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Application General Data 
Request: 
Public hearing and consideration of 
a request to vacate a portion of the 
public-right-of-way of an 
unimproved road to add area to a 
residential side yard. 

Planning Commission 
Hearing: 

January 4, 2018 

City Council  
Hearing: 

January 20, 2018 

Address: 4001 Lawrence Avenue 
 

Zone:  
 

R-20 / Residential  

Applicant: Paul and Sitta  Zehfuss, 
represented by Duncan Blair, 
attorney 

Small Area Plan: 
 

Seminary Hill / Strawberry Hill  

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    
 

PLANNING COMMISSION ACTION, JANUARY 4, 2018: By unanimous consent, the 
Planning Commission voted to recommend approval of Vacation #2017-0012. 
 

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

The applicants, Paul and Sitta Zehfuss, request approval of a vacation of the public right-of-way 
to include an area that currently appears as an extension of the applicants’ side yard at 4001 
Lawrence Avenue. 
 

SITE DESCRIPTION 
  

The subject public right-of-way is a rectangular piece of land that is located between the 
applicants’ property and the Episcopal High School athletic fields. The area is 28 feet by 156 
feet, with a total lot area of 4,388 square feet.  This public right-of-way is part of an 820 foot of 
unimproved public right of way that is proposed to be vacated among three properties reviewed 
as three separate vacation requests.  
 
The applicants own 4001 Lawrence Avenue, a 50,529 square foot lot with approximately 384 
feet of frontage along Lawrence Avenue and a depth of 130 feet. The lot is developed with a two 
story, single family dwelling and accessory structures.  
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 

 
  
 

 
 
 
 
 
 
 
 
 
 

  

Figure 1: The proposed area to be vacated outlined in red. Figure 2: The applicants' property, 4001 Lawrence Avenue. 

Figure 3: The proposed area to be vacated in red, and the applicants' property in blue. 
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BACKGROUND 
 

The public right-of-way proposed to be vacated is part of a former 
road, and current unimproved public right of way that connected 
Seminary Road to West Braddock Road. An aerial view from 1937 
shows Crawford Lane before City annexation in 1939 (Figure 4). At 
that time, the surrounding area included farmland, Episcopal High 
School, and the early development of the existing neighborhood along 
North Frost Street and Lawrence Avenue.  
 
In 1970, the City vacated the northernmost portion of this right of 
way to the Episcopal High School. Through the vacation, Ordinance 
1615, the City agreed to vacate the 22,013-square foot portion of 
North Frazier Street, , without a fee in exchange for 177,080 square 
feet of school owned property (Figure 4). Episcopal High School 
dedicated this land to the City for the construction of traffic 
improvements along Braddock Road, North Quaker Lane, and North 
Howard Street. In addition, the City also agreed to construct various 
improvements on the school property. Since then the public right of 
way has become open space that the applicants have absorbed into 
their yard. 
 
In 2004, City Council adopted a vacation policy that established 
criteria for vacation review. The policy clarified the valuation process 
and established that proceeds from vacations be directed to the City’s 
Open Space Fund.  
 

PROPOSAL 
 

The applicants propose to vacate the public right of way to add 
4,388 square feet of land area to their side yard (Figures 3 and 6). 
The applicants have chosen the option to pursue the vacation with 
development rights. 
 
This vacation request is one of three vacations proposed to the 
Planning Commission and City Council at the January hearings to 
vacate remaining portions of the public right of way that connected 
West Braddock and Seminary Roads, as indicated in Figure 5. This 
application, along with VAC #2017-00011 (1615 North Frost 
Street) and VAC #2017-0009 (1600 North Frazier Street), if 
approved would vacate the remaining portion of this unimproved 
right of way from 4001 Lawrence Avenue to North Frazier Street. 

 
 
 
 
 

Figure 4: Aerial image from 1937 
from the Fairfax County Historical 
Imagery Viewer showing the 
applicants' property and the area 
vacated in 1970. The aerial also 
shows the entire road connecting 
Seminary Road to West Braddock 
Road. 

Figure 5: The three properties and the abutting 
public right of way proposed to be vacated shown 
in red. 
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Figure 6: The proposed vacation is outlined red. 
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ZONING/MASTER PLAN DESIGNATION 
 

The subject property is in the R-20 / Residential zone. Section 3-102 of the Zoning Ordinance 
permits single family dwellings in the R-20 zone. The lot is designated for residential use in the 
Seminary Hill / Strawberry Hill small area plan. 
 
      VACATION POLICY 
 
The City Council policy approved in 2004 established the following criteria for the evaluation of 
vacation requests:  
 

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. 
 

5. The vacation shall provide a public benefit. 
 

VALUE OF VACATED RIGHT-OF-WAY 
 

The City Council Vacation Policy establishes the process of valuing vacations stating that “the 
fair market value of the vacated area will be based upon the value which the vacated area, when 
combined with the applicant’s existing adjacent land area, causes to be added to the sum of the 
values of the vacated and existing areas immediately before the vacation.” This process 
calculates the gross value of the property with development rights and enhanced value should 
there be any.  The Department of Real Estate Assessments has valued 4,388 square feet of land 
in question at $19,746. Staff has attached the memorandum from Real Estate Assessments 
(Attachment A) that discusses the process used to determine this valuation in detail.  
 
II.  STAFF ANALYSIS 
 
Staff supports the request for a vacation of the public right-of-way. Once a part of the connection 
between West Braddock Road and Seminary Road, the road is no longer maintained and has 
since been visually absorbed into the yards of the applicants.  
 
The policy on vacations provides the basis of analysis for vacation requests which staff has 
analyzed for this case. The applicants meet all five approval criteria as follows:  
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1. Existing Public Use 
 
City storm sewer lines do not cross the subject right-of-way and an easement to the City for 
underground public utilities is not necessary. The applicants would be required to provide 
easements to private utilities, if any exist, in the vacated area as specified in Condition #2 
The proposed vacation area is part of an unimproved public right of way. There is no public use 
of the road, or land, which is currently gated in some portions. 
  

2. Reasonable Future Use 
 

There is no reasonable future use of this unimproved City road as it no longer serves as a 
connector road between West Braddock and Seminary Roads due to the 1970 vacation of the 
northern portion to Episcopal High School. 
 

3. Landlocked Public Property 
 

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

4. Landlocked Private Property/Impaired Access 
 

Approval of the vacation would not create a situation where private property would be 
landlocked. The requested vacation would not hinder access to personal property. 
 

5. Public Benefit 
 

Vacation request approval would require the applicants to submit payment of $19,746 to the 
City’s Open Space Fund for the purchase of open space more conducive to public active and 
passive use. 
 
Although the applicants noted in their application that they would seek a vacation of the public 
right-of-way without financial obligation, approved vacation requests have required payment 
since the 2004 City Council Vacation Policy was established. 
 
Condition Language: 
Five standard conditions for approval have been included in this report. The fair market value as 
determined by the Director of Real Estate Assessments 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 4001 Lawrence 
Avenue 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: 
 

1. The applicant shall pay the fair market value, as determined by the Director of Real 
Estate Assessments. (T&ES) 
 

2. Utility easements for all public and private utilities shall be provided within the vacated 
right-of-way and such easements are to be shown on the plat of consolidation. No 
permanent structure may be constructed over any existing or proposed private and/or 
public utility easements. (T&ES) 

 
3. The vacated right-of-way shall be consolidated with the adjoining lot, and the plat of 

consolidation approved by the Directors of P&Z and T&ES prior to release of the Final 
Site Plan.  The approved plat shall be recorded in the Land Records of the City of 
Alexandria.  (T&ES) 

 
4. The applicant shall be responsible for perpetual ownership and maintenance of the 

vacated right-of-way. (T&ES) 
 

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.  (P&Z) 
 

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

and Zoning 
   Madeleine Sims, Urban Planner  
 
______________________________________________________________________________ 
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IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
 
F-1 The plat accompanying the vacation application meets the requirements for submission to 

the Planning Commission. (Survey) 

R-1 The applicant shall pay the fair market value, as determined by the Director of Real 
Estate Assessments. (T&ES) 
 

R-2 Utility easements for all public and private utilities shall be provided within the vacated 
right-of-way and such easements are to be shown on the plat of consolidation. No 
permanent structure may be constructed over any existing or proposed private and/or 
public utility easements. (T&ES) 

 
R-3 The vacated right-of-way shall be consolidated with the adjoining lot, and the plat of 

consolidation approved by the Directors of P&Z and T&ES prior to release of the Final 
Site Plan.  The approved plat shall be recorded in the Land Records of the City of 
Alexandria.  (T&ES) 

 
R-4 The applicant shall be responsible for perpetual ownership and maintenance of the 

vacated right-of-way. (T&ES) 
 
 
Code Enforcement: 
No comments. 
 
Fire: 
No comments or concerns. 
 
Health: 
No comments received. 
 
Parks and Recreation: 
No comments received. 
 
Police Department: 
No comments received.  
 
 



Revised Valuation
Received from Real 
Estate Assessments 
on 1/12/2018
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Valuation Approved 
by Planning 
Commission 
on 1/4/2018
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ORDINANCE NO. 1615

AN ORDINANCE to vacate a certain portion of North Frazier Street
in the City of Alexandria, Virginia.

WHEREAS, said vacation has been approved by the Planning
Comnission at one of its regular meetings; and

WHEREAS, the procedures required by law, including the
posting of notice to the land proprietors affected, have been
followed; aid

WHEREAS, viewers were duly appointed by the Council of
the City oi; Alexandria, Virginia and have made their report;
and

WHEREAS, in consideration of the report of the said
viewers recommending the said vacation, and of other evidence
relative thereto, it is the opinion of the Council of the City
of Alexandria, Virginia that the portion of North Frazier Street
hereinafter mentioned and described is not needed for public use
and that it is in the public interest to vacate the said portion
of the public street; therefore

THE CITY COUNCIL OF ALEXANDRIA HEREBY ORDAINS:

Section 1. That the hereinafter described portion of the
public street known as North Frazier Street, in the City of
Alexandria, Virginia, be and the same hereby Is vacated and
abandoned:

Beginning at a point, said point being the
intersection of the southerly side of Braddock
Road with the westerly side of North Frazier
Street; thence running parallel with Braddock
Road and across said North Frazier Street S 79°
53' 45" E. 28.31 feet to a point; thence turning
and running along the easterly side of North
Frazier Street S 01° 52' 32" W. 783.29 feet more
or less to a point, said point being the inter-
section of the extension of the northerly boundary
of Piney Court Subdivision with said easterly
side of North Frazier Street; thence running
along said extended line and across said street
N 89° 21' 33" W. 28.03 feet to the northeasterly
corner of Lot #2 of Piney Court Subdivision;
thence turning and running along the westerly
side of North Frazier Street N 01° 52' 32" E.
787.95 feet more or less to the point of beginning
and containing 22,013 square feet.

Section 2. That this ordinance shall be published in a
newspaper of general circulation in the city not later than five
days following its introduction together with a notice containing
the time and place for a public hearing. The clerk of the council

24



shall note the date of introduction and first reading, the date
of publication, the date of the public hearing, and the date of
the second reading and final passage in the minutes of the meeting
This ordinance shall become effective the date of its final
passage.

Charles E. Beatley, Jr.
Mayor

FINAL P1SSACE: March 24, 1970
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