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Application General Data 
Request: 
Consideration of a request to 
subdivide one existing lot into two 
new lots.  

Planning Commission 
Hearing: 

 
September 8, 2016 

Approved Plat must 
be Recorded By: 

 
March 8, 2018 

Address: 
505 and 511 South Van Dorn Street 

Zone: 
 

CG / Commercial General 
 

Applicant:  
Circumferential Terminals, LLC by 
Mary Catherine Gibbs, attorney 

Small Area Plan: Landmark-Van Dorn 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
 
Staff Reviewers: Nathan Randall nathan.randall@alexandriava.gov 
  

CONSENT  AGENDA  ITEM 
If no one asks to speak about this case prior 
to the hearing, it will be approved without 
discussion as part of the Consent Agenda. 

 

mailto:nathan.randall@alexandriava.gov
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I. DISCUSSION   
 
The applicant, Circumferential Terminals, LLC, represented by Mary Catherine Gibbs, attorney, 
requests approval to subdivide one parcel into two lots at 505 and 511 South Van Dorn Street.  
 

SITE DESCRIPTION 
 
The subject site is one triangular-
shaped lot of record with 537.6 feet of 
frontage on South Van Dorn Street and 
a total lot area of 58,851 square feet 
(1.35 acres). It is developed with two, 
one-story commercial buildings: a 
McDonald’s restaurant (505 South Van 
Dorn Street) and a Jiffy Lube 
automobile repair business (511 South 
Van Dorn Street). The site is sloped 
downward to the south and contains 
several trees on its western edge. 
Although one of the two curb cuts and 
an associated drive aisle at the site is 
shared, each business has its own 
parking spaces. 
 
The subject site is primarily surrounded 
by commercial uses. An automobile 
sales dealership is located to the west, 
one gas station is located to the north 
and another to the east, a grocery store 
and commercial shopping center are 
also located to the east, and a truck 
rental business is located to the south. 
Multifamily residential uses are also 
located a short distance to the north of 
the site.  
 

PROPERTY BACKGROUND  
 
Land records indicate that the realignment of South Van Dorn Street in 1959-1960 created a 
triangular-shaped lot in the same area as the subject site. Three businesses were eventually 
constructed on this one parcel: the Jiffy Lube on the southern end, the McDonald’s in the middle, 
and a gas station (Exxon) at the northern end at the corner of South Van Dorn Street and Edsall 
Road. For decades, the use of the land around the buildings has been divided among the 
businesses according to their individual leases. 
 
The subject property achieved its present configuration as a result of a 1996 subdivision request 
(SUB#96-0018) in which the gas station at the northern end of the property was set off as a 

505 South Van Dorn Street 

511 South Van Dorn Street 
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separate, 26,744 square-foot lot. Until recently, the applicant in the current case had believed, 
possibly due to long-standing separate tax assessments for each business, that the 1996 
subdivision approval had also established a property line between the McDonald’s and Jiffy 
Lube consistent with an established lease line between these businesses. However, the 
subdivision plat and the staff report from 20 years ago indicate that a new lot was created only 
for the gas station at the northern end and that the McDonald’s and Jiffy Lube remain together on 
one lot. The applicant subsequently applied for the current subdivision request to separate the 
businesses onto their own lots of land, with the intent to sell the lots individually. 

 
USE BACKGROUND 
 

The McDonald’s restaurant received site plan and SUP approval (SUP#1489) in 1982. In 2014, 
the business submitted concept approvals to demolish and reconstruct the restaurant building, but 
these plans were later abandoned prior to any public hearings being scheduled for the request. 
 
The Jiffy Lube repair business received site plan and SUP approval (SUP#1507) also in 1982. 
Staff administratively approved a minor site plan amendment and minor SUP amendment 
(SUP#2010-0084) in 2011 to add one new repair bay to the building. The additional bay had 
been contemplated as part of the 1982 site plan but not actually constructed. 

 
PROPOSAL  

 
The applicant proposes to subdivide the existing one lot into two lots. Proposed Lot 600, on 
which the McDonald’s would be located (505 South Van Dorn), would measure 35,000 square 
feet in size, have 222.4 feet of frontage on South Van Dorn Street, and have 216 feet of lot width 
at the front building wall. Lot 601, on which the Jiffy Lube would be located (511 South Van 
Dorn) would measure 23,851 square feet in size, have 315.4 feet of frontage on South Van Dorn 
Street, and have 320 feet of lot width at the front building wall. The proposed preliminary 
subdivision plat for the subject site can be seen on Figure 1 on the following page. 
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Figure 1: Preliminary Subdivision Plat 
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ZONING/MASTER PLAN DESIGNATION 
 
The subject site is located in the CG / Commercial General zone. As shown in Table 1 below, the 
CG zone contains no minimum lot size, frontage, or width requirements for non-residentially-
used properties. In addition, the existing buildings at the site would remain in compliance with 
the setback (none required) and FAR requirements (maximum 0.5 FAR for non-residential uses) 
of the CG zone if the subdivision request is approved. 
 
The subject site is located within the Landmark-Van Dorn Small Area Plan, as updated by the 
2009 Landmark-Van Dorn Corridor Plan. The Plan identifies residential/retail mixed-use 
redevelopment on medium-sized blocks as a long-term goal on this portion of the western side of 
South Van Dorn Street. It also envisions a potential new street on a portion of the site under 
consideration in the current request. The Transportation Master Plan anticipates a new bus-rapid 
transit line, likely in front of the subject site, as part of Transit Corridor C. 
 

  Table 1 
 
 
 
 
 
 
 
 
 
 
 *As measured to front of Jiffy Lube building wall, the closer of the two buildings to the street. 
 

 
SUBDIVISION STANDARDS 
  

The Zoning Ordinance contains a series of technical requirements (Sections 11-1706 and 11-
1709) and a requirement that all lots meet zoning requirements (11-1710(D)). It also requires that 
every subdivided lot be consistent with the character of other nearby lots and specifically “of 
substantially the same character as to suitability for residential use and structures, lot areas, 
orientation, street frontage, alignment to streets and restrictions…” Section 11-1710(B). 
  

 Existing Lot 
Minimum 
Requirements 
CG zone 

Proposed 
Lot 600 

Proposed Lot 
601 

Lot Size 58,851 sq. ft. None 35,000 sq. ft. 23,851 sq. ft. 

Lot Frontage 537.6 feet None 222.4 feet 315.4 feet 

Lot Width 541.5 feet* None 216 feet 320 feet 
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II. STAFF ANALYSIS 
 
Staff does not object to the applicant’s subdivision request. It meets general subdivision and CG 
zone requirements, which do not contain limitations for minimum lot area, frontage or width in 
connection with non-residential uses. It is also substantially consistent with the lot character 
provisions of Section 11-1710(B) of the Zoning Ordinance given that it falls within the range of 
lot sizes found in the vicinity. Although staff was initially concerned about the proposal’s 
consistency with the Landmark-Van Dorn Corridor Plan, it ultimately believes the subdivision is 
acceptable, particularly given that no changes to the site would be evident. The subdivision 
request would simply divide the lot consistent with the long-standing lease line between the 
existing Jiffy Lube and McDonald’s businesses. 
 
Several properties in the vicinity of the site that are also zoned CG have been reviewed in 
consideration of the matter of lot character. A variety of lot frontages, widths and shapes can be 
found here such that no definitive lot character pattern can be summarized with regard to these 
specific lot features. With regard to lot size, however, the lots in this area fall into two categories: 
either very large or very small. The smallest lot in the vicinity measures approximately 5,600 
square feet and the next-smallest lot is approximately 19,000 square feet in size. The largest lot 
in the vicinity measures over 250,000 square feet. The two lots proposed in this request, at 
23,851 and 35,000 square feet, therefore fall in the range of lot sizes found in the neighborhood. 
Staff concludes that the proposal is substantially consistent with other nearby lots regarding the 
matter of lot character. 
 
Staff would prefer to see the consolidation of properties in this area, rather than the division of 
lots, since the redevelopment goals of the Landmark-Van Dorn Corridor Plan depend on a grid 
network of streets with regularly-shaped, substantially-sized blocks within that grid. Achieving 
these objectives is facilitated by consolidation. However, staff ultimately concludes that while 
the proposal makes it incrementally more difficult to achieve the consolidation necessary to 
implement the Plan, that in and of itself is not sufficient grounds to recommend denial of this 
specific subdivision proposal. The proposed subdivision request does not involve any 
redevelopment of the site and basically allows clearly separate businesses the ability to own the 
property beneath them.  
 
In conclusion, the subdivision proposal represents a minor change that meets technical and CG 
zone requirements, is consistent with the character of other nearby lots, and does not prevent the 
implementation of future planning goals for the area. Subject to the conditions contained in 
Section III of this report, staff recommends approval of the request. 
 
III.      RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 
1. 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) 
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2. The final subdivision plat shall comply with the requirements of Section 11-1709 of the 

Zoning Ordinance. (P&Z) 
 

3. The property owner shall provide an access easement for sharing the middle 
entrance/driveway between subdivided lots to the satisfaction of the Directors of 
Planning & Zoning and Transportation & Environmental Services. (P&Z) (T&ES) 

 
 
 
 
STAFF: Robert Kerns, Division Chief  
 Nathan Randall, Urban Planner III 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________ 
Staff Note: This plat will expire 18 months from the date of approval (March 8, 2018) 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 T&ES Survey Section and Transportation have no comments on SUB2016-00006. 

(T&ES)  
 
R-1 Property owner shall provide Easement for sharing the middle entrance/driveway 

between subdivided lots. (T&ES)  
 
R-2 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) 

 
C-1 The final subdivision plat shall comply with the provisions of Section 11-1709 of the 

City’s Zoning Ordinance. (T&ES) 
 
C-2 Any future development/redevelopment on the subdivided lots shall provide adequate 

storm water outfall per the requirements of Article XI and XIII of Alexandria Zoning 
Ordinance. (T&ES)  

 
C-3 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)  

 
C-4 Any future development/redevelopment on the subdivided lots shall comply with the 

requirements of City of Alexandria Zoning Ordinance Article XIII Environmental 
Management Ordinance and the relevant laws of the Commonwealth of Virginia and the 
City of Alexandria, as applicable, for storm water management regarding water quality 
improvement and quantity control at the time of submission of the first final plan. 
(T&ES)   
 

C-5 All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES) 
 
Archaeology:  
 
F-1 Because this project involves no ground disturbance, no archaeological action is required. 
 
Police Department: 
 
F-1 No objection 
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Fire Department: 
 
F-1 No comments 
 
Real Estate Assessments 
 
F-1 No comments  
 
Recreation, Parks & Cultural Activities: 
 
F-1 No comments received  
 
 



11



2016-0006

12



SUB2016-0006

13



SUB2016-0006

14



2016-0006

15



SUB2016-0006
Application Materials
7/12/2016

16



SUB2016-0006
Application Materials
7/12/2016

17



SUB2016-0006
Application Materials
7/12/2016

18



SUB2016-0006
Application Materials
7/12/2016

19



SUB2016-0006
Application Materials
7/12/2016

20



SUB2016-0006
Application Materials
7/12/2016

21



SUB2016-0006
Application Materials
7/12/2016

22



SUB2016-0006
Application Materials
7/12/2016

23



SU
B2016-0006

A
pplication M

aterials
7/12/2016

1996 Subdivision Plat
Quadrant 1 of 4

24



SU
B2016-0006

A
pplication M

aterials
7/12/2016

1996 Subdivision Plat
Quadrant 2 of 4

25



SU
B2016-0006

A
pplication M

aterials
7/12/2016

1996 Subdivision Plat
Quadrant 3 of 4

26



SU
B2016-0006

A
pplication M

aterials
7/12/2016

1996 Subdivision Plat
Quadrant 4 of 4

27



SU
B2016-0006

A
pplication M

aterials
7/12/2016

28



SU
B2016-0006

A
pplication M

aterials
7/12/2016

29


	SUB2016-0006 505-511 S Van Dorn.pdf
	SUB2016-0006 505-511 S Van Dorn.pdf
	SUB2016-0006 505.511 S Van Dorn.pdf
	DOC_20160712102643.pdf
	DOC_20160712120908.pdf
	SUB2016-0006.pdf





