dwelling units between the common boundary line, In 1985, the Board
of Zoning appeals granted side yard variances to Catherine D. Garber in order to construct the dwelling
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unit on proposed lot 501, but that variance lapsed as the 1986 plat of subdivision was not recorded; and
(3) a variation from Section 3-1105 (C) (1) of the Regulations reducing the required frontage of proposed
lot 501 from the required 25” to 20.43°. Both lots complied with the lot frontage requirements in 1986.
The three variations are all within the scope and justification of Section11-1700 (A)(5) of the Ordinance.

The strict adherence of the Regulations for which the three variations are requested, in this
instance would result in a substantial injustice to the property owner by precluding the subdivision of the
property into two lots that meet or exceed all applicable zoning regulations to carry out the intent of the
Last Will and Testament of Catherine D. Garber. Further, in this instance the strict adherence of the
Regulations would not advance a significant public benefit. The unreasonable burden on the
development, use and enjoyment of the property by the owner outweighs the material land use or land
development purposes served by the strict adherence of the Regulations. For the reasons stated,
variations should be granted and the plat of subdivision approved.
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WEBSTER - 500 & 502 Gibbon Street

ADJOINING FRONTAGE PROPERTIES

Tax Map Reference

Plot Width (feet)

080.02-03-02 & 080.02-03-028B

48.3;
*proposed lot 500 = 25.90
*proposed lot 501 = 20.43

080.02-03-03 17
080.02-03-04 15
080.02-03-05 14.5
080.02-03-045 14.5
080.02-03-06 14
080.02-03-07 14.6
080.02-03-08 14.6
080.02-03-09 14.6
080.02-03-10 31.5
080.02-03-11 14.4
080.02-03-12 15
080.02-03-13 20
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From: Duncan Blair <dblair@landcarroll.com>

Sent: Friday, December 05, 2014 1:58 PM

To: Nathan Randall

Cc: Keller, RJ; Duncan Blair; Angela K. Davis
Subject: RE: 500 and 502 Gibbon Street Subdivision

Nathan: Thank you for the reminder. The open space for lot 500 is in excess of 35% the open space for lot 501 is the
amount that was open as of the adoption of the 1952 Zoning Ordinance.

Duncan Wardman Blair, Esqu...
Land Carroll & Blair PC

(703} 836-1000 Work
(703) 778-1444 Work

dblair@landcarroll.com

524 King Street
Alexandria, Virginia 22314

NOTICE:

This e-mail fransmission is intended only for the use of the individual or entity named above and may contain information that is
confidential, privileged, and/or exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby
notified that any review, disclosure, copying, distribution, or other use of any of the information contained in this transmission is strictly
prohibited. If you have received this transmission in error, please immediately notify the sender by e-mail at the above address and
delete it from your computer system; you should not copy the message or disclose its contents to anyone. The content of the message
and or attachments may not reflect the view and opinions of the originating company or any party it is representing.

From: Nathan Randall {mailto:Nathan.Randall@alexandriava.qov]
Sent: Friday, December 05, 2014 1:30 PM

To: Duncan Blair
Cc: Keller, RJ; Angela K. Davis; Alex Dambach
Subject: RE: 500 and 502 Gibbon Street Subdivision

Thank you, Duncan, for this information. As a friendly reminder, we also recommended in our November 21*
email that an amended application is needed as well as lot frontage information for other lots in the vicinity in
order to assess neighborhood consistency, a review standard in Section 11-1713(A) of the Zoning Ordinance.

Nathan

From: Duncan Blair [mailto:dblair@landcarroll.com]
Sent: Friday, December 05, 2014 11:55 AM

To: Nathan Randall; Alex Dambach

Cc: Duncan Blair; Keller, RJ; Angela K. Davis
Subject: 500 and 502 Gibbon Street Subdivision

Nathan and Alex: Good morning. Attached is the requested Variation Justification. Please let me know if you require
any further information. | believe this complies and is fully responsive to your November 21, 2014 email. D
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