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Application General Data 
Request: Public hearing and 
consideration of a request for a 
parking reduction with lot 
modifications for a commercial to 
residential use conversion.  

Planning Commission 
Hearing: 

December 4, 2018 

City Council  
Hearing: 

December 15, 2018 

Address:  
108 North Payne Street 
  

Zone:  
 

CD/Commercial Downtown  

Applicant:  
NIRI Investments, LLC 
 

Small Area Plan: Braddock Road Metro Station 
 

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: Shaun Smith, shaun.smith@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. 

 

mailto:shaun.smith@alexandriava.gov
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I. DISCUSSION  
 

The applicant, NIRI Investments LLC, requests Special Use Permit approval for a parking 
reduction and for lot frontage and front yard setback modifications to convert a building used for 
commercial office use to residential use.  The request is required for the proposed residential use 
of the structure to address the CD zone’s area and bulk regulations and parking requirements. 
 
 SITE DESCRIPTION 
 
The subject site is located on one parcel of record 
with 24.25 feet of frontage on North Payne Street 
and a depth of approximately 130 feet. It has a lot 
area of 2,993 square feet.  The parcel is developed 
with a two-story 3,100 square foot (existing gross 
area) building (Figure 1 and Figure 2).  
 
Commercial and residential uses surround the lot 
(Figure 3).  Historic homes consisting of single-
family, semi-detached, and townhouse dwellings 
are located in close proximity to the north and 
east.  Commercial properties are located to the 
west and south fronting along King Street.  
 

BACKGROUND 
 

The subject property is a three-story  
Colonial-Revival style structure.  
Tax records indicate the subject property  
and the adjoining property, 110 North  
Payne Street, were constructed  
concurrently in 1978 as residential  
structures.  
 
The subject property remained 
residential until 2001 when it was 
converted into an office use for a law 
firm. According to tax records, it 
appears that 110 North Payne Street has 
remained residential. There have been 
no variances or special exceptions 
previously granted for the subject 
property. 
 
 
 
 

Figure 1 

Figure 2 
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PROPOSAL 
 

The applicant desires to return the structure to 
residential use and requests a one-space 
parking reduction and lot modifications for 
front yard setbacks and frontage. As a 
commercial structure, this building and lot 
complied with bulk regulations for the CD 
Zone.  In addition, the subject property is 
located in the Central Business District where 
commercial uses are not required to provide 
parking.   
 
Although the subject property was originally 
constructed as a residential structure, 
whenever a property owner converts from 
commercial use to residential use, the latter 
must come into compliance with the current 
zoning ordinance regulations. While the 
property meets the lot size, rear yard setback, 
side yard setback and open space 
requirements for residential uses, it is not in 
compliance with front yard setbacks and 
frontage requirements for residential uses in 
the CD zone. Furthermore, any residential use 
would be required to maintain two parking 
spaces, in accordance with zoning ordinance 
requirements. The property is currently 
developed with one standard parking space. 
Access to the parking area will be from the 
existing driveway and curb cut fronting 
along North Payne Street.   

 
PARKING 

 
Section 8-200(A)(1) of the Zoning Ordinance requires two-family, semi-detached dwellings to 
provide two parking spaces for each dwelling unit. Given that one standard parking space is 
available on-site, the applicant would, therefore, require Special Use Permit approval for a one-
space parking reduction for use as a residential structure. 
 

ZONING 
 

The property is located in the CD, Commercial Downtown Zone.  Two-family, semi-detached 
dwellings are a permitted use in the CD zone, pursuant to Zoning Ordinance Section 4-502(A.1) 
of the Zoning Ordinance.  Residential development must comply with Sections 4-505 and 4-506, 
which outline the area and bulk regulations for residential uses, respectively (Table 1).  Special 
Use Permit approval for a one-space parking reduction along with lot frontage and front yard 

   Uses: 
 
   Residential 

   Commercial 

Figure 3 
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setback modifications are necessary for the structure at 108 North Payne Street to comply as a 
residential structure.  
 
Table 1  Required 108 N. Payne St. Complies 

Lot Area 1,452 sq. ft. 2,993 sq. ft. yes 

    
Frontage 25 ft. 24.25 ft. no 
    
Front Yard Front lot line 21 ft. no 
    
Side Yard Setback 
(south side) 

5 ft. 5 ft. yes 

    
Rear Yard Setback 1:2 and 16 ft. min. 35.1 ft. yes 
    
Open Space  
 

35% = 1,047.6 sq. ft. 
 

1,381.62 sq. ft. yes 

 
 
MASTER PLAN DESIGNATION 

 
The subject property is located within the Braddock Road Metro Station Small Area Plan.  The 
plan suggests this area as a mixture of retail, office, service, hotel, and residential uses that is 
strongly tied to the central business district areas along King and Washington Streets. This 
particular area of the Plan south of King Street provides a mixed-use transition area from the 
commercial spaces along King Street to the predominately residential character north of Cameron 
Street. However, retaining residential uses in areas that are presently used for residential purposes 
is a goal and objective from the Braddock Road Metro Station Small Area Plan (1992).    
 
 
II. STAFF ANALYSIS 
  
Staff supports the applicant’s Special Use Permit request for a one-space parking reduction to 
permit the site with modifications of lot frontage and front setback requirements.  Approval of the 
Special Use Permit request would allow the structure to return to its original residential use.  The 
subject property pre-dates the current zoning requirements and was constructed as and historically 
functioned as a residential structure prior to becoming a commercial property for office use in the 
past 17 years.  Furthermore, as the building previously functioned as a residential property and is 
situated in a block of predominately residential uses, the proposed residential conversion would 
be in character with the surrounding area.  
In order to further define the front yard open space area and further align the property with the 
residential character of adjacent properties, staff has included Condition 1 to extend the existing 
landscape buffer along the front property line to the edge of the driveway. Conversion of the 
property from commercial to residential would also align with the goals and objectives of the 
Braddock Road Metro Station Small Area Plan.  
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Lastly, staff does not anticipate impacts of the one-space parking reduction as the use is less intense 
than the building’s previous use as an office. Additionally, the proximity of the lot to several mass 
transit options such as the King Street metro, bus routes, the King Street Trolley, and BikeShare, 
make it possible for future homeowners to own one car.  
 
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. Applicant shall provide and maintain a continuation of the existing landscape buffer abutting 

the front property line within the front yard setback area, between the existing driveway and 
the southern property line. (P&Z) 

 
 
 
 
STAFF: Tony LaColla, AICP, Division Chief, Land Use Regulatory Services 
 Ann Horowitz, Principal Planner 

Shaun Smith, 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 OEQ has no comments on this request. 
 
F-2  Staff supports the requested parking reduction from two spaces to one space. This is 

consistent with other approvals for townhouses in the neighborhood. (T&ES) 
 
Code Enforcement:  
F-1 No comment for parking reduction and setback modifications. 
 
C-1  A building permit, plan review and inspections are required for a change of use group 

classification for this structure. 
 
Fire: 
No comments or concerns. 
 
Health: 
No comments received. 
 
Parks and Recreation: 
No comments. 
 
Police Department: 
No comments received. 
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SUP# 
--------

PROPERTY OWNER'S AUTHORIZATION 

As the property owner of _+
j.
_Vf __ A}"--'-_•__,_&s-�1 .... N-=-_.2�-""-=-----------· I hereby

(Property Address) () 
grant the applicant authorization to apply for the �aiaJ. l Y21 [:Gl2tt,; f-: use as

(use) 
described in this application.

Phone ,;)o�-1ft--�628 CBiUJDt 
/11,kfu.1 Please Print 

Add,ess cJ1-1<e £ 1/-rz,(;!f!:; ;J,1j// Dn. 1F5?f
/ffU-l�,/f5>-, I Jlf "Z-,-�� 

L'LJ#@n,'ri,ni Cvl1-1
Date: ___ 1 f

----=-�
-"'----+-

/........,.._I f __ 

Email: 

Signature: � z/4,/2«/ 

1. Floor Plan and Plot Plan. As a part of this application, the applicant is required to submit a floor plan and plot or
site plan with the parking layout of the proposed use. The SUP application checklist lists the requirements of the
floor and site plans. The Planning Director may waive requirements for plan submission upon receipt of a written
request which adequately justifies a waiver.

2.

�quired floor plan and plot/site plan attached.

[ ] Requesting a waiver. See attached written request. 

The _ylicant is the (check one):

[�wner
[ ] Contract Purchaser
[ ] Lessee or
[ ] Other: __________ _ of the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the applicant or owner,
unless the entity is a corporation or partnership, in which case identify each owner of more than three percent.

AJ1 rzj /11 � h I lLL 
�\� lu/s aucafubt Qi) 1o J 6J24?lC �!JML { 5'1 

Q-11& s . A1tJJ �11'½ ()J � t � �Vl . #' 5Z(

b 
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OWNERSHIP AND DISCLOSURE STATEMENT 
Use additional sheets if necessary 

1 Apoljcant State the name, address and percent of ownership of any person or entity owning an 
interest in the applicant, unless the entity is a corporation or partnership, in which case identify each 
owner of more than three percent. The term ownership interest shall include any legal or equitable interest 
held at the time of the application in the real property which is the subject of the application. 

Percent of Ownershi 

Percent of Ownershi 

3 Busjness or Financial Relationshjps. Each person or entity indicated above in sections 1 and 2, with 
an ownership interest in the applicant or in the subject property are require to disclose any business or 
financial relationship, as defined by Section 11-350 of the Zonjng Ordjnance, existing at the time of this 
application, or within the12-month period prior to the submission of this application with any member of 
the Alexandria City Council, Planning Commission, Board of Zoning Appeals or either Boards of 
Architectural Review. All fields must be filled out completely. Do not leave blank. (If there are no 
relationships please indicated each person or entity and "None" in the corresponding fields). 

For a list of current council, commission and board members, as well as the definition of business 

and financial relationshi , clic here. 

Name of person or entity Relationship as defined by 

Section 11-350 of the Zoning 
Ordinance 

Member of the Approving 

Body (i.e. City Council, 
Plannin Commission, etc. 

NOTE: Business or financial relationships of the type described in Sec. 11--350 that arise after the filing of 

this application and before each public hearing must be disclosed prior to the public hearings. 

As the applicant or the applicant's authorized agent, I hereby attest to the best of y ability that 
the inf rmation provide above is true and correct. 

1iu 
Date Printed Name 
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SUP# _ ______ _ 

If property owner or applicant is being represented by an authorized agent such as an attorney, realtor, or other person for 
which there is some form of compensation, does this agent or the business in which the agent is employed have a 
business license to operate in the City of Alexandria, Virginia? 

[ ] Yes. Provide proof of current City business license 

[ ] No. The agent shall obtain a business license prior to filing application, if required by the City Code. 

NARRATIVE DESCRIPTION 

3. The applicant shall describe below the nature of the request in detail so that the Planning Commission .and City
Council can understand the nature of the operation and the use. The description should fully discuss the nature of the
activity. (Attach additional sheets if necessary.)

LJe JJt:<llc ;{l'Kl, rl 4 -t?JWJW2fr1 
Ch ti' �n-ua.e

f � 

J?n,oputiz1 ?h-,d kl oz/ Id 4 k fo JZesr?l':-4". ;.:; MK

I 
/v a rua, i:01h'ef miJf«" � G:P ,'/_ UNO ©£., Ji-- ;,7 /,_

I o � 

ht, If // ,s '<' fr;u)nt@Pw c�ck/ -/-o f o?o �z_
l)y:/s ':ii!.al aie ewc&J4 I½� 0n "- tf t� 
{lto, 'd..Mball �}c,r . ])t&4'd do � C:hY1ue@/L5vl [;M_ -h 
fua,ck«i>oO We avu OLJk.J� do fl.edud vJt1n.b1t1. tp j_ ::3� 

l j 1 

J> ::1kJ- l!r?- fun �1,,, �
y,

Lia J 9-:J � i¥]1t!« ,1 

Ond rno&iG; Ld: 11)1'� -- � aV':l al- t5l4. tC � Lu: 
{)t1p • 15' ff" fi· 
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USE CHARACTERISTICS 

4. The proposed special use permit request is for (check one):

a new use requiring a special use permit,

SUP# ________ _ 

[ ] an expansion or change to an existing use without a special use permit.,

[] an expansion or change to an existing use with a special use permit,

[] other. Please describe: ______________ _ ________ _

S. Please describe the capacity of the proposed use:

A. How many patrons, clients, pupils and other such users do you expect?

Specify time period (i.e., day, hour, or shift).

,dirt--

8. How many employees, staff and other personnel do you expect?

Specify time period (i.e., day, hour, or shift).

aw 
6. Please describe the proposed hours and days of operation of the proposed use:

Day: Hours:

7. Please describe any potential noise emanating from the proposed use.

A. Describe the noise levels anticipated from all mechanical equipment and patrons.

8. How will the noise be controlled?

ILJ!t:r 
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SUP# ________ _ 

8. Describe any potential odors emanating from the proposed use and plans to control them:

9. Please provide information regarding trash and litter generated by the use.

A. What type of trash and garbage will be generated by the use? (i.e. office paper, food wrappers)

B. 

C. 

D. 

How much trash and garbage will be generated by the use? (i.e. # of bags or pounds per day or per 

week) 

v 

How often will trash be collected? 

How will you prevent littering on the property, streets and nearby properties? 

<2/4J:w ld 61 J,,, i>

10. Will any hazardous materials, as defined by the state or federal government, be handled, stored, or generated on

the property?

[] Yes.

If yes, provide the name, monthly quantity, and specific disposal method below:

13



SUP# _______ _ 

11. Will any organic compounds, for example paint, ink, lacquer thinner, or cleaning or degreasing solvent, be

handled, stored, or generated on the property?

[ ] Yes.

If yes, provide the name, monthly quantity, and specific disposal method below:

12. What methods are proposed to ensure the safety of nearby residents, employees and patrons?

ALCOHOL SALES 

13. 

A. Will the proposed use include the sale of beer, wine, or mixed drinks?

[ ] Yes

If yes, describe existing (if applicable} and proposed alcohol sales below, including if the ABC license will

include on-premises and/or off-premises sales.

14



SUP# _______ _

PARKING AND ACCESS REQUIREMENTS 

14. A. How many parking spaces of each type are provided for the proposed use:

I Standard spaces

Compact spaces

Handicapped accessible spaces.

Other.

Planning and Zoning Staff Only

Required number of spaces for use per Zoning Ordinance Section 8-200A._2-__

Does the application meet the requirement? 
[ ]Yes �No 

B. Where is required parking located? (check one)

� on-site
[ ] off-site

If the required parking will be located off-site, where will it be located?

PLEASE NOTE: Pursuant to Section 8-200 (C) of the Zoning Ordinance, commercial and industrial uses may provide off­
site parking within 500 feet of the proposed use, provided that the off-site parking is located on land zoned for commercial
or industrial uses. All other uses must provide parking on-site, except that off-street parking may be provided within 300
feet of the use with a special use permit.

C. If a reduction in the required parking is requested, pursuant to Section 8-100 (A) (4) or (5) of the Zoning
Ordinance, complete the PARKING REDUCTION SUPPLEMENTAL APPLICATION.

� Parking reduction requested; see attached supplemental form

15. Please provide information regarding loading and unloading facilities for the use:

A. How many loading spaces are available for the use? _____ _

Planning and Zoning Staff Only

Required number ofloading spaces for use per Zoning Ordinance Section 8-200 __ _

Does the application meet the requirement?

[ ] Yes [ ] No

15



SUP# 
--------

B. Where are off-street loading facilities located? _____________ _

C. During what hours of the day do you expect loading/ 1 nloading operations to occur?

16. Is street access to the subject property adequate or are any street improvements, such as a new turning lane,
necessary to minimize impacts on traffic flow?

SITE CHARACTERISTICS 

17. Will the proposed uses be located in an existing building?

Do you propose to construct an addition to the building?

How large will the addition be? LR V square feet.

18. What will the total area occupied by the proposed use be?

)(Yes 

)('ves

[] No

[] No

/:=J::o sq. ft. (existing) + (pt) sq. ft. (addition if any) = -ZBD sq. ft. (total)

19. The proposed use is located in: (check one)

[ ] a stand alone building
[ ] a house located in a residential zone
[ ] a warehouse
( ] a shopping center. Please provide name of the center: ___________ _
( ] an office building. Plea

�·:::r?��de name of the building:
j)(§ther. Please describe: z.,k1SUb ()[l.OY)((lJ:t, °2Ph.Rd

J , 1 7  

End of Application 
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SUP# 

APPLICATION - SUPPLEMENTAL 

Supplemental information to be completed by applicants requesting special use permit 

approval of a reduction in the required parking pursuant to section B-100(A)(4) or (SJ. 

1. Describe the requested parking reduction. (e.g. number of spaces, stacked parking, size, off-site
location) e

fv'f kl I/ tJ /J ltf DOC{ j) q

or 

2. Pr Yide a statement of justification for the proposed parking reduction.

· Ult'. r:: /45i 7tl f8 I /JC tJj I t/j(Jjt.. 7tJ /fl?-t r/ .J,,(JE �Cit 

3. Why is it not feasible to provide the required parking?

4. Will the proposed reduction reduce the number of available parking spaces below the

number of existing parking spaces?--+ Yes. ___ No. 

5. If the requested reduction is for more than five parking spaces, the applicant must submit a Parking

Management Plan which identifies the location and number of parking spaces both on-site and off-site, the
availability of on-street parking, any proposed methods of mitigating negative affects of the parking reduction.

6. The applicant must also demonstrate that the reduction in parking will not have a negative impact on the
surrounding neighborhood.

application SUP parking reduction.pdf 
3/1/06 Pnz\Applications, Forms, Checklists\Planning Commission 
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