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PLANNING COMMISSION ACTION, MAY 2, 2017: On a motion made by Vice Chairman 

Macek and seconded by Commissioner Lyle, the Planning Commission voted to recommend 

approval of Special Use Permit #2017-00023 subject to compliance with all applicable codes, 

ordinances, and staff recommendations. The motion carried on a vote of 7-0. 

 

Reason: The Planning Commission agreed with the staff analysis. 

 

Commissioner Macek commented that this office conversion was on a small scale and 

represented an appropriate use of this site.  He also asked staff to streamline the information 

gathering process for applicants in order to avoid them needing to hire professionals such as 

architects or do highly complex research. 

 

Commissioner Brown commented on the supplemental information provided in the staff memo 

that helped validate that the project meets the criteria for a special use permit with modifications.  

He also commented that information gathering and thorough analysis is necessary for these types 

of applications.  Commissioner Macek concurred while stating that the information gathering 

process should not be too overbearing. 

 

Commissioner Mahon and Chairwoman Lyman raised the question of whether an administrative 

approval process could be used for this type of application.  Staff agreed to research this 

possibility.

Application General Data 

Public hearing and consideration for a 

parking reduction with lot size, 

setback, and open space 

modifications. 

Planning Commission 

Hearing: 

May 2, 2017 

City Council  

Hearing: 

May 13, 2017 

Address:  

221 S. Fayette Street 

  

Zone:  

 

CL/Commercial Low 

Applicant:  

John C. Rand 

represented by M. Catharine Puskar, 

attorney 

Small Area Plan: Old Town 

 

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 Reviewer: Alex Dambach, AICP, alex.dambach@alexandriava.gov   
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I. DISCUSSION  
 

The applicant, John C. Rand, represented by M. Cathy Puskar, Attorney, requests Special Use 

Permit approval for a parking reduction with modification for front and side yard setback, lot 

size, and open space requirements. The request is in order to convert a structure currently used as 

an office back to its original use as a 2-family dwelling. 
 

 SITE DESCRIPTION 

 

The subject site is located on one parcel of record at the corner of S. Fayette Street and Duke 

Street. The parcel has 100 feet of frontage along S. Fayette Street and 34.42 feet of frontage 

along Duke Street. The total lot area is 

3,300.22 square feet and is an existing 

substandard lot.  
 

Residential uses surround the lot to the 

east, north, west, and southeast in the 

form of historic and newer houses and 

townhouses. The TJ Fannon Heating 

and Air Conditioning facility is located 

to the property’s southwest.  

 

The parcel is developed with a two story 

building with approximately 2,460 

square feet. This building sits 4.3 feet from its front property line facing S. Fayette Street, 26.9 

feet from its front property line facing Duke Street, 5.1 feet from the side lot line perpendicular 

to Duke Street, and 11.5 feet from the side property line perpendicular to S. Fayette Street. The 

site has two driveway curb cuts both leading from S. Fayette Street with each serving a single 

parking space. There is a total of 572 square feet of open space also on the lot. 
 

BACKGROUND 
 

The structure on this lot was constructed in 1968 as a two-unit semi-detached dwelling. It 

received variances from the Board of Zoning Appeals on January 9, 1968 from zoning standards 

for floor area ratio (FAR), rear yard setback, and corner lot vision clearance setback. The 

property was in the RM Zone at the time. The variances permitted the building to be constructed 

at a floor area ratio of 0.84, however the lot at the time was 2.75 feet narrower than it currently is 

because of shifts in the width of S. Fayette Street that occurred over time. The structure now 

meets the FAR limit of 0.75, because the site’s ratio is now 0.746 due to additional lot area. The 

rear yard setback variance is no longer applicable because corner lots, under current zoning, are 

considered to have two front yards and two side yards, so the rear yard standard from which that 

variance was granted is no longer applicable. The variance for vision clearance setback, 

however, remains in effect. It requires there to be no structures, fences, shrubbery or other 

obstructions to vision taller than three and one-half feet above the curb level within the area 

enclosed by a site triangle created by the centerline of the intersecting streets and a line joining 

points on such centerlines at distances of 100 feet from their intersections. Part of the existing 

dwelling and a parking space sit inside that area, as permitted by its variance. 
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The structure in question was built as a semi-detached 2-family dwelling and was used in this 

manner until 1994, when it was converted with minimal physical alteration into an office 

building. It became subject to the zoning requirements of a commercial structure upon being 

converted. Commercial buildings do not have requirements for lot size, yards, or open space in 

this zone. As a residential structure, however, it becomes subject to those applicable standards.  
 

PROPOSAL 

 

After several years as a commercial office use, the applicant, John C. Rand, wishes to convert the 

building back into a semi-detached 2-family dwelling. To become compliant with zoning as a 

residential structure, the applicant requests a two-space parking reduction along with 

modifications of the open space, lot size, front yard, and side yard setback requirements for a 

residential structure in the CL zone. Although the property was a residential structure previously, 

it may only be used as a residential structure if it complies with current CL zone provisions for 

area and bulk regulations, as well as parking requirements. This proposal is to return the building 

to its original floorplan with a pair of similar side-by-side 2-bedroom dwelling units. The first 

floors of both units would have a living room, dining room, a kitchen, and a half-bathroom. The 

second floors would have two bedrooms, a bathroom, laundry area, and a small home office.  
 

PARKING 

 

Section 8-200(A)(1) of the Zoning Ordinance requires two-family dwellings to provide two 

parking spaces for each dwelling unit. Given that the property was constructed with one parking 

space per dwelling unit and no additional area exists on the lot to provide additional spaces, the 

four required parking spaces are not available on-site. The property would, therefore, require 

SUP approval for a two-space parking reduction for use as a residential structure.  
 

ZONING 

 

The property is located in the CL, Commercial Low zone. Two-family dwellings are permitted in 

this zone. Nonetheless, residential structures must comply with Sections 4-105 and 4-106, which 

outline area and bulk regulations for these dwellings, respectively. Table 1 states the areas where 

the existing building complies or requires a modification for residential use. A variance from 

1968 remains in effect for the corner lot vision clearance setback requirement. Special Use 

Permit approval for a parking reduction along with lot size, open space, front yard, and rear yard 

modifications is necessary for the structure to comply as a 2-family dwelling.  

 

Table 1  Required 221 N. Fayette St Complies 

Lot Area 5,000 3,300.22 sq. ft. no (mod. req.) 

    

Frontage 70 ft. 100 ft. yes 

    

Front Yard (Fayette) 20 ft. 4.3 ft. no (mod. req.) 

    

Front Yard (Duke) 20 ft. 26.9 ft. yes 

    

Side Yard (west) 1:3 or 8 ft. min. 5.1 ft. no (mod. req.) 
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Side Yard (north) 1:3 or 8 ft. min. 11.5 ft. yes 

    

Open Space 40% of lot = 1,320 sf. 572 sf. no (mod. req.) 

 
MASTER PLAN DESIGNATION 

 

The property is located within the Old Town Small Area Plan. The plan recommends this 

location to have the CL zone designation which accommodates commercial and residential uses.  

 

STAFF ANALYSIS 
  

Staff supports the applicant’s SUP request for a two-space parking reduction with modifications 

for lot size, open space, and setback requirements. Approval of 

the Special Use Permit request would allow the structure to return 

to its original use. As the two-family dwelling originally 

functioned as a residential property and was granted specific 

approvals for that purpose, staff finds that the configuration and 

placement of the dwelling on the lot provides adequate outdoor 

spaces for residential use and provides one parking space per 

dwelling, which is suitable when considering the site’s proximity 

to public transit and its highly walkable location with many 

businesses and amenities nearby. This proposed use is also more 

highly compatible with the surroundings than an office, 

considering that this site is surrounded on three sides by similar 

townhouse-type dwellings. Staff proposes conditions to maintain 

open space and yard areas at provided levels. 

 

Subject to the conditions contained in Section III of this report, staff recommends approval of the 

Special Use Permit request.  

 

III. RECOMMENDED CONDITIONS 
 

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

the following conditions:  
 

1. Open space shall not be reduced to less than 572 square feet. 

 

2. The western side yard setback shall be limited to no less than 5.1 feet, and the front yard 

facing Fayette Street shall be limited to no less than 4.3 feet. 

 

STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services 

   

_________________________________________________________________________ 

Staff Note: In accordance with section 11-506(c) of the zoning ordinance, construction or 

operation shall be commenced and diligently and substantially pursued within 18 months of the 

date of granting of a special use permit by City Council or the special use permit shall become 

void.   
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IV.  CITY DEPARTMENT COMMENTS 

 

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

 

Transportation & Environmental Services: 

No comments. 

 

Code Enforcement:  

F-1 No comment for parking reduction. 

 

C-1 A building permit and certificate of occupancy are required for the conversion of a 

structure that is currently being classified as office space to residential use. The applicant 

will need to apply for a building permit to complete this change in use group 

classification prior to completing this conversion. 

 

Fire: 

No comments or concerns. 

 

Health: 

No comments. 

 

Parks and Recreation: 

No comments received. 

 

Police Department: 

No comments received. 
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City of Alexandria, Virginia 

____________ 

MEMORANDUM 

DATE:  APRIL 28, 2017 

TO:  CHAIRWOMAN AND MEMBERS OF THE PLANNING COMMISSION 

FROM:  KARL W. MORITZ, DIRECTOR, PLANNING AND ZONING  

 SUBJECT:  DOCKET ITEM #12 

 SUP #2017-00023, 221 S. FAYETTE STREET 

 CORRECTION AND ADDITIONAL INFORMATION 

Special Use Permit #2016-0100 is a request for a parking reduction with Modifications 

associated with the conversion of a building at 221 S. Fayette Street from office use to residential 

use. There is a typographical error in the staff report in the section that describes the project’s 

proposal.  It erroneously states that the site is in the Commercial Downtown (CD) zone in two 

places.  The site is actually in the Commercial Low (CL) zone.  The final staff report will be 

corrected accordingly.  Additionally, Commissioner Brown requested clarification of the staff 

report’s information about the criteria for Special Use Permit (SUP) and Modification approval 

for this project. 

A SUP is the mechanism provided in the Zoning Ordinance for the provision of less off-street 

parking than is otherwise required.   A Parking Reduction must comply with the standards of 

paragraphs (a) – (d) in Section 8-101(A)(4) of the Zoning Ordinance.  For this project these 

paragraphs apply in the following ways: 

 Paragraph (a) requires the applicant to show that it is infeasible to provide the required

parking.  In this case, the property was constructed with one parking space per dwelling

unit and no additional area exists on the lot to provide additional spaces.  The four

required parking spaces are not available on-site.

 Paragraph (b) only applies to parking a reduction of five or more spaces and does not

apply in this project. This project is a request for a reduction of two spaces.

 Paragraph (c) requires that the reduction not adversely affect the neighborhood and meet

general special use permit requirements.  Staff recommends that this project meets the

criteria because the project’s one parking space per dwelling is suitable when considering

the site’s proximity to public transit and its highly walkable location with many

businesses and amenities nearby.  These features reduce the level of car ownership

needed for potential residents.

 Paragraph (d) prohibits the reduction in the existing number of parking spaces at the site.

This project meets this criterion.
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Project Modifications that accompany a SUP must be justified under the requirement of Section 

11-416(A)(1), meaning they must be necessary or desirable to good site development, features of

the site design make up for potential negative impacts, and the Modification will not be

detrimental to neighboring property or to the public health, safety and welfare.  Staff finds the

requested Modifications are justifiable because the site’s structure originally functioned as a

residential property and was granted specific approvals for that purpose when built with ample

open space and yards suitable for an Old Town dwelling.  Staff recommends that the

configuration and placement of the dwelling on the lot provides adequate outdoor space for

residential use.

This additional information clarification is intended to further assist the Commission in 

evaluating this project.  Staff continues to recommend approval. 
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