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506 North Overlook Drive 

Application General Data 
Request:  
Public hearing and consideration of a 
request for a subdivision to re-
subdivide two existing lots. 
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Hearing: 
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Approved Plat must be 
Recorded By: 
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Address: 506 North Overlook Drive Zone: R-8 / Single-Family Zone

Applicant: Brian Thomas, 
represented by Zachary Williams, 
attorney 

Small Area Plan: North Ridge / Rosemont 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
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Ann Horowitz, ann.horowitz@alexandriava.gov 
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SUB #2020-00009 
506 North Overlook Drive 

I. DISCUSSION  
 

The applicant, Brian Thomas, represented by Zachary Williams, attorney, requests approval to re-
subdivide two existing lots in the R-8 zone. Staff recommends approval of the subdivision request 
with conditions as described in this report. 
  
 SITE DESCRIPTION 
 
The subject property, featured in Figure 1, below, contains two irregularly shaped lots of record, 
addressed together as 506 North Overlook Drive. Existing Lot 13 has 8,252 square feet of area and 
79.6 feet of frontage. Existing Lot Three has 16,981 square feet of area and 97.9 feet of frontage. 
Existing Lots 13 and 3 were never legally consolidated but essentially read as a single lot. The 
Beverley Hills United Methodist Church directly abuts Existing Lot Three to the west. Otherwise, 
the subject property’s general vicinity contains single-family dwellings. A single-family dwelling 
constructed circa 1878 and altered over time, occupies Existing Lot Three.  
 

 
Figure 1 – Subject property (outlined in blue) 
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SUB #2020-00009 
506 North Overlook Drive 

SUBDIVISION BACKGROUND 
 
Existing Lots 3 and 13 were established as part of Sections 3 and 8, respectively, of the Beverley 
Hills Subdivision. The existing lots remain unchanged since they were established. Staff research 
indicates that the Beverley Hills Subdivision was established in sections over time dating from 
1926 to 1940. The area within the subdivision was annexed by the City from Arlington County in 
1930.  The City has approved seven subdivisions within Beverley Hills since 1958. The remainder 
of properties within the Beverley Hills Subdivision are largely the same as they were when 
originally established. This proposal was originally scheduled to be heard by Planning 
Commission on March 2, 2021. The previous owner, then the applicant, requested deferral of the 
case and has since sold the property to the current applicant. 
 

PROPOSAL 
 
The applicant requests approval to re-subdivide Existing Lots 13 and 3. Proposed Lot 500 would 
have 96 feet of frontage along North Overlook Drive and would have a total size of 13,755 square 
feet. Proposed Lot 501 would have 81.55 feet of frontage along North Overlook Drive and would 
have a lot size of 11,478 square feet. Both proposed lots would remain irregular in shape. Existing 
and proposed lots are shown in Figures 2 and 3, below. The applicant states that they intend to 
demolish the existing dwelling and construct a single-family dwelling on each new lot, subject to 
the R-8 zone requirements.  
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SUB #2020-00009 
506 North Overlook Drive 

 
Figure 2 - Existing Lots (lot 13 in blue, lot 3 in orange) 
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SUB #2020-00009 
506 North Overlook Drive 

 
Figure 3 - Proposed Lots (lot 500 in green, lot 501 in yellow)

 
ZONING/ MASTER PLAN DESIGNATION 

 
The subject property is zoned R-8/Single-Family zone and both proposed lots would comply with 
all lot requirements for single-family dwelling as shown in Table 1. Any future development would 
be required to comply with all applicable provisions of the Zoning Ordinance. 
 
The property is located within the North Ridge/Rosemont Small Area Plan Chapter of the 
Alexandria Master Plan, which designates the property for low-density residential uses consistent 
with the R-8 zoning regulations. The proposed lots would comply with the North Ridge/Rosemont 
Small Area Plan as they would be suitable for low-density residential uses. 
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506 North Overlook Drive 

 
 
 
 Required/ 

Permitted 
Existing Proposed 

 Lot 13 Lot 3 Lot 500 Lot 501 
Lot Size 8,000 Sq. Ft. 8,252 Sq. Ft. 16,981 Sq. Ft. 13,755 Sq. Ft. 11,478 Sq. Ft. 
Width 65 Ft. 84.0 Ft. 81.9 Ft. 82.48 Ft. 81.94 Ft. 
Frontage 40 Ft. 79.6 Ft. 97.9 Ft. 96 Ft. 81.55 Ft. 
Front Yard 17.0 – 57.7 Ft. 

No existing 
structures on 

lot 13. 

35.7 Ft. 

Future development required to 
comply with all R-8 zoning 

requirements. 

Side Yard 
(East) 

8 Ft., 1:2 ratio 4.9 Ft. 

Side Yard 
(West) 

8 Ft., 1:2 ratio 46.5 Ft. 

Rear Yard 8 Ft., 1:1 ratio 119.1 Ft. 
Floor Area 0.35 ~0.17 

 
SUBDIVISION STANDARDS 

 
Zoning Ordinance Section 11-1701 states the purpose of the subdivision regulations as follows:  
 
The purpose of these regulations is to provide for the orderly division of land for development 
or transfer of ownership and for an accurate system of recording land division and ownership. 
  
In reviewing subdivision requests, analysis is limited to review of proposed lots and their 
configuration as well as compliance with the following standards: 
 
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 11-1710(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. 
 
 

II. STAFF ANALYSIS 
 
Staff recommends approval of the applicant’s re-subdivision request. The proposed 
reconfiguration of the lots would be compatible with neighborhood character in terms of lot size, 
frontage and width as required by Section 11-1710(B). Proposed Lots 500 and 501 would also 
comply with the R-8 zone requirements provided that the applicant demolishes the existing 
dwelling on Proposed Lot 501. Staff has included Condition 2 to require that the existing dwelling 
be demolished prior to final subdivision plat approval in accordance with Section 11-1710(B)(3). 

Table 1 – R-8 Zoning Requirements   
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SUB #2020-00009 
506 North Overlook Drive 

 
Staff analysis of Section 11-1710(B) follows.  
 

A. Neighborhood Character Analysis 
 
Area of Comparison and Similarly Situated Lots 
 
The subject property contains lots within both Sections 3 and 8 of the original Beverley Hills 
Subdivision. As such, the area of comparison includes all of Sections 3 and 8 of the original 
subdivision. All lots within the area of comparison are zoned R-8 and generally exhibit similar lot 
widths and frontages. The area of comparison is outlined in red in Figure 4, below.  
 

 
Figure 4 - Area of Comparison 

The proposed lots’ characteristics are consistent with similarly situated lots in terms of frontage, 
width and size. These similarly situated lots are like the proposed lots in that they are also interior 
lots and have irregular shapes and are discussed in detail under the Lot Analysis section. 
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Lot Analysis  
 
The lot analysis for proposed lots 500 and 501 includes the six lots outlined in orange on Figure 
5. These lots were included because they are similarly sized, within Sections 3 and 8 of the 
Beverley Hills Subdivision and have irregular shapes. Table 2 below shows how the proposed lots 
compare to similarly situated lots within the area of comparison in terms of width, frontage and 
size. 
 

 
Figure 5 - Area of Comparison with Similarly Situated Lots (outlined in orange) 
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SUB #2020-00009 
506 North Overlook Drive 

 
Table 2 – Lot Analysis 
 Width Frontage Size 
Proposed Lot 500 82.48 Ft. 96.0 Ft. 13,755 Sq. Ft. 
Proposed Lot 501 81.94 Ft. 81.55 Ft. 11,478 Sq. Ft. 
512 N. Overlook Dr. 60 Ft. 60 Ft. 11,844 Sq. Ft. 
514 N. Overlook Dr. 60 Ft. 60 Ft. 11,855 Sq. Ft. 
516 N. Overlook Dr. 60 Ft. 60 Ft. 11, 290 Sq. Ft. 
610 N. Overlook Dr. ~60 Ft. ~60 Ft. ~12,240 Sq. Ft. 
3402 Halcyon Dr. 80.23 Ft. 80.23 Ft. 26,271 Sq. Ft. 
3404 Halcyon Dr. ~60 Ft. ~60 Ft. ~10,320 Sq. Ft. 

 
The proposed lots would be similar in width and/or size to other similarly situated lots. As such, 
they would be substantially the same character as to suitability for residential use and structures as 
required by section 11-1710(B) and meet the subdivision neighborhood character requirement. In 
fact, the applicant’s proposed lot configuration would create lots that would be more in character 
with similarly situated lots than the configuration of the existing lots. Further, the proposed lots 
would comply with the R-8 zone requirements. The R-8 zone’s minimum lot size and width 
requirements ensure that properties within the zone are suitable for low-density residential uses as 
required by the North Ridge/Rosemont Small Area Plan Chapter of the City’s Master Plan.   
 

B. Additional Considerations 
 
Tree Canopy Coverage 
 
Staff from the Department of Recreation, Parks and Cultural Activities states that there are many 
valuable trees on the subject property. The applicant submitted a tree inventory that shows the 
subject property contains 68 trees, many of which are mature. Of particular value is tree number 
139, a White Oak. This tree is a significant size for the species. White Oaks are some of the City’s 
highest valued trees as they represent a species native to the area.  
 
To protect and preserve other mature and native trees on the property, staff has included Conditions 
#3 through #5 which would require protection and preservation of trees outside any future limits 
of disturbance, with additional tree preservation efforts to be provided to protect tree number 139 
and to prohibit removal of trees within the City right-of-way without approval by the City arborist. 
Staff will work closely with the City arborist on future grading plan submissions to ensure proper 
tree preservation and protection methods are addressed to maintain the maximum possible number 
of trees.  
 
Encroachments in the Public Right-of-Way 
 
Transportation and Environmental Services (T&ES) staff noted two retaining walls that extend 
beyond the front lot line into the public right-of-way. The City Code does not permit retaining 
walls within the right-of-way without encroachment approval. Staff has therefore included 
Condition #6 stating that the applicant must apply and receive approval from City Council for an 
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506 North Overlook Drive 

encroachment prior to submission of the final plat unless the retaining walls are removed from the 
right-of-way prior to final plat submission.  
 
Neighborhood Comments 
 
Staff met with the North Ridge Citizens Association (NRCA) on February 11, 22 and March 23 to 
discuss the case. NRCA submitted a letter and petition ahead of the March Planning Commission 
hearing, dated February 24, 2021 and included with this report, requesting that the Planning 
Commission defer consideration of the request. In its letter, NRCA expressed concerns about the 
demolition of the historic dwelling on the property, destruction of potential archaeological 
resources, inconsistency with the City’s Master Plan, negative impacts to neighborhood character 
and property values, tree canopy coverage and the subject property’s topography.  

 
In response to NRCA concerns related to the applicant’s intended demolition of the house, staff 
provides that subdivision reviews are limited to the “….orderly division of land for 
development…” as stated in the Zoning Ordinance. Consideration of anticipated development or 
demolition is outside the purview of a subdivision review. Further, the dwelling is not included in 
the list of buildings over 100 years old that have protected status under Zoning Ordinance section 
10-300. As such, it is not subject to Board of Architectural Review for alterations and demolition 
pursuant to Zoning Ordinance sections 10-304 and 10-305, respectively. 
 
 
III. CONCLUSION 
 
In summary, proposed Lots 500 and 501 would adhere to all subdivision and R-8 zone 
requirements. The lots are substantially similar in character as other similarly situated lots within 
the original subdivision. 
 
Subject to the conditions contained in Section II of this report, staff recommends approval of the 
re-subdivision request. 
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IV. 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.  The existing dwelling shall be demolished prior to submittal of the final plat. (P&Z)  
 
3. The applicant shall provide tree protection fencings for all areas outside the limits of 

disturbance to be provided with the grading plan submission. (P&Z) 
 
4. No trees located within the City right-of-way shall be removed without approval by the 

City arborist. (P&Z) 
 
5. A tree protection plan developed by an arborist shall be submitted with the grading plan 

submission to ensure preservation and protection of tree number 139. (P&Z) 
 
6. The applicant shall apply for and receive City Council approval of an encroachment for the 

retaining walls, or these structures shall be removed from the public right-of-way, prior to 
submission of the final plat. (P&Z) 

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

Sam Shelby, Urban Planner  
  
 
 
______________________________________________________________________________ 
 
Staff Note: This plat will expire 18 months from the date of approval (October 8, 2022) unless 
recorded sooner.  
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V. CITY DEPARTMENT COMMENTS

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 

Real Estate Assessments: 
No comments. 

Transportation & Environmental Services: 
F-1 DROW, Storm, Transportation Planning, and Traffic Engineering have no comments.

F-2 Two retaining wall encroachments are depicted at NE corner of site.  Boundary survey
should label these and all other encroachments appropriately. (Survey) 

F-3 If this subdivision is approved prior to existing building being demolished, proposed
property line will extend through middle of said building, non-conforming. (Survey) 

Code Enforcement: 
No comments. 

Fire: 
No comments or concerns. 

Recreation, Parks & Cultural Activities: 
F-1 There are many valuable trees on these parcels but none are significant in terms of being

'specimen' trees that enjoy special protections during development. 

Police Department: 
No comments received. 

Archaeology: 
No archaeological oversight will be necessary for this subdivision. 
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      SUB #_____________________

PROPERTY LOCATION:  __________________________________________________________________

TAX MAP REFERENCE:  __________________________________________ZONE: __________________

APPLICANT:

Name: _____________________________________________________________________________

Address: _____________________________________________________________________________

PROPERTY OWNER:

Name:

Address:

SUBDIVISION DESCRIPTION _____________________________________________________________________
______________________________________________________________________________________________________________________

______________________________________________________________________________________________________________________

______________________________________________________________________________________________________________________

THE UNDERSIGNED, hereby applies for Subdivision in accordance with the provisions of Section 
11-1700 of the Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission 
to the City of Alexandria staff and Commission Members to visit, inspect, and photograph the building 
premises, land etc., connected with the application.

THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission 
to the City of Alexandria to post placard notice on the property for which this application is requested, 
pursuant to Article XI, Section 11-301 (B) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.

THE UNDERSIGNED,also attests that all of the information herein provided and specifically including 
all surveys, drawings, etc., required of the applicant are true, correct and accurate to the best of his/her 
knowledge and belief.

_____________________________________________ _____________________________________________
Print Name of Applicant or Agent Signature

_____________________________________________ ______________________  ______________________
Mailing/Street Address Telephone #                 Fax #

_____________________________________________ _____________________________________________
City and State                                 Zip Code Email address

_____________________________________________
Date

APPLICATION

SUBDIVISION OF PROPERTY

________________________________________________________________
4150 Lawrence Ave., Alexandria, VA 22304 
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The applicant is:  (check one)

[  ] the Owner        [  ] 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, unless the entity is a corporation or partnership in which case identify each owner of more 
than three percent.
                  _____________________________________________________________________________________________________________________________________
                 _____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________________________

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.

ALL APPLICANTS MUST COMPLETE THIS FORM.
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2019 BUSINESS, PROFESSIONAL AND OCCUPATIONAL LICENSE 2019 
COUNTY OF FAIRFAX, DEPARTMENT OF TAX ADMINISTRATION (OTA) 

PHONE: 703-222-8234 TTY: 711 WEBSITE: www.fairfaxcounty.gov/taxes 

VENABLE LLP 
VENABLE LLP 
8010 TOWERS CRESCENT DR 300 
VIENNA VA 22182-2723 

Notice: This is your 2019 Business, Professional and Occupational 
License (BPOL). The bottom-half is perforated to allow you to tear off 
and post this license in your establishment. Please note, if your check 
is not honored by the bank, this license shall be invalid. 

2019 LICENSE INFORMATION 

ACCOUNT#: 000-04-9696 LICENSE PERIOD: 01/01/2019 - 03/01/2020 

ORDINANCE CODE: 47226-02 LICENSE BASIS: $23,076,412 

NAICS: 541110 LICENSE RATE: $.31 per $100 

LOCATION: 8010 TOWERS CRESCENT DR 300 
VIENNA VA 22182 

CLASSIFICATION: PROFESSIONS & PROF SVCS 

DATE PAYMENT RECEIVED: 03/08/2019 

FED. 1.0. OR E.I.N.: 52-0517250 

LICENSE NUMBER: 1923162 

INSTALLMENT(S): 

For any questions concerning this license, please call 703-222-8234 between the hours of 8:00 a.m. and 4:30 
p.m. Monday - Friday (Hearing impaired persons may call TTY: 711), or send us an e-mail through our website,
www.fairfaxcounty.gov/taxes. 

As with all taxes, our goal is to administer the BPOL tax fairly and in accordance with State and County Codes. 
Our staff strives to provide professional assistance and quality customer service. Please let us know if we are 
not meeting your needs. Your satisfaction is important to us and your comments are always welcome. 

Juan B. Rengel, Director 
Personal Property and Business License Division 
Department of Tax Administration 

CC: Jay Doshi, Director 
Department of Tax Administration 

FAIRFAX COUNTY DEPARTMENT OF TAX ADMINISTRATION 
2019 BUSINESS, PROFESSIONAL AND OCCUPATIONAL LICENSE 
(BPOL) FOR ORDINANCE 47226-02 : PROFESSIONS & PROF SVCS 

THIS LICENSE HAS BEEN ISSUED BY THE FAIRFAX COUNTY DEPARTMENT OF 
TAX ADMINISTRATION (OTA) AND IS GRANTED TO: 

l1l•'''•l•''l11111111•'111 1l11l1111111111111l11111111•111•1••1•11 

VENABLE LLP 
VENABLE LLP 

. 8010 TOWERS CRESCENT DR 300 
VIENNA VA 22182-2723 

1923162 

THIS LICENSE IS VALID THRU 

03/01/2020 

Dept. Tax Administration, Suite 223 
12000 Government Center Parkway 
Fairfax, Va. 22035, Phone: 703-222-8234 
Website: www.fairfaxcounty.gov/taxes. 
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OWNERSHIP AND DISCLOSURE STATEMENT 
Use additional sheets if necessary 

1. Applicant.  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.

Name Address Percent of Ownership 

2. 

3. 

2. Property.  State the name, address and percent of ownership of any person or entity owning an
interest in the property located  at ________________________________________________      (address),
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.

Name Address Percent of Ownership 

3. 

3. Business or Financial Relationships.  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 Zoning Ordinance, 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 relationship, click 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, 

Planning Commission, etc.) 

3. 

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 my ability that 
the information provided above is true and correct.  

__________    __________________________ __________________________ 
  Date   Printed Name Signature 

1.
Brian Thomas

1.
Brian Thomas 

1.
Brian Thomas 

2. 

2.
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SUBMITTED TO
THE DEPARTMENT OF PLANNING & ZONING

CITY OF ALEXANDRIA, VIRGINIA

PROJECT NAME: _______________________________________________________________________________

PROJECT ADDRESS:  _____________________________________________________________________________ 
DESCRIPTION OF REQUEST: 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________

THE UNDERSIGNED, hereby waives the right to the 45 day automatic approval provision of Section 
11-1708 (B)(2) of the Zoning Ordinance of the City of Alexandria, Virginia, for the application stated
above.

[ ]  Applicant

[ ]  Agent

Signature: _________________________________________________________________________

Printed Name: ______________________________________________________________________

Date: ___________ 

  WAIVER OF RIGHT TO AUTOMATIC APPROVAL

The Applicant requests a re-subdivision of existing lots 13 and 3, into proposed lots 500 and 501, respectively.
The proposed re-subdivision will result in two buildable lots in conformance with the R-8 District.
Additionally, two single-family detached residences are proposed for the new lots.
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2/22/2021 Mail - PlanComm - Outlook

[EXTERNAL]proposal to divide 506 N Overlook

David Shewchuk <dmshewchuk@gmail.com>
Mon 2/22/2021 3:02 PM
To:  PlanComm <PlanComm@alexandriava.gov>

Good afternoon -

I live at 609 N Overlook Drive, and write to you regarding Docket Item #11 on your March 2 Planning
Commission calendar, regarding the proposed subdivision of 506 N Overlook Dr.

I SUPPORT the property owner's request.  The lots would be consistent with the character of our
neighborhood, and I generally favor a property owner's ability to do as they wish with their property.  

I am aware of a petition currently circulating asking the Commission to delay, deny, or otherwise
frustrate the owner's request in the interest of preserving a link to city history.  This seems to me a
poor reason to use the force of bureaucracy to interfere with an individual's property.  If the signers
were concerned with the fate of the parcel, there are plenty of free and fair solutions (such as forming
a collective trust to acquire the lot) available to them - instead, they seek to use the power of
government to advance their personal interests at the expense of the property owner, which I cannot
support.

Consistent with your staff's recommendation, please vote in favor of the owner's request.

Thank you,

David Shewchuk
609 N Overlook Dr
Alexandria, VA 22305

DISCLAIMER: This message was sent from outside the City of Alexandria email system. 
DO NOT CLICK any links or download attachments unless the contents are from a trusted source. 
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2/24/2021 Mail - Patrick Silva - Outlook

RE: 506 N Overlook subdivision

Williams, Zachary G. <ZGWilliams@Venable.com>
Wed 2/24/2021 4:09 PM
To:  Sam Shelby <sam.shelby@alexandriava.gov>
Cc:  Patrick Silva <Patrick.Silva@alexandriava.gov>; Ikharo, Maura L. <MLIkharo@Venable.com>

Sam and Patrick:

We would like to defer the public hearing on our applica�on scheduled for next week. Please let me know our
op�ons for deferral. I appreciate your assistance with this.

Thank you,

Zach

Zachary G. Williams, Esq. | Venable LLP  
t 703.905.1497 | f 703.821.8949  
8010 Towers Crescent Drive, Suite 300, Tysons, VA 22182 

ZGWilliams@Venable.com | www.Venable.com

27

mailto:ZGWilliams@Venable.com
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2/25/2021 Mail - PlanComm - Outlook

[EXTERNAL]North Ridge Citizens' Association comments on Proposed Subdivision
#2020-00009

Charles Kent <chuckent@comcast.net>
Wed 2/24/2021 10:06 PM
To:  Karl Moritz <Karl.Moritz@alexandriava.gov>
Cc:  Sam Shelby <sam.shelby@alexandriava.gov>; Ann Horowitz <ann.horowitz@alexandriava.gov>; Justin Wilson
<justin.wilson@alexandriava.gov>; Elizabeth Bennett-Parker <elizabeth.bennettparker@alexandriava.gov>; John Chapman
<john.taylor.chapman@alexandriava.gov>; Garrett Fesler <Garrett.Fesler@alexandriava.gov>; Gretchen Bulova
<Gretchen.Bulova@alexandriava.gov>; Zachary Williams <ZGWilliams@Venable.com>; PlanComm
<PlanComm@alexandriava.gov>

3 attachments (16 MB)
NRCA letter to Karl Moritz on 506 N Overlook - 23 Feb FINAL.pdf; Appendix to NRCA Letter.docx; Petition - 506 N Overlook Dr
02242021.pdf;

Dear Mr. Moritz, 

We have just learned that the applicant for Subdivision #2020-00009 at 506 N. Overlook Drive has
requested a deferral. We hope that this delay will allow for a constructive conversation between the
owner and the community. We are reaching out to him for that purpose. 

We are transmitting this letter expressing our concerns, realizing that though some elements of the
proposal may change, the historical information we have found and the points that we raise are relevant
going forward. 

Thank you and your staff for your attention to this matter. 

Best regards, 

Chuck Kent 
President, NRCA 

________________________________ 
DISCLAIMER: This message was sent from outside the City of Alexandria email system. 
DO NOT CLICK any links or download attachments unless the contents are from a trusted source. 
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NRCA,	P.O.	Box	3242,	Alexandria,	VA	22302	

February 24, 2021 

Karl Moritz, Director 
Office of Planning and Zoning 
City of Alexandria, Virginia 

Subject: Proposed Subdivision #2020-00009 at 506 North Overlook Drive 

Dear Mr. Moritz: 

The North Ridge Citizens’ Association (NRCA) has been looking into the history of the property at 506 North 
Overlook Drive and the proposal to resubdivide the lots. For the reasons provided below, we believe Planning 
and Zoning should reconsider its conclusion that historical oversight is not needed and its recommendation that 
the Planning Commission approve the subdivision.  

The property at 506 North Overlook Drive has historical significance 

The historical record of 506 North Overlook should be fully investigated before the property is disturbed.  The 
existing house, known in the North Ridge community as “The Civil War House,” has long been celebrated as a 
unique and important symbol of the neighborhood’s history.  It has been featured as a historic property on the 
NRCA website for many years. It is also featured in both the 1981 and 2000 editions of “North Ridge Lore,” a 
publication documenting the history and the best-known narratives about our neighborhood. 

Your report states that, “No archaeological oversight will be necessary for this subdivision.” We challenge that 
interpretation. While there are conflicting records as to the precise date this house was built—property records 
say 1850, others say 1840, 1878 and 1894—the owner and his family are listed in our neighborhood in the U.S. 
Census of 1870 and 1880. Thus, the house appears to be well over 100 years old. Moreover, the property is 
listed in the 1992 Small Area Plan for Historic Preservation in North Ridge as the first of 37 properties 
designated as being a “Documented Historic Site.” This designation alone should trigger further investigation 
into the history of the house.  

The 1992 document shows 506 N. Overlook Drive (1878) under the name of H. Fractious estate (1894). That 
refers to Hampshire Fractious, a free African-American man who owned this and other properties in Alexandria 
shortly after the Civil War and who appears to have been one the highest African-American taxpayers in the 
City.  In an appendix to this letter, we offer a host of supporting documentation that should invoke further 
research and evaluation by the City’s historic preservation experts.  

As the 1992 Small Area Plan for Historic Preservation states, “The unique identity of any locality derives from 
its geographical setting, its early development pattern, its familiar architecture and settings and its people, all 
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of which combine to provide a city with its special sense of place. The preservation and conservation of early 
buildings, streetscapes, vistas, landscapes and neighborhoods serves to maintain and enhance the unique 
character of a city….”   We fear that, project by project, the unique character of Alexandria is being lost.  

This is not just a subdivision request. 

The applicant asserts that this request is solely to re-subdivide two existing lots into two lots of more equal size, 
proposed as Lots 500 and 501. According to the application, “The demolition of the existing dwelling is not the 
subject of this subdivision request.” Yet, at the same time, the applicant acknowledges his intent “to demolish 
the existing dwelling and construct a single-family dwelling on each new lot.” 

The proposed subdivision is inconsistent with the requirements of Section 11-411 of the zoning code pertaining 
to Historic and Archaeological Preservation which provides that “A preliminary site plan which includes land 
designated as a potential resource area on the City of Alexandria Archaeological Resource Map must require, as 
part of preliminary site plan, reasonable archaeological evaluation reports and resource management plans.” 
This section applies to all applications for preliminary or combined site plan or other development approval 
(emphasis added) subject to 11-411. 

If the City allows the subdivision and demolition, any required evaluation reports and resource management 
plans that are part of a site plan will be too late to save this historic structure. At a minimum, the proposed 
demolition is a “ground-disturbing activity” that qualifies for an archaeological evaluation report prior to any 
action by the owner/applicant. 

In addition, we respectfully disagree with conclusions in the Lot Analysis (Staff Report pp. 9-10).  First, the Lot 
Analysis incorrectly states the requirements of Section 11-1710(B).  While the Analysis states that that Section 
requires 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,” that is only part of the relevant test.  The critical omitted language requires more—it requires that 
“No lot shall be resubdivided in such a manner as to detract from the value of adjacent property.”  The Lot 
Analysis fails to address this requirement; as a result, the Staff Report and recommendations therein are fatally 
flawed. 

The Lot Analysis ignores the fact the subject property and the existing historical structure thereon are a 
significant part of the existing character of neighboring properties.  The planned subdivision and demolition 
would change the character of the neighborhood permanently. Section 11-1710 (C) requires that “The plat 
shall conform as near as possible to the master plan and its amendments, a copy of which is on file in the office 
of the director.” We refer you again to the 1992 Master Plan for Historic Preservation which lists this property 
as a Documented Historic Site. 

Finally, we note that the topography, including the step gradient downhill towards the adjoining preschool 
property, are not addressed in the Staff Report.  These and other safety concerns need to be evaluated under 
Section 11-1710(B) as part of the “suitability for residential use,” and under Section 11-1708(A)(2), which 
requires that "The subdivision will not adversely affect the public health, safety and welfare.” 

The tree canopy is also significant 

In addition to the historic significance of the property to North Ridge, we would reinforce the points in your 
report about the importance of these lots to the tree canopy of North Ridge. The loss of mature trees on this 
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 1 

Appendix to NRCA Letter of February 23, 2021 
available for viewing in a shared Dropbox Folder at the following link: 

https://www.dropbox.com/sh/u0k1l3ohwnz0un6/AAB8Y693s0xFjT_7lUsdk3TWa?dl=0 
 

1. Petitions 
a. Original petition signed by 104 Neighbors of 506 N. Overlook Drive (with 

original signatures and addresses) 
b. Online petition to Planning Commission and Mayor (with 820 signatures as of 

6:30 pm Feb 24) 
i. List of signatures on the online petition to further study the history of the 

building 
ii. Comments submitted to the online petition 

2. Information on the History of 506 N. Overlook Drive 
a. Pictures of the house in 2021 

i. East Side 
ii. West Side 

b. Picture of the house in 1999 (as used on the NRCA website history page) 
c. Historical maps of the area from 1878 to 1945 
d. The 1900 map of Alexandria County for Virginia Title Co. redrawn for the 1981 

North Ridge Lore on page 37 shows Hampshire Fractious owning a parcel of land 
in the approximate vicinity of the location of 506 N. Overlook.  

e. House listed as number 1 of 37 “Documented Historic Site(s)” on Page 61 of the 
North Ridge Small Area Plan for Historic Preservation of 1992.  It shows 506 
Overlook Drive (1878) under the name of H. Fractious Est. (1894), 
https///www.alexandriava.gov/uploadedFiles/planning/info/masterplan/masterplan
_historic_preservation.pdf 

f. Archaeology Preservation Code section 3413 (in 1989 amendments to Section 5-
5-1 of City Code) on page 29 shows the house as having been owned by 
Hampshire Fractious, a free African-American 

g. A 1962 article, “The Map of Arlington in 1878- Places and People” by C. B. 
Rose, Jr. also shows the name “H. Fractious” in a location approximate to the 
location of 506 N. Overlook Dr. The map in question is the 1878 “Map of 
Alexandria (Arlington) County VA, reproduced from the “Atlas of Fifteen Miles 
Around Washington Including the Counties of Fairfax and Alexandria, Virginia.” 

h. What makes Alexandria Alexandria?  Language from the Master Plan for Historic 
Preservation of 1992. 

i. Excerpts on 506 N. Overlook Drive from “North Ridge Lore,” by North Ridge 
Citizens’ Association, 1981  
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 2 

j. Excerpts on 506 N. Overlook Drive from “North Ridge Lore Revisited,” by North 
Ridge Citizens’ Association, 2000. 

3. Information on Hampshire Fractious, owner from 1876-1894? 
a. Taxes: He paid $2,100 in real estate taxes on a house he owned on Queen St. in 

1865.  (Source:  Website of The Friends of Freemen’s Cemetery, “Alexandria 
Real and Personal Property Taxes Paid by African Americans, 1865”.)  This 
amount is the second highest amount listed in this record of 37 pages of names.  

b. Caring for an Invalid Mother: In 1867 a list of blind Freedmen the Alexandria 
Superintendent of the Freedmen’s Bureau, included Page Fractious, a 90-year-old 
blind woman who lived at corner of West and Cameron St, whose condition was 
“very feeble” and “helpless” and “under charge and support of son, whose name 
is Hampshire Fractious”.   

c. Legal: In 1868 there was court ruling reported in the Alexandria Gazette of 
September 17th in which “Dr. Davis, colored, for swindling a colored man named 
Hampshire Fractious, out of a watch, was discharged, his identity with the 
swindler not being established.” 

d. Census: Hampshire Fractious and family in US Census from 1870, Year: 1870; 
Census Place: Jefferson, Alexandria (Independent City), Virginia; Roll: 
M593_1632; Page: 206A; Family History Library Film: 553131  

e. Taxes: In 1872 there was a public listing in the June 6th Alexandria Gazette of the 
auction/sale of numerous properties for the non-payment of taxes. On that list was 
Hampshire Fractious, and the property for sale was at the corner of West and 
Cameron. 

f. Purchase of Property: Deed recorded June 18, 1878 regarding sale at auction of 12 
acres of land previously part of Roach’s Mill, sold for $22/acre totaling $264 paid 
by Hampshire Fractious to S. Ferguson Beach, commissioner of sale. There is no 
mention of a structure on the property in this deed. (Reference to a Plat and 
Survey by Thomas N. Carter done April, 26, 1869.)  

g. Map of Arlington in 1878 taken from the Atlas of Fifteen Miles Around 
Washington Including the Counties of Fairfax and Alexandria, Virginia, compiled 
by G.M. Hopkins, published in Philadelphia, 1879 – Hampshire Fractious and his 
daughter Sylvia are mentioned on page 28 in the article “The Map of Arlington in 
1878- Places and People” by C. B. Rose, Jr. 

h. Census: Hampshire Fractious and family in US Census from 1880, Year: 1880; 
Census Place: Jefferson, Alexandria (Independent City), Virginia; Roll: 1351; 
Page: 438C; Enumeration District: 007. 

i. The Black History Museum of the Office of Historic Alexandria may have 
additional information on Mr. Fractious given the above history that might 
contribute to the historical importance of the property/structure at 506 N. 
Overlook Dr. 
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