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a request to re-subdivide two 
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be recorded by: 
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I. DISCUSSION  
   

The applicants, John and Blake Keegan, represented by Duncan Blair, attorney, request to re-
subdivide two existing lots located at 207 Vassar Place and 213 Longview Drive through the 
adjustment of property lines. 
 

SITE DESCRIPTION 
 
The subject sites at 207 Vassar Place and 213 Longview Drive are each one lot of record.  The 
irregular-shaped lot at 207 Vassar Place has 67 feet of frontage on Vassar Place and the northern 
corner tip of the property touches Dartmouth Drive. It has a total lot area of 43,290 square feet. 
A one-story single-family dwelling of 2,489 square feet and an accessory shed structure exist on 
the lot (Figure 1). The irregular lot at 213 
Longview Drive has 51 feet of frontage on 
Longview Drive and a total lot area of 20,505 
square feet (Figure 2). A 1.25 story, 2,065 square 
foot single-family dwelling and an accessory 
garage structure exist on the lot. 
 
Single-family dwellings border the 207 Vassar 
Place property to the north, south, and west. The 
Seminary Walk Condominiums border the lot to 
the east. Single-family dwellings surround the 

213 Longview Drive lot. Bishop Ireton High 
School is located a few blocks to the west from 
both properties. 
 

SUBDIVISION  BACKGROUND  
 

Nearly half of the subject lot at 207 Vassar Place 
appears as part of section of the Clover 
subdivision, which is composed of Sections 1-13. 
The Clover subdivision was developed between 
the 1940s and mid-1960s through 13 subdivision 
plats. The lot at 207 Vassar Place is one of 12 
lots in the Section 9 Clover subdivision, which 
was created in 1961. 
 
The existing lot at 213 Longview Drive is 
originally depicted as a larger independent lot 
on a subdivision plat from 1967. Earlier subdivision plats of the surrounding developments 
indicate that the lot existed in this larger configuration as early as 1940. In 1976, the property 
owners of 207 Vassar Place and 213 Longview Drive re-subdivided the larger 213 Longview 
Drive lot and conveyed the rear potion of that lot with the property at 207 Vassar Place through 
the adjustment of property lines to create the existing lots as they exist today, as indicated on the 
plat (Figure 3). 

Figure 1: 207 Vassar Place 

Figure 2: 213 Longview Drive 
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PROPOSAL  

 
The applicants propose a re-subdivision involving two existing lots located at 207 Vassar Place 
and 213 Longview Drive through the adjustment of property lines as indicated on Figure 4, Page 
5. The rear portion of the lot at 207 Vassar Place would be merged with the lot at 213 Longview 
Drive. The proposed subdivision would return the lots to the original configurations that existed 
prior to 1976 and would be consistent with the original subdivision plats. The property owner of 
207 Vassar Place believes that the re-subdivision of the lot to its original form would enhance the 
future salability of the property. The applicants at 213 Longview Drive seek to expand their 
property and do not have plans at this time to redevelop.   
 
The existing dwellings would remain on the Proposed Lots 600 (213 Longview Drive) and 601 
(207 Vassar Place). The accessory shed structure would be transferred from the 207 Vassar 

Figure 3: Re-subdivision in 1976 creating existing lots from original platted lots at 207 Vassar Place and 
213 Longview Drive. 
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Drive property to the 213 Longview Drive property. The proposed re-subdivision would increase 
the lot area at 213 Longview Drive from 20,505 to 50,020 sq. ft. and decrease the lot area at 207 
Vassar Place from 43,290 to 13,775 sq. ft. Lot frontage, width, and side yard setbacks for 207 
Vassar Place would remain the same. At 213 Longview Drive Lot, frontage and the setback to 
the west would remain the same. The lot width for this property would increase from 165 feet to 
291 feet and the side yard setback to the east would increase from 8.2 feet to 140 feet. 
 

 
Figure 4: Preliminary Subdivision Plat 
Existing lots are depicted with solid lines; dashed lines indicate proposed property boundaries. The red outline 
refers to 207 Vassar Place and the blue line indicates the 213 Longview Drive property. 
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ZONING / MASTER PLAN DESIGNATION 
 
The property is located in the R-8 / Single-Family zone. The proposal meets minimum lot size, 
frontage and width requirements for single-family dwellings in the zone as shown in Table 1. 
The existing dwellings, except for the 220 square foot shed, would meet minimum setback and 
FAR requirements. The non-complying shed would have to be removed or relocated. The 
property is also located within the Taylor Run/Duke Street Small Area Plan Chapter of the 
Alexandria Master Plan, which designates the property for uses consistent with the R-8 zone. 
 
Table 1: Zoning Analysis 

* Based on estimated height of structures. 
** Based on estimated FAR with no deductions except for basement. 
 
  

 Existing 

Minimum 
Required 

Proposed 

207 Vassar 
Place 
 
 
Lot 504 

213  
Longview  
Drive 
 
Lot 505 

 

207 Vassar 
Place 
 
 
Lot 601 

213 
Longview 
Drive 
 
Lot 600 

Lot Size 

 
43,290  
sq. ft. 
 

 
20,505 
 sq. ft. 
 

 
 
8,000 sq. ft. 
 

13,775 sq. ft. 50,020 sq. ft. 

Lot 
Frontage 

 
58.9 feet 

 
51 feet  

 
 
40 feet 
 

 
58.9 feet 

 
51 feet 

Lot Width 76.5 feet 165 feet  65 feet 
 
76.5 feet 291 feet 
 

Side Yard  

 
8.4 feet 
(South) 
 

17.6 feet 
(West)  

1:2 ratio / 
 8’ min = 8 
feet* 

 
8.4 feet 
(South) 
 

17.6 feet 
(West) 

Side Yard  18 feet 
(North) 

8.2 feet 
(East) 

 

 
1:2 ratio /  
8’ min 
= 8 feet* 

18 feet 
(North) 

 
140 feet 
(East) 

   

FAR .06** .1**  0.35 .18** .04** 
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SUBDIVISION STANDARDS 
 
Several sections of the Zoning Ordinance establish the standards for subdivisions: 
 
Sections 11-1706 and 11-1709 address technical subdivision requirements; 
Section 11-1710(C) requires 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 11-1710(B) states that 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. 
 
The proposed lots meet the subdivision standards. 
 
II. STAFF ANALYSIS 
 
Staff supports the applicants’ re-subdivision request. The proposal returns the two lots to 
configurations that are consistent with “original” subdivision plats and with the characteristics of 
the neighborhood. Additionally, Proposed Lots 600 and 601 adhere to all general subdivision and 
technical requirements of the R-8 zone as to lot area, width, and frontage. The accessory shed is 
an exception as its setbacks are non-complying. The applicants have agreed to remove or 
relocate the shed as required in Condition 2. 
 
The following comparative analysis of neighborhood character as it relates to lot size, frontage, 
and width provides the foundation for the staff recommendation of approval.  
 
A. Neighborhood Character Analysis - 207 Vassar Road  
Area of Comparison and Similarly Situated Lots 
 
The Clover subdivision Sections 1-13, platted between the 1940s and the mid-1960s, represents 
the area of comparison for 207 Vassar Road (Figure 5). All lots are in the R-8 zone and are 
generally similar as to lot area, frontage, and width. When identifying lots for analysis that are 
“similarly situated,” however, the interior lots within the Clover Section 9 subdivision plat from 
1961 are most similar as these are the only properties that were developed on a cul-de sac. They 
share characteristics that are dissimilar to the overall Clover subdivision such as curved frontages 
and pie-shaped lot configurations, and these lots specifically front on a cul-de-sac street (Figure 
6).  
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Figure 5: Clover subdivision Sections 1-13 as the area of comparison for 207 Vassar Place. 
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Lot Analysis 
 
The lot analysis for 207 Vassar Place includes the six lots outlined in orange on Figure 7. 
Although the proposed lot is similar to all interior lots in the Clover subdivision, it is most 
similar to 200, 201, 202, 203, 204, and 205 Vassar Place. The analysis will focus on these lots as 
they are located directly on the curve of the cul-de-sac and on the interior of the block. The lot 
analysis for size, frontage, and width of the most similarly situated lots appears in Table 2 on 
page 11. 
 

Figure 6: Section 9 Clover from the “original” 1961 plat of re-subdivision 
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Figure 7: Six most similarly situated lots for 207 Vassar Place 
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Table 2:  Lot area, frontage, and width at the most similarly situated lots & Proposed Lot 601 
and existing Lot 504  

 
The lot analysis reveals that the proposal to re-subdivide the lot at 207 Vassar Place would result 
in a lot that is compatible with similarly situated lots. As it exists today, the existing lot is 
extreme in terms of lot area and inconsistent with the intent of the “original” Clover Section 9 
subdivision. 
 
B. Neighborhood Character Analysis – 213 Longview Drive  
Area of Comparison and Similarly Situated Lots 
 
The “original” subdivision plat from 1967, and referred to as the E.S. or Mattie Stonell property 
on several plats, is depicted as Figure 8. This plat features the property at 213 Longview Drive 
and one adjoining property and given that its purpose was for a minor lot line adjustment, an area 
of comparison based on the original subdivision does not exist. The lot is independent of a multi-
property subdivision. In cases such as this, staff considers other nearby subdivisions within the 
same zone to create an area of comparison. The Florences, Duncan, and Virginia Stonell 
Selectman subdivisions developed between the 1940s and 1960s in the R-8 zone were identified 
as alternative areas of comparison for the Longview property. The Clover subdivision was not 
included given that its neighborhood character is distinctly different from the Longview property 
and its three nearby subdivisions.  
 
Staff reviewed the three subdivisions to identify similarly situated lots for the neighborhood 
character analysis and found that no other properties were at the terminus of a dead-end street 
and were triangular in shape (Figure 9). Considering a broader area, staff did not identify other 
similarly situated properties with the exception of Bishop Ireton High School that is located at 
the end of a dead-end street, but does not share other similar lot characteristics. Staff analysis 
determines that the existing lot at 213 Longview Drive is a unique, one-of-a kind lot not only in 
the area of comparison but also in the general area. It has remained in this configuration as 
several subdivisions developed around it over the years.   

Address Lot Area (in sq. ft.) Lot Frontage  
(in feet) 

Lot Width 
(in feet) 

201 Vassar Place 8,003 54.3 78 

203 Vassar Place 8,577 57.7 76 

205 Vassar Place 9,149 57.7 74 

200 Vassar Place 10,352 50 79 

New Proposed Lot 601 13,775 58.9 76.5 

204 Vassar Place 14,876 41.8 80 

202 Vassar Place 19,048 41.8 70 

Existing Lot 504 43,290 58.9 76.5 
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Figure 9: “Original” subdivision plat from 1967 for 213 Longview Drive 
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Lot Analysis 
 
Although similarly situated lots do not exist for the 213 Longview Drive lot, staff has provided a 
comparative analysis in Table 3 that indicates average lot areas, frontages, and widths for interior 
properties within the Florences, Duncan, and Virginia Stonell Selectman subdivisions.  
  
.

Figure 8: Three subdivisions adjacent to 213 Longview Drive provide an area of comparison. Similarly 
situated lots do not exist within the area of comparison. 
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Table 3: Average lot area, frontage, and width of similarly situated lots by subdivision 
compared with lot area, frontage, and width of Proposed Lot 600 and existing Lot 504  
 
 

A further analysis of neighborhood character indicates that a variety of lot types exist near 213 
Longview Drive, resulting in a finding that a standard neighborhood character is not present in 
the area of comparison. The Florences subdivision consists of interior substandard lots in terms 
of size and, in some cases, width (although substandard width is not reflected in the average). In 
contrast, the properties within the Duncan and Stonell Selectman subdivisions substantially 
exceed the R-8 zoning requirements for all lot characteristics. Proposed Lot 600 at Longview 
Drive is closer in character to the lots of these two subdivisions as it shares similar large lot 
attributes.  
 
Proposed Lot 600 returns the 213 Longview Drive property to its original configuration through 
the subdivision request to relocate property lines. Given that the property line realignment is 
located at the rear of the property, the proposal does not affect the street view within the 
neighborhood. It would remain as a simple landscaped driveway entrance to the property and 
would not alter the existing neighborhood character.  
 
C. Additional Considerations 
 
Tree inventory – 213 Longview Drive 
Although, the applicants state that they do not presently plan to redevelop the property, staff has 
added Condition 4 that a tree inventory is required at the time of a grading plan to ensure that a 
minimum of 25 percent canopy cover remains over the site.  
 
Conclusion 
In summary, Proposed Lots 600 and 601 adhere to all general subdivision and technical 
requirements of the R-8 zone and would not detract from the existing neighborhood character as 
both lots would revert to the original configurations as indicated on original subdivision plats.  
 
Subject to the conditions contained in Section III of this report, staff recommends approval of the 

Subdivision Lot Area  
(in sq. ft.) 

Lot Frontage  
(in feet) 

Lot Width 
(in feet) 

Florences  
(12 lots) 

 
6,752 (average) 

 
67 (average) 

 
67 (average) 

Duncan (5 lots) 24, 425 (average) 101(average) 123 (average) 

Stonell Selectman  
(6 lots) 21, 936 (average) 

116 (average) 106 (average) 

New Proposed Lot 600 50,020 sq. ft. 
 
51 feet 

 
291 feet 

Existing Lot 505 
 
20,505 sq. ft. 
 

 
51 feet 

 
165 feet 
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re-subdivision request.  
 
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 applicants shall remove or relocate the accessory shed structure to meet minimum 
 setback requirements of the R-8 zone. (P&Z) 
 
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) 
 
4.   The applicant shall submit an inventory of trees for Proposed Lot 600 which would 
 identify tree type, size, and location prior to submission of a grading plan. (P&Z)(City 
 Arborist) 
 
 
 
 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services 
  Ann Horowitz, Urban Planner,  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________ 
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 Transportation Planning, Transportation and Surveys have no comments. (T&ES) 
 
F-2 Each subdivided lot will continue using the existing utility connections located in the public right 

of ways of Vassar Place and Longview Dr. for respective lots. (T&ES) 
 

R-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) 

 
C-1 Any future development/redevelopment on any of the subdivided lots shall provide adequate 

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

C-2 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-3 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 as applicable at the time of 
submission of the first final plan for storm water management regulations regarding water quality 
improvement and quantity control. (T&ES)   

 
C-4 All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES) 
 
C-5 The final subdivision plat shall comply with the provisions of Section 11-1709 of the City’s 

Zoning Ordinance. (T&ES) 
 
Code Enforcement: 
No comments 
 
Archaeology: 
No comments 
 
Real Estate Assessments: 
No comments 
  
Recreation, Parks, & Cultural Activities: 
No comments  
 
Police Department: 
No comments received 
 
Fire Department: 
No comments         
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