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Application General Data 

Public hearing and consideration of 

a request to allow additional height 

pursuant to section 7-2502 (B) of 

the Zoning Ordinance for the 

construction of an addition to an 

existing dwelling. The final decision 

on this special use permit will be 

made by the Planning Commission 

pursuant to the process and 

standards provided in Section 7-

2502(B) unless any person files a 

request for a City Council hearing 

on this matter within five days of 

the Planning Commission’s action. 

If no such request is made, the 

Special Use Permit will be removed 

from the June 24, 2017 City Council 

docket.  

Planning Commission 

Hearing: 

June 6, 2017 

City Council  

Hearing: 

June 24, 2017 

Address:   
105 & 107 Uhler Terrace 

Zone:  

 

R-8/Residential Single-Family 

Applicants:  
Anna Jaeger and Charles Patrick 

Small Area Plan: Potomac West 

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: Ann Horowitz, ann.horowitz@alexandriava.gov 

 

mailto:ann.horowitz@alexandriava.gov
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I. DISCUSSION   
 

The applicants, Anna Jaeger and Charles Patrick, request Special Use Permit approval to allow 

additional height of 4.59 feet for the construction of an addition to an existing dwelling at 105 

and 107 Uhler Terrace. 

  
 SITE DESCRIPTION 

 

The subject site contains two irregularly-shaped 

lots of record at 105 and 107 Uhler Terrace. The 

lot at 105 Uhler Terrace is an undeveloped lot of 

record with approximately 45 feet of frontage, 114 

feet of depth, and an area of approximately 7,122 

square feet. The lot of record at 107 Uhler Terrace 

is a corner lot, which is developed with a 3,916 

gross square foot, single-family dwelling. This lot 

has approximately 44 feet of frontage on Uhler 

Terrace and 114 feet of frontage on Sycamore 

Avenue. The lot width at the building line is 51 

feet and the lot area is approximately 6,676 square 

feet. The topography drops approximately 16 feet 

from the front of the dwelling on Uhler Street to 

the rear property lot lines (Figs. 1-3). Single-

family dwellings surround the property. 
 

BACKGROUND  

 

The existing brick, Federal Revival style, two–

story dwelling was constructed in 1930. The 

applicants purchased the property in 2013 

intending to expand the existing house onto both 

lots for their growing family. Between 2014 and 

2016, Code inspectors verified complaints related 

to tall grass and weeds on the lots. The applicants 

cut back the overgrowth after Code inspectors 

contacted them. Several trees were also removed from the densely wooded lots in preparation for 

the reconstruction of a new residence.  

 

The applicants proposed an addition with the Planning and Zoning staff several months ago. The 

applicants were informed that the proposal could not proceed because it would exceed height 

limits. Staff worked with the applicants to explore several alternative design ideas for an addition 

that would accommodate their housing preferences on this unique corner lot and comply with 

Section 7-2500 of the Zoning Ordinance for infill regulations. The steep grade on this corner site 

posed difficulties for an addition design.  

 

Fig. 1: Two subject lots and topography 

Fig. 2: Existing house on 107 Uhler Terrace 

and undeveloped lot at 105 Uhler Terrace to 

the right of house. 
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Fig. 3 Side and rear views of existing house 

from Sycamore Ave. 

Section 7-2502 requires use of a block face average 

height measurement using surrounding dwellings to 

determine the height limit for the proposed 

construction. This method only calculates the 

comparable building heights at the front of those 

dwellings. Height limits for proposed construction, 

however, are based on the overall average existing 

grade (AEG), measured from points at 20 foot 

intervals around all four sides of the proposed 

dwelling. For lots with a steep grade, this results in a 

potentially difficult-to-achieve height limit when 

designing a livable home.  

 

This project’s block face study included 10 properties 

on Uhler Avenue and four on Mount Ida Avenue and 

resulted in a height requirement of 25.14 feet. The 

grade difference for the site from Uhler Terrace to the 

north east property line is sixteen feet. For several months, staff and the applicants discussed 

options for home designs with lower roof heights; however, the applicants found that the 

alternatives would provide them with either less open space for recreation or a dwelling where 

the addition floors would not match the floor levels of the existing house. Subsequently, the 

applicants submitted this SUP proposal for additional height for their proposed addition. 

 
 PROPOSAL 

 

The applicants request SUP approval for additional height for a proposed two story addition to 

an existing single family dwelling at 107 Uhler Avenue. The lots at 105 and 107 Uhler Terrace 

would be consolidated as one corner lot and the proposed 4,643 gross square foot addition would 

also extend to the east on 105 Uhler Terrace. The overall dwelling size with the addition would 

be 4,319 square feet (excluding the basement). The total house would have 8,559 gross square 

feet. The addition would be visible from Uhler Terrace as well as from Sycamore Avenue (Figs. 

4,5). 

 

The peak roof height of the addition would measure two feet lower than the peak of the existing 

house. When measured from average existing grade (the standard for staff analysis), the height of 

the addition would be 29.73’ which is 4.59’ feet taller than the height requirement of 25.14’ 

(Table 1). Although the existing dwelling’s roof line would be transformed from a side-gabled to 

a hipped roof style, the height would remain as it is now at 28.5 feet, as measured from average 

existing grade.  

 

The dwelling would be architecturally re-designed as an American Foursquare-style house with 

Craftsman elements such as wide eaves, roof bracketing, and six-over-one windows. The brick 

exterior of the existing house would be maintained on the basement and first floor levels. 

Hardiplank shingle siding would cover the existing brick on the second floor as well as the 

addition. Parking for two standard vehicles would be added to the Uhler Terrace side of the 

property and a two-car garage would be accessible from Sycamore Avenue.  
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Fig. 4: Proposed survey plat 
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Fig. 5: Proposed addition elevations (outlined in red) for Uhler Terrace and Sycamore Avenue 
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PARKING 

 

Pursuant to section 8-200(A)(1) of the Zoning Ordinance, a minimum of two standard size 

parking spaces are required for single-family detached dwellings. The applicants meet this 

requirement by proposing two standard sized parking spaces which would be accessed from 

Uhler Terrace. Two additional garage spaces are proposed with frontage on Sycamore Avenue. 
 

ZONING 

 

The subject property is located in the R-8/Single-Family Residential zone. Section 3-302(A) of 

the Zoning Ordinance permits single family dwellings in the R-8 zone. The SUP proposal would 

comply with lot requirements as well as bulk and open space regulations in the R-8 zone as 

established in Sections 3-305 and 3-306(A) and (B), respectively, and shown in Table 2. 

 

Section 7-2502(A) establishes the criteria for the determination of residential building heights for 

infill construction as 25 feet or the average height along the front of residential buildings which 

are selected for a block face study, whichever measurement is greater. Section 7-2502(B) 

requires Special Use Permit approval for additional height if the proposed construction will be 

substantially the same residential character and design as adjacent and nearby properties. 

 

 

Table 1  

 

 

Difference from 

Blockface Average 

Height (25.14’) 

 

Midpoint height of 

addition from Average 

Existing Grade (AEG) 

(224.73’-195.00’) 

 

29.73’ 
 

4.59’ 

 

Midpoint height of 

addition from Average 

Finished Grade (AFG) 

(224.73’-198.99’) 

 

25.74’ 

 

0.6’ 

Proposed Addition 

Height 
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 MASTER PLAN DESIGNATION 

 

The proposed single-family residential use is consistent with the Potomac West Small Area Plan 

which designates this property for residential development.  
 

II. STAFF ANALYSIS 

 

Staff finds the SUP request for a 4.59 foot height increase over the block face average of 25.14 

feet to be reasonable due to the challenges associated with the application of the infill regulations 

to a corner lot with a relatively steep grade difference. Although the infill regulations of Section 

7-2500 have ensured the compatibility of residential infill projects within existing neighborhoods 

throughout the City, staff recognizes that the regulations work best when applied to flat, 

rectangular lots, where the block face study average for height applies evenly to all proposed 

building elevations. 

 

Subject to Section 7-2502(A), staff has reviewed the proposal for greater height through the 

context of residential character and design: 

 

Residential character 

Although the height of the proposed addition would exceed the average for the block face, its 

roof peak is two feet lower than the peak of the existing house and the midpoint is one foot 

lower. The addition does not contribute to a visual increase in height relative to the existing 

house and, therefore, would not be out of character with the neighborhood. As the tallest home 

among ten from the Uhler Terrace block face study, the existing dwelling already has an 

established height presence in the neighborhood. 

Table 2 

Requirements  

 

Proposal for Addition 

105 and 107 Uhler Tr 

(as consolidated) 

 

 

Existing 

Dwelling 

on 107 Uhler 

Lot Size 
9,000 SF Min 

 

13,798 SF 6,676 SF 

Lot Width 80’ Min 
111’ 51’ 

Lot Frontage 40’ Min 
Uhler = 92’ 

Sycamore = 114’ 

44’ 

Front Yard 

Prevailing:  

 

Uhler = 22.1’ 

Sycamore = 9.5’ 

’ 

 

 

Uhler = 23.5’ 

Sycamore = 15.2’ 

 

  

23.5’ 

Side Yards 1:2 with 8’min 
East = 36.1’ 

North = 34.2’ 

East = 9’ 

North = 64’ 

FAR 0.35 .31 
.29 
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Moreover, the dwelling at 201 Uhler Terrace, which is located on the opposite street corner from 

the subject property on Sycamore Avenue, has an addition constructed on a lot with similar 

topography. Although not as large as the proposed addition, the addition at 201 Uhler Terrace 

appears slightly taller than the existing dwelling at 107 Uhler, when viewed from the base of the 

hill at the intersection of Sycamore and Mount Ida Avenues (Fig. 6). The proposed addition 

would be at a lower height than the existing dwelling. It would be unlikely to detract from the 

neighborhood character as the relatively consistent existing heights at 107 and 201 Uhler Terrace 

have established a precedent for visually taller buildings at the intersection of Sycamore Avenue 

and Uhler Terrace. 

 

 
 

 

 

Design 

The proposed design of the addition responds to the applicants’ domestic needs and the 

topography of the lot. Although alternative design options are possible, such as a one-story 

dwelling covering a larger portion of 105 Uhler Terrace or a lower height addition at the rear of 

the property, staff believes that both could impact the design compatibility with the existing 

neighborhood. A one-story addition would be challenging to integrate with the existing dwelling 

and achieve a cohesive, balanced overall floorplan. Additionally, this option would result in a 

building footprint that would be substantially larger than other homes in the neighborhood and a 

reduction in open space, which the applicants prefer to maintain for family use. Minimizing the 

height at the rear of the property to comply with the 25.14 foot standard would produce a design 

where the first and second floor plates would not meet the corresponding floors of the existing 

home. From a Sycamore Avenue vantage point, the side of the house would resemble a split 

level which would incompatible with the design of neighborhood homes. 

107 Uhler Ter 
201 Uhler Ter 

Fig. 6: Red lines provide a comparison of existing dwelling roof peaks at 107 and 201 Uhler Terrace 
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Although staff recognizes that the addition, particularly at the rear of the property, contributes to 

the mass and bulk of the existing home, it acknowledges that this is due to the change in grade as 

the lot slopes down to the rear. The proposal to elevate the average finished grade approximately 

four feet would serve to reduce the appearance of the steep, existing grade and minimize the 

perception of added bulk and mass. Further, the lot is almost 4,800 square feet larger than the 

required lot minimum. The FAR requirement of 0.35 could support an even larger dwelling 

given that the proposed dwelling limits FAR to 0.31.  

 

Last, the architectural design of the proposed dwelling blends with adjacent Craftsman-style 

residences on the north side of Uhler Terrace and on Mount Ida Avenue (Figs. 7-9). 

 

 

  
 

 
 

 

 

Additional Considerations 

Staff believes that a requirement to maintain existing trees #1 through #6 on the proposed plat 

and to install a landscape buffer at the northeast property line would mitigate the effects of 

additional height and added mass and bulk from the view of lower properties on Mt. Ida Avenue. 

This would be required in Condition #2. The condition also requires that the applicants exceed a 

40% minimum for crown coverage, which surpasses the 25% crown coverage standard for new 

development in the City. Staff developed a sample landscape plan that incorporates the six 

Figs. 7,8,9: Adjacent Craftsman-style homes  
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existing trees on the site and an addition of a landscape buffer at the rear property line. This 

example confirms that a crown coverage exceeding 40% could be reasonably achieved on the 

site (Fig. 10). 

 

The Del Ray Civic Association (DCA) and an immediate neighbor have submitted letters that do 

not support the proposed height increase for the addition. The DCA states that although the 

addition height from Uhler Avenue is acceptable, the mass and bulk of the addition as viewed 

from Sycamore Avenue is out of character with the existing neighborhood development. Staff 

understands this perspective, however, its analysis concludes that a carefully planned landscape 

buffer and the slight leveling of grade would diminish the effect of what appears as a three-story 

dwelling from the Sycamore Avenue and rear elevations. 

 

 

III.  

 

 

 

 

Conclusion 

Staff acknowledges the challenges associated with designing an addition that complies with the 

Zoning Ordinance at this site and the potential for visual impacts. The SUP analysis balances the 

regulations with residential character and design, resulting in staff recommending approval for a 

height increase for the addition proposed at 105 and 107 Uhler Terrace.  

 

 

Fig. 10: Sample landscape plan submitted by staff illustrates the possibilities for a 

landscape buffer at the north east property line and the ability to exceed a minimum 

40% crown coverage.  
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RECOMMENDED CONDITIONS 
 

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

the following conditions: 
 

1. The design of the dwelling shall be substantially consistent with the illustrations 

 submitted on April 7, 2017 and revised on May 21, 2017. (P&Z)  
 

2. As part of the grading plan, new trees must be planted and existing trees #1 through #6 

(as indicated on the May 21, 2017 survey plat) must be preserved to exceed a minimum 

of 40 percent canopy cover over the site subject to approval by the Director of Planning 

and Zoning. The planting of new trees shall include a continuous landscape buffer along 

the northeast property line that provides year-round vertical and horizontal screening of 

views to adjacent properties. Trees within the landscape buffer shall contribute to the 

excess of a minimum 40% canopy coverage. (P&Z)  
  

3. Any new driveway areas shall be constructed with a permeable paving system to the 

satisfaction of the Director of Planning and Zoning, (P&Z) 
 

4. No trees shall be removed at the site, without approval from the Director of Planning & 

 Zoning, prior to approval of a grading plan for the development of the property. (P&Z) 
 

5. The applicant shall provide, implement, and follow tree protection measures, 

immediately  prior to and during construction, for trees #1-#6 lot as identified on the 

May 21, 2017 plat submitted with this Special Use Permit application. The applicant shall 

also depict the trees and necessary protection areas around the trees on any future grading 

plan. Tree protection measures shall be determined by the Director of Planning & Zoning 

consistent with the City of Alexandria Landscape Guidelines. If the approved tree 

protection methods have not been followed, replacement tree(s) or a monetary fine 

commensurate with the value of replacement tree(s) shall be required for each tree 

identified for protection that is destroyed. The replacement tree(s) shall be installed and, 

if applicable, the fine shall be paid prior to the issuance of the Certificate of Occupancy 

permit. (P&Z) 
 

6. The Director may waive the requirement in Condition #5 for the protection of the trees if 

 they are severely damaged by natural causes or upon submission of a report from a 

 certified arborist indicating that the trees are dying or diseased due to natural causes. 

 (P&Z) 
 

7. The lots of record at 105 and 107 Uhler Terrace shall be consolidated as one lot prior to 

submission of the grading plan. (P&Z) 
 

8. Applicant shall be responsible for repairs to the adjacent city right-of-way if damaged 

 during construction activity. (T&ES) 

 

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

 Planning and Zoning; 

 Ann Horowitz, Urban Planner. 
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______________________________________________________________________________ 

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 36 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: 

R-1 Applicant shall be responsible for repairs to the adjacent City right-of-way if damaged 

during construction activity. (T&ES) 

 

C-1 All improvements to the City right-of-way such as curbing, sidewalk, driveway aprons, 

etc. must be City standard design. (Sec.5-2-1) (T&ES) 

 

C-2 Flow from downspouts, foundation drains, and sump pumps shall be discharged to the 

storm sewer per the requirements of Memorandum to Industry 05-14 that is available on 

the City of Alexandria’s web site. The downspouts and sump pump discharges shall be 

piped to the storm sewer outfall, where applicable per the requirements of Article XIII of 

Alexandria Zoning Ordinance (AZO). Where storm sewer is not available applicant must 

provide a design to mitigate impact of stormwater drainage onto adjacent properties and 

to the satisfaction of the Director of Transportation & Environmental Services. (Sec.5-6-

224) 

 

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

Code Enforcement: 

C-1 A building permit, plan review and inspections are required prior to the start of 

construction. 

 

Fire: 

No comments or concerns. 

 

Health: 

No comments.  

 

Parks and Recreation: 

No comments received. 

 

Police Department: 

No comments received. 
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DEL RAY CITIZENS ASSOCIATION 
WWW.delraycitizens.org P.O. Box 2233, Alexandria, VA 22301 

May 16, 2017 

Planning Commission Members and Karl W. Moritz, Director 

Department of Planning and Zoning 

City of Alexandria 

City Hall, Room 2100 

Alexandria, VA 22314 

RE: Special Use Permit (SUP) # 2017-0028  

105/107 Uhler Terrace- SUP for Height of Primary Residence 

ACTION REQUESTED: The Del Ray Citizens Association recommends denial of the SUP as 

designed because of the height and mass on the rear of the property facing the 

neighbors. 

The Del Ray Citizens Association’s Land Use Committee heard the request by the 

Applicant and the Applicant’s Architect at our May 9th, 2017 meeting. Several of the 

applicants’ neighbors were in attendance, and expressed strong concerns about the 

proposed design. The Del Ray Citizens Association (DRCA) voted on the request at the 

May 10th, 2017 meeting and opposes building the house as currently designed. 

We appreciate the challenge of building on a steeply sloping lot, however DRCA found 

that the proposal, as designed, does not meet the requirements of Code Section 11-

504. The house as viewed from Uhler Terrace is only minimally taller than the maximum

height allowed by code and matches the height of the existing house, or steps down

lower than the existing house at the side addition. As viewed from the front, the request

for additional height is relatively minor.  However, as viewed and measured from the

rear and side, the house is significantly taller than the 25’ allowed by code and exceeds

the average front block height by over 20%. The side yard peak from average finished

grade, for example, would be over 32’.  The height of the side and rear elevations

appear out of scale with the Del Ray neighborhood, will especially dominate the rear

and side-abutting neighbors to potentially adverse effect, and do not appear to meet

the intent of the infill requirements.

Sincerely, 

Kristine Hesse & Danielle Fidler, Co-Chairs Rod Kuckro, President 

Del Ray Citizens Association Del Ray Citizens Association 

Land Use Committee 

Cc: Ann Horowitz, Staff Reviewer 

     Anna Jaeger, Applicant 
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From: nicole [mailto:cocobasso@comcast.net]  

Sent: Friday, May 19, 2017 1:17 PM 

To: Ann Horowitz 

Subject: Fwd: Special Use Permit Application - 2017 # 0028 

Ms Ann Horowitz 

Thank you 

Sent from my iPhone 

Begin forwarded message: 

From: "Tony Culley-Foster" <tcf@worldaffairsdc.org> 

Date: May 8, 2017 at 8:17:29 AM EDT 

To: <cocobasso@comcast.net> 

Subject: Special Use Permit Application - 2017 # 0028 

Ms. Quant, Thanks for your May 5 notice of the 7-00 pm Tuesday May 9 public meeting of the Del Ray 

Citizen’s Association at the Mount Vernon Recreation Center to consider the Special Use Permit 

Application (2017 # 0028) by the owners of Lots 105 & 107 Uhler Terrace, Alexandria. 

My home at 110 West Mount Ida Avenue & an adjacent Lot # 106 are immediately to the rear of Lots & 

105 & 107 owned by the petitioners Mr. Charles Patrick & Mrs. Anna Jaeger. 

Attached is a letter regarding the SUPA – 2017 3 0028 that I was asked to share with you. It was 

composed & approved by a number of the property owners surrounding the Patrick/Jaeger property. 

On a personal note, I have lived on West Mount Ida Avenue for 43 years & like many of our neighbors 

have been suprized & disappointed by the lack of personal courtesy, community sensitivity & 

communication exhibited by the Lots 105/107 property owners, during the past three years. EXAMPLE: 

• 22 mature trees/bushes were removed from the rear of the Uhler Terrace property without any

public or community consultation or notice, resulting in a loss of privacy for adjacent property

holders.
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• Since its purchase the house has been lived in a maximum of 4/5 months & during one period, 

while the property was unoccupied, the rear door was left open for months. 

• The extensive lawn & garden area of the property was virtually neglected by the owners which 

resulted in the City of Alexandria having to respond to repeated neighbors’ complaints & take 

over periodic maintenance. 

• A stocked fish pond was abandoned & the water is contaminated & has become a health hazard 

& breeding ground for mosquitos. Despite repeated requests from neighbors the property 

owners have done nothing to address this issue.  

• A large stand of bamboo (An invasive plant) has grown uncontrollably & crossed  from Lots 

105/107 to Lots 106/110. It is a nesting area for rats & also undermining the foundation of a 

studio structure at the rear of my home. Mr. Phillips of the City of Alexandria was notified of this 

problem.  Long Roofing refused to put a new roof on the studio until we cut back the extensive 

overgrowth of the bamboo on our structure. (I am on disability & unable to do this type of 

work). 
  
One addition point concerning the proposed new home design that the Patrick/Jaegers want to 

have approved relates to a large wrap around porch that will overlook the homes of neighbors 

on West Mount Ida & Sycamore Street & impinge on their privacy. As it will likely be used for 

entertainment & party gatherings the current proposed structure may also be   of concern to 

residents on Uhler. 
  
I look forward to meeting you at the Tuesday May 9 meeting. 
  
  
Nicole Basso 
110 West Mount Ida Avenue, 
Alexandria,  
Virginia 22305 
TEL # 703-548-4620 
Mobile # 571-274-8612 
E-Mail # COCOBASSO@COMCAST.NET 
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April 29, 2017 

Dear Ann and Charles, 

We are encouraged that you have reached out to the neighborhood regarding your plans for the 107 

Uhler Terrace parcels.  In order to fully understand the development of the site and be able to provide 

relevant comments, we would encourage the following items be presented in addition to the 

information in the package provided. 

1. A site plan, to scale, showing the footprint of the new home on the site, and indicating drives

and access points, fencing, patios, and other site development features.

2. A satellite aerial, which can be pulled off Google maps, with the outline of the new structure

overlaid on it, to include the full properties of each adjacent landowner.

3. A landscaping plan, including a firm commitment to execute what is documented.

4. Elevations of each street side of the building to scale (2) and of the rear of the home.  On this

document, we would like to see an overlay of the current building outline of each elevation, so

as to best understand the changes proposed.

5. A topographic plan, showing the grading changes proposed, so we can assess water runoff

issues. Indicate any retaining structures.

6. A narrative of how storm water runoff will be accommodated to minimize impacts to downhill

property owners.

Thank you for your attention to these issues.  We look forward to receiving the information. 
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