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Special Use Permit #2009-0044
10-17-09
702 North Patrick Street - Parking Reduction

Application

General Data
.
Request:
Planning Commission
Consideration of a special use Hearing:
October 6,2009
permit amendment for a parking City Council
reduction.
Hearing:
October 17,2009
Address:
Zone:
RBIResidential
702 North Patrick Street
Applicant:
Small Area Plan:
Braddock Road Metro
Alamin and Nadia Negash
Staff Recommendation: APPROVAL subject to compliance with all applicable codes and
ordinances and the recommended ~ e r m iconditions
t
found in Section I11 of this re~ort.
Staff Reviewers: Nathan Randall nathan.randall@,alexandriava.gov
PLANNING COMMISSION ACTION, OCTOBER 6, 2009: On a motion by Mr. Dunn,
seconded by Ms. Lyman, the Planning Commission voted to recommend a ~ ~ r o vof
a lthe request,
with the deletion of condition #5, subject to compliance with all applicable codes, ordinances,
and staff recommendations. The motion carried on a vote of 6 to 0, with Mr. Wagner absent.

Reason: The Planning Commission agreed with staff analysis.
Speakers:
Bob Larson, representing the applicant, and Nadia Negash, the applicant, spoke in favor of the
request.
CITY COUNCIL ACTION:

SUP2009-0044
702 North Patrick Street

SUP #2009-0044

SUP #2009-0044
702 N. Patrick St.
I.

DISCUSSION

The applicant, Alamin and Nadia Negash, requests a special use permit amendment for a parking
reduction at a single-family residence located at 702 North Patrick Street.

The subject property is one lot of record with 20 feet of frontage
on North Patrick Street, 80 feet of depth and a total lot area of
1,600 square feet. The site is developed with a two-story singlefamily townhouse.
The surrounding area is occupied by a mix of residential,
institutional and commercial uses. Immediately to the north are
residential townhouses. To the south is a hair salon. To the east is
the Charles Houston Recreation Center and to the west is a
residential townhouse.

On May 13, 2000 City Council granted Special Use Permit #2000-0037 for a parking reduction
to Habitat for Humanity, Inc. to reduce the number of required parking spaces on this residential
lot from two to one. This SUP was requested in the context of building a new single-family
townhouse on the property (the one in which the current applicants reside); however, except for
this parking reduction, the project would not have required a SUP.
The lot on which the current house is located is particularly small. Pursuant to Section 3-707(B)
of the Zoning Ordinance, any lot in the RB zone recorded prior to December 28, 1951 may be
developed with a single family residence and accessory structures at the lot size shown on the
recorded plat. The lot contains 1,600 square feet and was recorded prior to 1951. The RB zone
ordinarily requires a minimum lot size of 1,980 square feet. Additionally, lots in the RB zone are
required to provide 800 square feet of open space no matter what size the lot may be. This is
different from most other residential zoning districts in the City which require a proportional
open space - usually a percentage of the total lot area.
The current owners of the house (who are not the owners connected with the original Habitat for
Humanity, Inc. project), have found that they need more living space and wish to build a modest
two-story addition with dimensions of approximately 1 1 feet by 11 feet. Building this addition
would reduce the designated open space on the lot from 812 square feet to approximately 680
square feet (or approximately 42.5% of the lot.)
The owners' first effort to address this issue was to make a variance request to the Board of
Zoning Appeals. On June 11,2009 the Board of Zoning Appeals denied on a 3-3 vote BZA Case
#2009-0008, a variance request by the applicants to reduce the required open space on the
property. In their request, the applicants proposed the same small addition noted in the current
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Special Use Permit request, proposing 680 square feet of open space instead of a flat 800 square
feet as required in the RB zone. Although Planning & Zoning staff recommended approval of the
variance, the Board of Zoning Appeals denied the request for at least two reasons. One of the
Board's major concerns seemed to be that it was not in the purview of the Board to grant a
variance since the Board believed the issue of open space was likely discussed in the SUP
approved by City Council.
The applicant is now pursuing permission to build their small addition by requesting a SUP for
an additional parking reduction. It should be noted that staff has explored with the applicant and
the City Attorney's Office whether this dilemma could be resolved by requesting a SUP to
simply modify the amount of open space on the lot; however, the Zoning Ordinance would not
allow that in this case because the site was only subject to SUP approval, not Site Plan approval.

The applicants propose a parking reduction at their single-family townhouse that would reduce
their requirement from one space to zero. The applicants propose this reduction in order to build
a two-story addition at the rear of the existing residence consisting of approximately 121 square
feet per floor (or 242 square feet in total.) The applicants also state that there will be no changes
to the parking situation as a practical matter because they do not currently use the parking space
on their property because it is difficult to maneuver in and out of the space, which is accessed by
a narrow alley.

According to Section 8-200 (A) (1) of the Zoning Ordinance, a single-family townhouse requires
two parking spaces per dwelling unit. SUP#2000-0037 reduced this requirement from two spaces
to one. The applicant currently has one parking space located at the rear of the property and
accessed from the alley off Wythe Street and is seeking to eliminate this required space. Section
8-100 of the Zoning Ordinance allows a parking reduction only with a special use permit.

The subject property is located in the RB zone. The existing single family use is consistent with
the Braddock Road Small Area Plan chapter of the Master Plan which designates the property for
residential use.

The subject property is located in the Parker-Gray Historic District and is under the jurisdiction
of the Parker-Gray Board of Architectural Review (BAR). The application is for a SUP to
request a parking reduction, in order to construct a rear two-story addition. The house was
constructed in 2000 by Habitat for Humanity. The applicants have submitted applications to the
Board for a Permit to Demolish and a Certificate of Appropriateness for the new addition. These
applications have been placed on hold, pending approval of a parking reduction request. In an
initial review of the proposed new addition, it appears the addition is appropriate and compatible
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to the existing non-historic house, as well as the context of the historic neighborhood. While the
applications to the BAR have been placed on hold, the applicants are reminded that all exterior
changes to the buildings visible from a public-right-of-way, including but not limited to new
signage, window replacements, roofing or siding materials replacement, fencing, exterior light
fixtures, and any exterior demolition or encapsulation greater than 25 square feet requires
approval by the Board of Architectural Review. It is the applicant's responsibility to inform BAR
Staff should such issues develop and any changes to previously submitted applications.
11.

STAFF ANALYSIS

Staff does not object to the applicant's proposal to reduce its one required parking space to zero,
with specific conditions as.listed in this report. The most important of these conditions is that
there can be no physical changes to the rear portion of the property next to the alley. That is, the
existing gate in the rear yard fence that provides access to the rear yard will not be changed and
the existing paved surface in the rear yard, which was designed as a parking space but is
currently used as a children's play area, will not be removed.
Although staff had some initial concern with proposal since it would eliminate any parking
requirement for this location, this concern is reduced based on at least two factors. First, the
applicants note in their application that they currently do not use the parking space at the rear of
their property because they find it difficult to maneuver their vehicle in and out of the space.
Staff agrees that the alley is tight and that it would be somewhat difficult to maneuver a large
vehicle into and out of the space. Therefore, because the applicants do not use their parking
space, there will be no change in the parking situation on the ground in the neighborhood as a
result of the parking reduction. Second, the applicants have produced a letter signed by six of
their neighbors in support of the parking reduction. Staff believes this letter further substantiates
that this parking reduction will not change the parking situation on the ground and will have little
or no impact on the surrounding neighborhood.
Staff has noted previously in this report the somewhat complicated history associated with this
property. The single-family townhouse on the site was originally built as a Habitat for Humanity
house in 2000. That organization was granted SUP#2000-0037 for a parking reduction on the
property which lowered the required two spaces to one. The new owners of the property now
propose a small two-story addition in the rear of the building of approximately 121 square feet
per floor (total 242 square feet.)
Because the current open space calculation on the lot is 812 square feet, the applicants need to
either obtain a variance or a parking reduction in order for their proposed addition to meet
Zoning Ordinance requirements. The applicants applied for a variance from the open space
requirement (BZA Case #2009-0008) contending that because their lot is below the standard size
needed to create a legal lot today in the RB zone, the open space requirement of 800 square feet
is a hardship. The BZA denied the application on a 3-3 vote on the basis that the Board did not
have the authority to grant such a variance since the property was subject to a SUP. Staff has
since discussed the matter with the City Attorney's office, however, and has reached the
preliminary conclusion that the BZA did have the authority to grant such a variance because the
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townhouse structure itself and the open space requirement were not terms of the prior Special
Use Permit (SUP#2000-0037).
While staff acknowledges that in theory the applicants could attempt to return to the Board of
Zoning Appeals in light of this new evidence, the outcome of that endeavor remains uncertain.
Staff finds that the applicant's small addition which has brought about the parking reduction
request is reasonable, particularly given the size of the current residence. Staff also finds that the
parking reduction would not impact the parking situation in the neighborhood as a practical
matter. Finally, the parking reduction if approved would provide the applicants a certain degree
of relief from what has become a complicated regulatory process in this instance for a simple.
addition. For these reasons, staff does not object to the proposed parking reduction.
Subject to the conditions contained in Section I11 of this report, staff recommends approval of the
applicants' Special Use Permit request.

111. RECOMMENDED CONDITIONS
Staff recommends approval subject to compliance with all applicable codes and ordinances and
the following conditions:
1.

CONDITION AMENDED BY STAFF: This special use permit allows a parking
zero on-site parking suaces.
reduction to permit

2.

A plot plan showing all improvements/alterations to the site shall be approved by the
Department of T&ES before a building permit can be issued. (T&ES)-(SUP2000-0037)

3.

CONDITION DELETED BY STAFF:

4.

CONDITION DELETED BY STAFF:

w
5.

CONDITION DELETED BY PLANNING COMMISSION:

iE!wS%m
6.

CONDITION ADDED BY STAFF: The vropertv is subiect to comuliance with tree
coverage requirements. Tree plantings and crown coverage calculations shall be included
with the building plans, prior to the issuance of a building permit. (RP&CA)

STAFF:

Gwen Wright, Division Chief, Department of Planning and Zoning;
Nathan Randall, Urban Planner.
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IV.

CITY DEPARTMENT COMMENTS
Legend:

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

Transportation & Environmental Services:
R-1

The applicant shall not remove the existing asphalt area or the existing fence gate at the
rear of the property. (P&Z) (T&ES)

C-1

The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11,
Chapter 5, which sets the maximum permissible noise level as measured at the property
line. (T&ES)

Code Enforcement:
F- 1

No Comment

F-1

702 North Patrick 'Street is located in the Parker-Gray Historic District and is under the
jurisdiction of the Parker-Gray Board of Architectural Review (BAR). The application is
for a SUP to request a parking reduction, in order to construct a rear two-story addition.
The house was constructed in 2000 by Habitat for Humanity. The applicants have
submitted applications to the Board for A Permit to Demolish and a Certificate of
Appropriateness for the new addition. These applications have been placed on hold,
pending approval of a parking reduction request. In an initial review of the proposed new
addition, it appears the addition is appropriate and compatible to the existing non-historic
house, as well as the context of the historic neighborhood. While the applications to the
BAR have been placed on hold, the application reminded that all exterior changes to the
buildings visible from a public-right-of-way, including but not limited to new signage,
window replacements, roofing or siding materials replacement, fencing, exterior light
fixtures, and any exterior demolition or encapsulation greater than 25 square feet requires
approval by the Board of Architectural Review. It is the applicant's responsibility to
inform BAR Staff should such issues develop and any changes to previously submitted
applications.

Health Department:
F- 1

No Comment

Parks and Recreation:
R-1

The property is subject to compliance with tree coverage requirements. Tree platings
and crown coverage calculations shall be included with the building plans, prior to the
issuance of a building permit. (RP&CA)
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C-1

Property owner shall control weeds along public sidewalks, curb lines and within tree
wells which are within 12 feet of the owners front property line. (City Ord. No. 2698,
6/12/82, Sec. 2; Ord. No. 2878, 11/12/83, Sec. 1)

Police Department:
F-1

The Police Department has no objections to reducing the parking spaces from one to
none.
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M T H E UNDERSIGNED, hereby applies for a Special Use Permit in accordance with the provisions of Article XI,
Section 4-1 1-500 of the 1992 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 IV.
Section 4-1404(D)(7) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.
[#THE UNDERSIGNED, hereby attests that all of the information herein provided and specifically including all
surveys, drawings, etc., required to be furnished by the applicant are true, correct and accurate to the best of their
knowledge and belief. The applicant is hereby notified that any written materials, drawings or illustrations submitted
in support of this application and any specific oral representations made to the Director of Planning and Zoning on
this application will be binding on the applicant unless those materials or representations are clearly stated to be nonbinding or illustrative of general plans and intentions, subject to substantial revision, pursuant to Article XI. Section
11-207(A)(10),of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.
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,\C.TlON-CITY COUNCIL:

DATE:

As the property owner of
(

109

.
YPTGl(k;.
>
*TI2 . BET
-4

-

i

t

I'ri~pcn!. Addrcss)

described in this application.

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.

1139 Required floor plan and plotlsite plan attached.
[ ] Requesting a waiver. See attached written request.

2.

The applicant is the (check one):
[ ] Owner
[ ] Contract Purchaser
[ ] Lessee or
pp Other: AFLCL4 \l%CT

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 ten percent.

If property o.aner or applicant 1s belng represented by an authorized agent such as an attorney, realtor. or
other person for whlch there 1s some form of compensation, does this agent or the business in whlcn !he
ageril IS en~ployedhave a business license !o operale ~n!ne City of Alewandr~a.V~rglnla?

[*
i 1

Yes. Pfovlde proof of current C!ty bus~nessIlcense
No. The agent shall obtaln a blislnsss I~censepr~orto f!llng appl~catlon ~f requlred by the City Ccde

NARRATIVE DESCRIPTION
3. The applicant shall descrlbe below the nature of the request in detail so that the fJlannlng
Comm~ss~on
and City Council can understand the nature of the operat~onand the iise The aescrrprlon
stioilid fully discuss the nature of the actlvlty (Attach addltlondl sheets t f necessary \

In 2000 a SLIP was granted to build a house on a substandard lot
(1600 SF) in the RE zone in the Parker Gray neighborhood. This
project was built by Habitat for Humanity. The two required off street
parking spaces were reduced to one off street space. The present
owner desires to add onto the house, creating a new family room on
the first floor and a bedroom at the second floor with a footprint of
130 square feet per floor. In order to have the required open space
they would need to eliminate the parking space.
The existing required parking space is never used by the owners. The
alley adjacent to their property is at its most narrow dimension (12
feet 4 inches), which makes maneuvering into their space very
difficult.. The other neighbors that use the alley to park behind their
houses, have a much wider maneuvering space.
On street non restricted parking is usually available directly across
the street from the owners' house on the east side of Patrick Street.
Additionally, Monday through Friday, 2 hour parking is available
directly in front of their house and 3 hour parking is available just
around the corner on Wythe Street.

USE CHARACTERISTICS
4.

The proposed special use permit request is for (check one):
[ ] a new use requiring a special use permit,
[ ] 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:

#
5.

6.

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).

B.

How many employees, staff and other personnel do you expect?
Specify time period (i.e., day, hour, or shift).

Please describe the proposed hours and days of operation of the proposed use:
Day:

Hours:

f-4 /.A

7.

H!,A

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?

/+\

I

'

Supplemental I ~ r m a t l o n
to be completed by appllcants requesting speclai use permit
approval of a reduction in the required parking pursuant to section &100(A)(4) or (5).
1. Descrlbe the requested parking reduction. (e g. number of spaces, stacked parking, size, off-site
location)
--

At present the owner has 1 compact off street parking space at the
rear of the property. This space is accessed by an easement over a
neighboring property, which comes off of Wythe Street. An SUP
issued in 2000 allowing the construction of a new house eliminated
the requirement of having 2 off street spaces.
2. Provlde a statement of lustlflcatlon for the proposed parklng reduction.
..-.-

The alley (easement on adjacent property) is only 12 feet 4 inches
wide and abuts the neighbors house. Turning into the existing space
is very difficult because the alley is so narrow and therefore is never
used for parking.
3. Why is It not teaslbie to provlde the required parklng?

The width of the alley (easement) can not be changed because the
neighbors' house creates one side of alley, therefore the space is not
used because it is too difficult to make the turn from a 12 feet 4 inch
alley into the space. The alley can not be made wider.

A Will the proposed reduction reduce the number of available parklng spaces below the
number of exlstlng parklng spaces?
X
Yes.
NO.
5. If the requested reduction is for more than five parking spaces, the applicant must submit a Parking
Management Plan which identities 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 neighbornoad.
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July 24, 2009

To Whom It May Concern:

I am a neighbor of the Negash family that lives at 702 N. Patrick Street. They
have spoken to me about their desire to eliminate the on-site parking space
bfiind their house because it is very difficult to use. This would allow them to
house.

I support them in their efforts.

VG.
Address
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Name
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Address

SPEAKER'S FORM
DOCKET ITEM NO.

4

PLEASE COMPLETE THIS FORM AND GIVE IT~TOTHE CITY CLERK
BEFORE YOU SPEAK ON A DOCKET ITEM
PLEASE ANNOUNCE THE INFORMATION SPECIFIED BELOW PRIOR TO SPEAKING.

2. ADDRESS:

2'2-11 C o H M O N ~ G ~ ~ ./ J # -

TELEPHONE NO.

33'~
-6~
413
s

E-MAIL ADDRESS:

&L

3. WHOM D o Y o u REPRESENT, IF OTHER THAN YOURSELF?

4. WHAT IS YOUR POSITION ON THE ITEM?
FOR:
AGAINST:
OTHER:

a

Lb%ui ~

~

Ly%&\m

I

5. NATURE OF YOUR INTEREST IN ITEM (PROPERTY OWNER, ATTORNEY, LOBBYIST, C M C
INTEREST, ETC.):

COMPENSATION FOR THIS APPEARANCE BEFORE COUNCIL?
YES

This form shall be kept as a part of the permanent record in those instances where financial interest or
compensation is indicated by the speaker.
A maximum of three minutes will be allowed for your presentation, except that one officer or other designated
member speaking on behalf of each bonafide neighborhood civic association or unit owners' association desiring
to be heard on a docket item shall be allowed five minutes. In order to obtain five minutes, you must identify
yourself as a designated speaker, and identify the neighborhood civic association or unit owners' association you
represent, at the start of your presentation. If you have a prepared statement, please leave a copy with the Clerk.
Additional time not to exceed 15 minutes may be obtained with the consent of the majority of the council present;
provided notice requesting additional time with reasons stated is filed with the City Clerk in writing before 5:00
p.m. of the day preceding the meeting.
The public normally may speak on docket items only at public hearing meetings, and not at regular legislative
meetings. Public hearing meetings are usually held on the Saturday following the second Tuesday in each month;
regular legislative meetings on the second and fourth Tuesdays in each month. The rule with respect to when a
person may speak to a docket item at a legislative meeting can be waived by a majority vote of council members
present but such a waiver is not normal practice. When a speaker is recognized, the rules of procedures for
speakers at public hearing meetings shall apply. If an item is docketed forpublic hearing at a regular legislative
meeting, the public may speak to that item, and the rules of procedures for speakers at public hearing meetings
shall apply.
In addition, the public may speak on matters which are not on the docket during the Public Discussion Period
at public hearing meetings. The mayor may grant permission to a person, who is unable to participate in public
discussion at a public hearing meeting for medical, religious, family emergency or other similarly substantial
reasons, to speak at a regular legislative meeting. When such permission is granted, the rules of procedures for
public discussion at public hearing meetings shall apply.
Guidelines for the Public Discussion Period
(a) All speaker request forms for the public discussion period must be submitted by the time the item is called by
the city clerk.
(b) No speaker will be allowed more than three minutes; except that one officer or other designated member
speaking on behalf of each bonafide neighborhood civic association or unit owners' association desiring to be
heard during the public discussion period shall be allowed five minutes. In order to obtain five minutes, you must
identify yourself as a designated speaker, and identify the neighborhood civic association or unit owners'
association you represent, at the start of your presentation.
(c) If more speakers are signed up than would be allotted for in 30 minutes, the mayor will organize speaker
requests by subject or position, and allocated appropriate times, trying to ensure that speakers on unrelated
subjects will also be allowed to speak during the 30 minute public discussion period.
(d) If speakers seeking to address council on the same subject cannot agree on a particular order or method that
they would like the speakers to be called on, the speakers shall be called in the chronological order of their request
forms' submission.
(e) Any speakers not called during the public discussion period will have the option to speak at the conclusion of
the meeting, after all docketed items have been heard.
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W T H E UNDERSIGNED, hereby applies for a Special Use Permit in accordance w ~ t hthe
Section 4-11-500 of the 1992 Zoning Ordinance of the C ~ t yof Alexandria, Virginia.
[*THE

RB

ZONE:

i-I E t59F47U

302.M ,pbrR\C& 5TpEkT

PROPOSED USE:

mm

provisions

UNDERSIGNED h a v ~ n gobtained perrntssion from the property owner hereby grants

of Article XI

permission

to the

C ty of Alexandr~astaff and Comm~ssionMembers to v ~ s ~Inspect,
t.
and photograph the bullding premlses land etc
connected with the appl~cation
*THE

UNDERSIGNED, having obtained permission from the property owner, hereby grants perrnrssion to the

C~tyof Alexandria to post placard notice on the property for which this application is requested, pursuant to Article IV.
Section 4-1404(D)(7) of the 1992 Zoning Ord~nanceof the City of Alexandria, Virginia.

[*THE

UNDERSIGNED, hereby attests that all of the tnformat~onherein provided and specifically includjng all

surveys, drawings, etc.. required to be furnished by the applicant are true, correct and accurate to the best of their
knowledge and belief. The applicant is hereby notified that any written materials, drawings or illustrations submitted
in support of this application and any specific oral representations made to the Director of Planning and Zoning on
th~sapplication will be binding on the applicant unless those materials or representations are clearly stated to be nonb nd~ngor illustrative of general plans and intentions, subject to substantial revision, pursuant to Article X ( . Section
11-207(A)(10),of the 1992 Zoning Ordinance of the City of Alexandria, Virginia.
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CC approved the PC recommendation 7-0

on-re:

DATE:

10/17/09
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