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PLANNING COMMISSION ACTION, OCTOBER 3, 2017: By unanimous consent, the 
Planning Commission voted to recommend approval for Vacation #2017-0006. 
 
Reason: The Planning Commission agreed with the staff analysis. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Application General Data 
Request: 
Public hearing and consideration of 
a request to vacate public right-of-
way of an alley to add land area to 
an adjacent lot. 

Planning Commission 
Hearing: 

October 3, 2017 

City Council  
Hearing: 

October 14, 2017 

Address: 118 West Alexandria 
Avenue 
 

Zone:  
 

R-5 / Residential  

Applicant: Gina Maria Dinicolo, 
represented by Alexandria Avenue, 
LLC (James Michael Dameron), 
agent 

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 Reviewer: Madeleine Sims, madeleine.sims@alexandriava.gov    
 

mailto:madeleine.sims@alexandriava.gov
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I. DISCUSSION 
 

The applicant, Gina Maria Dinicolo, represented by Alexandria Avenue LLC (James Michael 
Dameron), contract purchaser of 118 W Alexandria Avenue, requests approval of a vacation of 
the public right-of-way for the expansion of an area that currently appears as an extension of the 
applicants rear yard. 
 

SITE DESCRIPTION  
 

The applicant’s property is a 
substandard, undeveloped lot 
with 45 feet of frontage along 
West Alexandria Avenue, 130 
feet of depth, 41.08 feet of 
frontage along West Braddock 
Road, and 11.65 feet of frontage 
along a city owned alley. 
 
A city owned alley separates 
116 West Alexandria Avenue 
from 118 West Alexandria 
Avenue. The subject alley is 15 
feet wide along West 
Alexandria Avenue, and 15 feet 
wide where it meets the east 
west alley running parallel to 
West Alexandria Avenue and 
where it meets West Braddock 
Road. The alley has 130 feet 
of depth. 
 
The surrounding area is comprised primarily of other single-family homes though there are two 
churches nearby. The Good Shepard Lutheran Church is located three blocks to the south and the 
Seventh Day Adventist Church is located at the intersection of West Alexandria Avenue and 
Russel Road, approximately 163 feet away from the subject property.    
 

BACKGROUND 
 

The unimproved alley separating 116 and 118 West Alexandria has been the subject of several 
attempts to vacate the alley, or construct a dwelling at 118 West Alexandria Avenue, a 
substandard lot.  The lot at 118 West Alexandria is substandard because of the width at what 
would be the front building line is 45 feet instead of the required 50 feet. The lot cannot be 
developed through a Special Use Permit for substandard lot development as it under common 
ownership with 1301 Russel Road. Therefore, to develop this lot it must come into compliance 
with lot standards for the R-5 zone. This can be accomplished through the vacation of the 
uninstalled alley. The previous attempts to vacate the alley or develop at 118 West Alexandria 
Avenue were unsuccessful for various reasons. 

Figure 1: On the left, 116 West Alexandria Avenue (in blue), the subject alley 
(represented in red), the undeveloped lot at 118 West Alexandria (represented 
in yellow), and 1301 Russell Road (far right).  

116 W Alexandria      Alley                   118 W Alexandria 
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In 1984 (item #6 at the September 1984 City Council meeting), a vacation request of the alley 
was filed. Planning Commission recommended approval of the request after it was determined 
that no existing or future use existed for the alley. City Council denied the request after Council 
appointed viewers determined that “an inconvenience would result from discontinuing and 
vacating the alley.”  

 
Another vacation request of the subject alley was filed in 1985 (Item #7 at the 1985 September 
City Council meeting) in order to construct a single-family dwelling at 118 West Alexandria. 
The Planning Commission and Staff recommended approval as the land was never used for 
vehicular traffic and that the City had no use for such alley. The request was denied by City 
Council. 

 
Special Use Permit #1848 was a request to develop the substandard lot at 118 West Alexandria 
Avenue in 1985. The Planning Commission recommended approval of the request. The report 
acknowledged that the City had no past, present or future use in the alley, and that the five-foot 
deficiency was not noticeable as the area to be vacated visually read as part of the lot. City 
Council denied the request. 

 
BZA #6289 in 1992, was a request to vacate the City owned alley. The application was 
withdrawn by the applicant of 118 West Alexandria Avenue before the hearing.  In 1992, City 
Council denied VAC #92-0004, citing public policy concerns. 

 
In 2003, VAC #2003-0004 was filed requesting the vacation of the alley. The owner of 116 West 
Alexandria Avenue requested a vacation of the alley to pave a driveway. Staff recommended 
denial of this request over concerns with infill development, with Planning Commission also 
recommending denial. City Council deferred the request, and the application was put on hold 
indefinitely per the applicant’s instructions.  

 
In 2006, City Council approved amendments to the City’s infill standards to maintain the 
neighborhood compatibility of new construction. In 2004, City Council adopted a vacation 
policy. The valuation process was clarified and established that proceeds from vacations be 
directed to the City’s Open Space Fund, and include the following criteria: 
: 
 

1. There is no public use of the right-of-way at the time the application is filed. 
 

2. No reasonable use of the right-of-way could exist in the future, either for its original 
purpose or for some other public purpose. Reasonable uses include, but is not limited to 
future roads, bike paths/trails, recreational facilities, open space, utilities or other 
environmental protection. 

 
3. No portion of the public right-of-way shall become landlocked. 

 
4. No abutting property owners shall become landlocked or have access substantially 

impaired. 
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5. The vacation shall provide a public benefit. 
 

All prior efforts to vacate the alley or build on this lot were made before the City established 
current street vacation and infill development policies. 
 
        PROPOSAL 
 
The applicant, Gina Maria Dinicolo, of 118 West Alexandria and 1301 Russell Road, proposes a 
vacation of 650 square feet, 5 foot wide portion of an unimproved public alley with a width of 
fifteen feet along West Alexandria Avenue and a depth of 130 feet.  The applicant proposes to 
consolidate the vacated area with lot 15 (118 West Alexandria Avenue) to create a standard lot 
that is eligible to be developed.  The remaining 10 foot wide section of the alley would be 
vacated and sold to the property owner at 116 W. Alexandria Avenue. 
 
The contract purchaser intends to construct a single-family dwelling at 118 West Alexandria 
Avenue if the vacation is approved. The applicant intends to purchase the vacated portion with 
development rights, which would be required to develop this lot for it to be sold to the contract 
purchaser.  
 

ZONING/MASTER PLAN DESIGNATION 
 

The subject property is in the R-5 / Residential zone. Section 3-402 of the Zoning ordinance 
permits single family dwellings in the R-5 zone. The lot is designated for residential use in the 
Potomac West Small Area Plan. 
 

VALUE OF VACATED RIGHT-OF-WAY 
 

The Department of Real Estate Assessments has valued the 650 square feet of land in question at 
$47,000. Staff has attached the memorandum from Real Estate Assessments (Attachment A) that 
discusses the process used to determine this valuation. 
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Figure 2: The proposed area of vacation for 118 West Alexandria Avenue is shown here in red. 
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Figure 3: The subject property in yellow, the area of the alley to be vacated, in red. 

II.  STAFF ANALYSIS 
 
Staff supports the request for a vacation of the unimproved alley, and the consolidation of this 
piece (650 square feet) with the lot at 118 West Alexandria Avenue. Alley improvements were 
never installed, nor would they be installed in the future. The unimproved alley currently reads 
as the side yards of both properties, and is maintained as such. The portion of the alley to be 
consolidated with the lot at 118 West Alexandria Avenue, is largely overgrown and unused. Staff 
supports the request as the applicant would be responsible for maintaining this land, and the alley 
has never been, nor will be used for public purposes.  
 
 

 
The previous attempts to vacate this alley were all before the City adopted its policy on 
vacations, and the establishment of infill standards in the Zoning Ordinance. Infill standards 
were created in 2006, and subsequently updated, to control the mass and bulk of buildings on 
property; these included standards on setbacks, threshold height, and buildable area. The policy 
on vacations was established in 2004, and provided a basis of analysis for vacation requests 
which staff has analyzed for this case: 
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1. Existing Public Use 
 
The proposed vacation area is part of a city owned alley. The alley however, was never installed, 
nor intended to be installed. The orientation of the lots along the Alexandria Avenue is not 
conducive to a north-south alley, and are already served by an east-west alley at the rear of the 
properties along the south side of West Alexandria Avenue. 
  

2. Reasonable Future Use 
 

The only potential use of this public right of way would be to serve as a continuation of the 
north-south alley, connecting West Alexandria Avenue to West Braddock Road (and the alley 
that runs parallel to the south side of West Alexandria Avenue). Transportation and 
Environmental Services staff has confirmed that an alley would not be installed, and that there is 
no future use for this property.  
 

3. Landlocked Public Property 
 

Approval of the vacation would not create a situation where public or private property would be 
landlocked. The requested vacation would not hinder access to streets or sidewalks, and personal 
property would not be affected. 
 

4. Landlocked Private Property/Impaired Access 
 

Approval of the vacation would not create a situation where public or private property would be 
landlocked. The requested vacation would not hinder access to streets or sidewalks, and personal 
property would not be affected. 
 

5. Public Benefit 
 

Vacation request approval would require the applicant to submit payment of $47,000 to the 
City’s Open Space Fund for the purchase of open space more conducive to public active and 
passive use. 
 
Five standard conditions for approval have been included in this report. The fair market value of 
$47,000 shall be provided to the City of Alexandria as required in Condition #1 and the property 
development rights are acknowledged in Condition #5. Condition #3 requires the consolidation 
of the vacated land to Lot 15 and the recordation of the final plat in the Land Records of the City 
of Alexandria.  
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III.  RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 
The owner is responsible for ensuring that the following conditions are adhered to at all times. 
Violation of any of the conditions may result in fines and/or referral by the Director to public 
hearing by the Planning Commission and City Council. 
 

1. The applicant shall pay the fair market value for the vacated right-of-way, as determined 
by the Director of Real Estate Assessments.  (T&ES) (P&Z) 
 

2. The applicant shall show all public and private easements on the plat of consolidation. 
(T&ES) 
 

3. The vacated right-of-way shall be consolidated with the adjoining lot.  The approved final 
deed and plat shall be recorded in the Land Records of the City of Alexandria.  (T&ES) 
(P&Z) 
 

4. The applicant shall be responsible for perpetual ownership, development and 
maintenance of the improvements constructed in the vacated right of way.  (T&ES) 
(P&Z) 
 

5. The property owners may use the vacated land area to derive any increased above and 
below grade development rights for the lands adjacent to the vacated area, including 
increased floor area, subdivision rights or additional dwelling units.  (T&ES) (P&Z) 

 
 
 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services, Department of Planning                                                                               

and Zoning 
   Madeleine Sims, Urban Planner  
 
 
______________________________________________________________________________ 
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: 
 
F-1 Transportation Planning, Traffic Engineering, Resource Recovery, Public Works 

Services and Storm have no comments.  
 
R-1 The applicant shall pay $XX (the fair market value, as determined by the Director of Real 

Estate Assessment) for the requested vacation of a portion of the existing alley.  Approval 
of this vacation shall be subject to the following: (I-ROW) 

a. Utility easements for all public and private utilities shall be provided within the 
vacated alley and such easements are to be shown on the plat of consolidation. 

b. The vacated alley shall be consolidated with the adjoining lot, and the plat of 
consolidation approved by the Directors of P&Z and T&ES prior to the 
recordation of the plat in the Land Records of the City of Alexandria.   

c. The applicant shall be responsible for perpetual ownership, development and 
maintenance of the improvements constructed in the vacated alley.   

d. The property owners may use the vacated land area to derive any increased above 
and below grade development rights for the lands adjacent to the vacated area, 
including increased floor area, subdivision rights or additional dwelling units.  
(T&ES) (P&Z) 

 
Code Enforcement: 
No comments. 
 
Fire: 
No comments or concerns. 
 
Health: 
No comments received. 
 
Parks and Recreation: 
No comments received. 
 
Police Department: 
No comments received.  
 
RPCA 
No comments. 
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Gina M. DiNicolo 
1301 Russell Rd. 
Alexandria, VA  22301 29 September 2017 

I have owned 1301 Russell Road since 1992. I have owned 118 West Alexandria Ave. since 1994. Over 
the years I have hired landscape architects, landscapers (to include Merrifield), stone masons, as well as 
tree experts to cultivate Lots 13, 14, 15.  

The current configuration has proved unmanageable. As one who has spent thousands on this property, 
I strongly recommend that lots 13, 14, and 15 be redeveloped. Lot 15, or 118 West Alexandria, IS its own 
buildable lot and a poor backyard for Lot 14. I strongly recommend adding five feet to 118’s Alexandria 
Ave. frontage to achieve what the city and most residents want – an ideal reorganization to a 
challenging pie-shaped corner. There should be at least two homes on Lots 13, 14, and 15, and it seems 
they should face West Alexandria as 118 and 120. This will bring order to the crucial anchor of the street 
and enhance values for all. 

 I now own an early Greek Revival (on another pie-shaped corner!) on more than an acre. The home as 
well as the large stone outbuildings face the correct way and are much more attractive than Alexandria 
Ave.’s 13, 14, 15 lay out. (Point: It can be done correctly.) I have been here a long time and have done 
my best. I urge the Planning Commission as well as the City Council to grant Mike Dameron’s small 
request in partnership with the residents at 116 West Alexandria. And Mr. Dameron’s company has the 
proven track record in local development. I have lived this for 25 years. Reorganization with 118 with a 
50-foot frontage on West Alexandria (the lot has a large Braddock Road frontage in excess of 50 feet) to 
me is the only solution to a challenging yet prominent group of lots that has plagued the owners before 
me, the owners preceding them, as well as surrounding residents. (Personally, I find the 45-foot 
frontage ample.)

(Note, as the owner, yes, I am the seller. But it makes little difference to me monetarily who purchases 
my lots. Thus, as a resident and published historian, I am advocating what from a quarter-century of 
experience is the right thing to do for the neighborhood.  

Briefly on green space: Mr. Dameron has plenty of room for green space – more than we are seeing in 
most recent local development 

This note is for both the Planning Commission and City Council. I’d appreciate my name kept private. 

Thank you, 

Owner 
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To: Madeleine Sims

Subject: RE: FYI for October PC the vacations Fw: 120 W. Alexandria Avenue 

On 9/24/17, 10:44 AM, "Dana Lawhorne" <danalawhorne@verizon.net> wrote: 

>To whom it may concern:

>

>Myself and Linda Lawhorne support the request by Windmill Hill Homes to 

>build two homes on the lot located at 120 W. Alexandria Avenue. We

>support their request and the request of the Hargis family for the city

>to vacate the alley. We understand the city's commitment  to green space

>but we believe the proposed plan enhances that endeavor. It's current

>condition does not lend itself to a green and open space appearance. Mr.

>Dameron has assured us that the space will remain green and open. This

>proposal will improve the looks of that corner. We have lived in the same

>block since 1986 and welcome the change.

>

>Mr. Dameron has an excellent reputation for working with neighbors and 

>being sensitive to their wishes. His company did a major remodel to the

>home next to us and he was always on site supervising the work and

>interacting with the neighbors. I found him to be responsible and

>trustworthy.

>

>As you probably already know, Mike and his company performed the labor 

>pro bono for the Gary Sinise foundation. They constructed a beautiful

>home for an Iraq veteran who lost both legs and an arm. Mike and his wife

>have also donated many hours to help others and have been actively

>involved in the Delray neighborhood events.

>

>I hope you support his project. We do. 

> 

>Sincerely, 

> 

>Dana and Linda Lawhorne 

>

> 

20


	VAC2017-0005.0006 Additional Materials.pdf
	VAC05.06 2
	VAC05.06




