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Application General Data 
Request: 
Public hearing and consideration of 
a request for a subdivision with 
variations to re-subdivide two lots 
into a new configuration. 

Planning Commission 
Hearing: 

September 5, 2017 
 

Approved Plat must 
be recorded by: 

March 5, 2019 
 
 

Address: 
513 and 515 Duncan Avenue 

Zone: RB 

Applicant: 
Nathan E. Shue, represented by 
Duncan Blair 

Small Area Plan: Potomac West 

Staff Recommendation: APPROVAL 
Staff Reviewers: Jose Carlos Ayala, jose.ayala@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. 
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I. DISCUSSION  
   

The applicant, Nathan E. Shue, represented by Duncan Blair, attorney, requests a re-subdivision 
in order for land from 515 Duncan Avenue (Lot 36A of the River Terrace Subdivision) to be 
transferred and added to 513 Duncan Avenue (Lot 37A of the River Terrace Subdivision).  
Variations are requested for existing lot and building conditions for which no changes are 
proposed. 
 
 SITE DESCRIPTION 
 
The subject sites at 513 (Lot 37A) and 515 (Lot 36A) Duncan Avenue are adjacent irregularly 
shaped lots of record positioned at a bend in their street.  The lot at 515 Duncan Avenue has 
15.01 feet of frontage on Duncan Avenue and a total lot area of 3,786 square feet with a two-
story end unit townhome positioned at the western edge of the lot. The irregular-shaped lot at 
513 Duncan has 15.00 feet of frontage on Duncan Avenue and a total lot area of 2,679 square 
feet with a two-story end unit townhome positioned at the northeastern edge of the lot. Both lots’ 
southern boundaries are served by a 12’ alley providing ingress and egress for the existing 
attached townhouses and their rear parking.   Both lots are part of a development of townhouses, 
which are on the surrounding lots on the same side of the street.  Across the street are additional 
similar townhouses and a multi-family housing complex.  Simpson Park is at the rear of these 
lots. 
 
The River Terrace Subdivision was developed with attached townhouses. The northwest and 
west sections of the Subdivision boundaries face Bellefonte Gardens Apartments while southeast 
and southwest sections border Simpson Park. 513 and 515 Duncan Avenue are within walking 
distance from YMCA Alexandria, CVS, ALDI, Swing’s Coffee and the Mount Vernon Avenue 
business area. 
 

                             
 
 

 
SUBDIVISION  BACKGROUND  
 

The River Terrace Subdivision was originally land obtained in 1903 and transferred to the 
Washington, Southern Railway Company, the predecessor of the Richmond, Fredericksburg and 
Potomac Railroad Company by the deed dated July 27, 1903 and recorded in the Clerk’s office 
of the Circuit Court of Arlington County. The River Terrace Subdivision was created by Deed of 

 Figure 2: 515 Duncan Avenue 
 

Figure 1: 513 Duncan Avenue 
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Subdivision dated on August 8, 1949, prepared by Cecil J. Cress, certified surveyor. The River 
Terrace Subdivision was composed of 63 lots with  a new street, Duncan Avenue extension, and 
alley dedication. 513 and 515 Duncan are part of the Subdivision. See figure 3, Original 
Subdivision plat. 

 
 

 
 

PROPOSAL  
 
The applicant proposes a re-subdivision involving the two existing lots located at 513 (Lot 37A) 
and 515 (Lot 36A) Duncan Avenue.  This would result in an adjustment of property lines by 
transferring approximately 531 square feet of land from Lot 36A to Lot 37A.  The existing 
dwellings would remain on their lots. The proposed re-subdivision would increase the lot area at 
513 Duncan (Lot 37A) from 2,679 to 3,210 sq. ft. and decrease the lot area at 515 Duncan 
Avenue (Lot 36A) from 3,786 to 3,255 sq. ft. Lot frontage and width as well as front, side, and 
side yard setbacks for 513 and 515 Duncan Avenue would remain the same. As proposed, the re-
subdivision does not affect the character of the existing townhouse lots or the neighborhood. 
 

Figure 3: River Terrace Subdivision plat 1949 creating existing lots at 36 and 37 Duncan Avenue. 
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There is currently an easement area matching the proposed area of land transfer.  The resident of 
513 Duncan Avenue (Lot 37A) uses this area to park on the lot of 515 Duncan Avenue (lot 36A).  
The existing fence between the dwellings nearly matches the location of the proposed new lot 
line.  This subdivision would eliminate that easement and allow the lot lines to match the 
location of the existing fence and parking areas. 
 
 

 
 
 
Figure 4: Preliminary Subdivision Plat 
Existing lots are depicted with solid blue lines; The dashed red line indicates the proposed new boundary line.  
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ZONING / MASTER PLAN DESIGNATION 
 
The property is located in the RB / Townhouse zone. The proposal for each lot meets the 
minimum lot size requirement for land area.  The existing frontage and width measurement for 
each lot and the side yard setback measurement for 513 Duncan Avenue, however, do not meet 
RB Zone requirements. Both properties are end units of rows of townhouses. 
 

Table 1       

 
Required for RB 

Zone 
Existing Lot 37A 

(513 Duncan Ave.) 
Proposed for 
513 Duncan 

Existing Lot 36A                   
(515 Duncan 

Ave.) 

Proposed for 
515 Duncan  

Lot Size 1980 sq. ft. 2,679 sq. ft. 3,210 sq. ft. 3786 sq. ft. 3,255 sq. ft.  
Lot 

Frontage 26.00 feet 15.00 feet Same 15.01 feet Same  
Lot Width 26.00 feet 19.00 feet Same 22.00 feet Same  
Front Yard 

Setback 20.00 feet 40.5 feet Same 28.00 feet Same  
Side Yard 
Setback 1:3 minimum 8.00 7.7 feet Same 12.00 feet Same  

Rear Yard 
Setback 1.1 minimum 8.00 18.9 feet Same 24.7 feet Same  

Open Space 800  2472  2648  
       
       

 
Address Old Square 

footage 
Zone 
FAR  
Ratio Number 

Old maximum FAR 

513 Duncan 2678 .75 2008.5 
515 Duncan 3786 .75 2839.5 
 
 
Address New Lots 

Square footage 
Zone 
FAR  
Ratio Number 

New maximum 
FAR 

513 Duncan 3210 .75 2407.5 
515 Duncan 3255 .75 2441.75 
 

VARIATION 
 
The proposed subdivision and land transfer requires that the lot setbacks, frontages, and widths 
comply with existing zone requirements (See Table 1). Per the RB zone, 513 and 515 Duncan 
Avenue lots are substandard because they do not have the required lot frontage and lot width of 
26 feet per lot. The dwelling at 513 Duncan Avenue does not have the required side yard 
setback.  The River Terrace Subdivision was recorded in the 1940’s, predating existing RB zone 
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requirements. The lots have existed since 1949 with widths and frontages that are now 
considered substandard, and the dwelling in question has existed for more than 60 years with a 
side yard setback that is now considered noncomplying.  None of these conditions are changing 
through this subdivision.  For this reason, variations are recommended from the 26 feet of lot 
frontage and width required for 513 and 515 Duncan and from the 1:3 ratio /8 foot minimum side 
yard setback requirement for 513 Duncan to maintain applicable existing lots measurements. 
These variations would be consistent with site characteristics and the lot character of the 
neighborhood.  
 
  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.; and 
Sections 11-1713(A)(2)(3)(5) address lots measurement variations;  
 
The proposed lots meet the subdivision standards. 
 
II. STAFF ANALYSIS 
 
Staff supports the applicant’s re-subdivision request. The proposed boundary line adjustment 
does not affect lot lines to the east and west and does not deviate from the characteristics of the 
River Terrace Subdivision.  Moreover, lot 36A (515 Duncan) and 37A (513 Duncan) property 
owners are in agreement with the line adjustment as presented in this proposal, citing that this 
boundary line adjustment benefits the wellbeing of each property owner and reflects the way the 
lots are currently being used through easements.  
 
The following is a comparative analysis of the neighborhood character as it relates to lot size, 
frontage and width provide additional support for the staff recommendation of approval.  
 
A. Neighborhood Character Analysis – 36A and 37A Duncan  
 
Area of Comparison and Similarly Situated Lots 
 
The River Terrace Subdivision, platted in 1948, represents the area of comparison for lots 36A 
and 37A (Figure 5). The characteristics of the mentioned lots are unique to this platted 
neighborhood. However, the vast majority of the platted lots are more symmetrical than the 
curvature nature of platted lots discussed in this proposal because they face a straight area of 



  SUB #2017-0005 
513 and 515 Duncan Avenue 

 8 

street. All lots are in this subdivision in the RB zone are similar as to lot area, frontage, and 
width of lots 36A and 37A Duncan. When identifying lots for analysis that are “similarly 
situated,” Lots 29 and 30 located at 525 and 527 Duncan Avenue are the most similar in 
character to the proposed Lots 36A and 37A.   
 

 

 
 
 
 
 
 
 

River Terrace Subdivision 

Lots 36A and 37A 
Duncan 

Figure 5: River Terrace Subdivision as the area of comparison for Lots 36A and 37A Duncan 
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Lot Analysis 
 
The lot analysis for lots 36A and 37A includes the two lots outlined in red on Figure 7. Although 
the proposed lots are similar to all interior lots in the River Terrace Subdivision, they are most 
similar to Lots 29 and 30 Duncan Avenue, in yellow, on Figure 7. The analysis will focus on 
these lots as they are located directly on the street curve. The lot analysis for size, frontage, and 
width of the most similarly situated lots appears in Table 2 on page 9. 
 

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

525 Duncan Avenue 2,525 15 22 

527 Duncan Avenue 1,995 19.2 23.6 

New proposed Lot 36A 3,255 15.01 22 

New proposed Lot 37A 3,210 15.00 19 
Table 2:  Lot area, frontage, and width at the most similarly situated lots in the River Terrace 
Subdivision. 

Lots 36A and 37A 
Duncan  

Figure 7: Two most similarly situated lots for lots 36A and 37A Duncan 

Lots 29 and 30 
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The lot analysis reveals that the proposal to re-subdivide the lot at lots 36A (515 Duncan) and 
37A (513 Duncan) would result in a lot that is compatible with similarly situated lots frontage 
and width.  
 
Staff also recommends that the requested variations are justified in accordance with Section 11-
1713 of the Zoning Ordinance.  The granting of the variations would alleviate the unreasonable 
burden against the use and enjoyment of the lots caused by the irregularity in shape preventing 
conformance with normal lot frontage requirements.  These lots should continue to be able to be 
subdivided to reflect their appropriate utility without being unreasonably forced to comply with 
standards that are impossible to be met with existing land areas.    
 
Conclusion 
In summary, Proposed Lots 36A (515 Duncan) and 37A (513 Duncan) adhere to all general 
subdivision and technical requirements of the RB Zone with the granting of variations for 
existing conditions not affected by this requires and would not detract from the existing 
neighborhood character.  
 
Subject to the conditions contained in Section III of this report, staff recommends approval of the 
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. 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) 

 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services 
  Jose Carlos Ayala, 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 Traffic Engineering, Transportation Planning, and Surveys have no comments on this 

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

City’s Zoning Ordinance.  
 

C-2  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-3.  The development and redevelopment of the subdivided lots shall not adversely impact the 
storm water drainage or create a nuisance to the public and private properties. (Sec. 5-6-
224)  
 

C-4. All secondary utilities serving the subdivided lots shall be placed underground. (Sec. 5-3-
3)  

 
Code Enforcement: 
No comments 
 
Archaeology: 
F-1 There is low potential for significant archaeological resources to be disturbed by this 

project.  No archaeological action is required. 
 
Real Estate Assessments: 
No comments 
  
Recreation, Parks, & Cultural Activities: 
No comments  
 
Police Department: 
No comments received 
 
Fire Department: 
No comments         
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