Docket Item #1
BZA CASE #2009-0025

Board of Zoning Appeals
November 12, 2009

ADDRESS: 227 NORTH ROYAL STREET

ZONE: RM, RESIDENTIAL

APPLICANT: JAN BURRIS, OWNER, BY GAVER NICHOLS, ARCHITECT

ISSUE: Special exception to construct a second story rear addition in the required
rear yard.

CODE CODE APPLICANT REQUESTED

SECTION SUBJECT REQMT PROPOSES EXCEPTION

3-1106(3)(a) rear yard 16.00 feet 13.00 feet 3.00 feet

BOARD OF ZONING APPEALS ACTION OF NOVEMBER 12, 2009: On a motion to
approve by Mr. Allen, seconded by Mr. Lantzy, the special exception was approved by a vote of
610 0.

Reason: The application met the criteria for a special exception as outlined in the staff report.

Speakers:

Gaver Nichols, architect, made the presentation.

The staff recommends approval of the requested special exception because the request meets
the criteria for a special exception, including the following condition that all downspouts be
undergrounded on the north building wall of 227 North Royal Street to reduce impact of water
on 318 Queen Street.

If the Board decides to grant the requested special exception with the following condition it must
comply with the code requirements under the department comments and the applicant must
submit the following prior to the release of a Certificate of Occupancy: (1) a survey plat prepared
by a licensed surveyor confirming building footprint, setbacks, and building height compliance
from average preconstruction grade and (2) certification of floor area from a licensed architect or
engineer. The special exception must also be recorded with the deed of the property in the City’s
Land Records Office prior to the release of the building permit.
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BZA CASE #2009-0025

Issue
The applicant proposes to construct a rear second story WX U,
addition over an existing one-story sun room at 227 North =
Royal Street.

Background
The subject property is one lot of record with 22.00 feet of

frontage facing North Royal Street; a depth of 75.24 feet
along the south side of the property; a depth of 75.01 along
the north side of property; and a total of 22.00 feet along
the east side of the property. The property contains 1,650
feet of lot area.

A two-story semi-detached dwelling with a one-story rear
addition is located 4.00 feet over the existing front property
line facing North Royal Street. At the property line’s
closest point, the house sits 2.00 feet from the north front
property line.

Records show that in June, 1981, the property at 227 N. Royal received a permit to
enclose the existing one story porch.

A two-story, brick dwelling is located within the boundaries of the locally-designated Old
and Historic Alexandria District. The subject property appears on the 1891 Sanborn map
but not the 1885 map, which indicates it was built between 1885 and 1891. The house
was constructed as one of a pair with the property immediately to the south at 225 North
Royal Street. Each house was constructed of brick with a rear ell and a small, one-story
rear frame addition/porch. The Sanborn Fire Insurance Maps indicate that the rear of this
dwelling was altered several times during the first half of the twentieth century. Because
of its location within the Old and Historic Alexandria District, any exterior changes
visible from a public right-of-way, including new additions and new construction, as well
as any demolition or encapsulation over 25 square feet, require an approval by the Board
of Architectural Review (BAR) for a Permit to Demolish/Encapsulate and a Certificate of
Appropriateness. In addition, any additional changes to the exterior visible from a public
right-of-way, including but not limited to, new fences, lighting, garden walls, also require
approval by the Board. The proposed addition will not be visible from a public right-of-
way.

Description
The applicant proposes to construct a second-story rear addition over an existing one-

story structure 7.50 feet from the east side of the property and 13.00 feet from the rear
property line. The addition measures 9.50 feet by 13.30 feet, totaling 128.25 square feet.
The addition will measure 21.25 feet in height measured from the ground to midpoint of
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the roof facing the rear property line. The applicant must request a special exception of
3.00 feet from the requirement of 16.00 feet to the rear property line.

#

[epTH ELEVATION - EXSTING  coHpmiens

W -1ze"

The applicant is proposing to expand a second-story bedroom over an existing one-story
rear addition. The proposed addition will have a shed roof, continuing the existing roof
form, and will be clad in fiber cement siding. The applicant proposes to match the trim
and siding with the existing one story addition. The second-story is proposed to have
three single-light doors with a metal railing above the existing three single-light doors on
the north elevation. The east elevation will feature three ganged windows with a six-
over-six light configuration. Staff reminds the applicant to refer to the Design Guidelines
related to additions and other relevant chapters prior to submitting for approval of a
Permit to Demolish/Encapsulate and/or Certificate of Appropriateness.

Upon completion of the work, the proposed renovations will continue to comply with the
floor area requirements. (Refer to floor area calculations.)

There have been no variances or special exceptions previously granted for the subject
property.

Master Plan/Zoning
The subject property is zoned RM and has been so zoned since adoption of the Third
Revised Zoning Map in 1951, and is identified in the Old Town Small Area Plan.
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Requested Special Exception:

3-1106(3)(a) Rear Yard Setback

The RM zone requires a 16.00 feet minimum rear yard setback or a 1:2 ratio of building
height. A rear yard setback of one foot is required for every two feet in height. Based on
the proposed height of 21.25 feet from the midpoint of the gable of the new second floor
addition, the required setback is the minimum 16.00 feet. The proposed second floor will
be located over the existing rear one story addition. A 3.00 rear yard setback
modification is required for the second floor addition that will be located 13.00 feet from
the rear property line.

Noncomplying Structure/ Substandard Lot

Requirement Required Existing Noncompliance
Lot Width 25.00 feet 22.00 feet 3.00 feet

Rear Yard (east) 16.00 feet 13.00 feet 3.00 feet

Open Space 587.20 feet 570.00 feet 17.20 feet

Special Exceptions Standards

To grant a special exception, the Board of Zoning Appeals must find that the strict
application of the zoning ordinance creates an unreasonable burden on the use and
enjoyment of the property. Section 11-1304 of the zoning ordinance lists standards that
an applicant must address and that the Board believes exists and thus warrants granting a
special exception of the zoning regulations.

1) Whether approval of the special exception will be detrimental to the public
welfare, to the neighborhood or to the adjacent properties.

2) Whether approval of the special exception will impair an adequate supply of light
and air to the adjacent property, or cause or substantially increase traffic
congestion or increase the danger of fire or the spread of fire, or endanger the
public safety.

3) Whether approval of the special exception will alter the essential character of the
area or zone.

4) Whether the proposal will be compatible with the development in the surrounding
neighborhood.

5) Whether the proposed development represents the only reasonable means and
location on the lot to accommodate the proposed structure given the natural
constraints of the lot or the existing development of the lot.
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Staff Conclusion

In this particular case a proposed second story addition will be built in line with an
existing one story addition that sits 13.00 feet from the rear property line. No other relief
is requested. The request to extend the one noncomplying plane is one for which a
special exception may be sought.

Neighborhood Impact

The subject lot is one of two single-family lots similar in lot width and depth. The
adjacent property directly to the north (314 Queen Street) is two-stories in height. The
proposed second story addition on the subject property will likely not have an impact on
the light and air of this property. The property owners at 314 Queen Street, however,
state that on occasion water damage has occurred on the south wall of their home. It is
possible that any new construction at 227 North Royal Street might exacerbate water run-
off towards 314 North Queen Street. Currently there is a side yard area that is 7.50 feet
between the two properties.

312 Queen Street is a two-and a half story house with a rear two story addition. From
312 Queen Street there is approximately 13.00 feet from the one-story addition at 227
North Royal Street to the shared north side property line.

Also, the other most affected property will be to the south at 225 N. Royal Street. The
subject property currently has a one story addition with an open roof top deck that
projects further than the adjacent property. There is only 1.10 feet between the two
properties.

Light and Air
The proposed design is modest and the proposal does not unduly exacerbate existing

conditions on the lot. Constructing an enclosed second story addition may somewhat
reduce light and air enjoyed by the neighboring property to the south (225 N. Royal
Street) since the subject property currently has an addition that projects further than the
adjacent property. Staff believes that although the loss of the current open porch
currently affords the adjacent property more light and air than will the new second story.

Lot Constraints

The subject property exceeds the lot area required by the RM zone for a single-family
dwelling. Although the existing lot is larger than a standard size RM zone lot, it is the
existing one story rear addition that does not meet the minimum required rear yard
setback of 16.00 feet. The adjoining lots are similar in size and configuration and most
homes are two-story or slightly taller than the subject building.
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Drainage
The subject property abuts 318 Queen Street directly to the north. The property owners

state drainage on the south wall of 318 Queen Street has been a long standing issue.
Facing inward at 227 North Royal Street is an interior wall that suffers periodic water
damage. The property owners at 318 Queen Street support the applicant’s request but ask
that all downspouts be undergrounded to divert water away the south wall of 318 Queen
Street.

Staff Conclusion

Staff believes the submitted case meets the test for a special exception because the
proposed design is modest. Nearby homes are similar in height and scale. The modest
second floor addition does not unduly exacerbate existing conditions and is consistent
with the neighborhood character where two-story rear additions exist. Staff recommends
approval of the special exception request with the condition that all downspouts on the
north building wall of the subject property be undergrounded to divert water away from
the south wall at 318 Queen Street.
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DEPARTMENTAL COMMENTS
Legend: C - code requirement R - recommendation S - suggestion F - finding

* The applicant is advised that if the variance is approved the following additional comments
apply.

Transportation and Environmental Services:

R-1  The building permit plans shall comply with requirements of City Code Section 8-1-22
regarding the location of downspouts, foundation drains and sump pumps. Refer to
Memorandum to Industry dated June 18, 2004. [Memorandum is available online at the
City web site under Transportation\Engineering and Design\Memos to Industry.].
(T&ES)

R-2  Applicant shall be responsible for repairs to the adjacent city right-of-way if damaged
during construction activity. (T&ES)

R-3  All improvements to the city right-of-way such as curbing, sidewalk, driveway aprons,
etc. must be city standard design. (T&ES)

R-4  No permanent structure may be constructed over any existing private and/or public utility
easements. It is the responsibility of the applicant to identify any and all existing
easements on the plan. (T&ES)

R-5  An erosion and sediment control plan must be approved by T&ES prior to any land
disturbing activity greater than 2,500 square feet. (T&ES)

R-6  Compliance with the provisions of Article XIII of the City’s zoning ordinance for
stormwater quality control is required for any land disturbing activity greater than 2,500
square feet. (T&ES)

F-1  An approved grading plan may be required at the time of building permit application.
Insufficient information has been provided to make that determination at this time.
In summary, City Code Section 8-1-22(d) requires that a grading plan be submitted to
and approved by T&ES prior to the issuance of building permits for improvements

involving:
. the construction of a new home;
. construction of an addition to an existing home where either
. the addition exceeds the area of the existing building footprint by 100% or
more;
. or, the construction of the addition results in less that 50% of the existing

first floor exterior walls, in their entirety, remaining;
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. changes to existing grade elevation of 1-foot or greater;
. changes to existing drainage patterns;
. land disturbance of 2,500 square feet or greater.

Questions regarding the processing of grading plans should be directed to the
T&ES Site Plan Coordinator at (703) 838-4318. Memorandum to Industry No.
02-08 was issued on April 28, 2008 and can be viewed online via the following
link.

http://alexandriava.gov/uploadedFiles/tes/info/gradingPlanRequirements.pdf

Code Administration:

C-1

C-2

C-3

Cc-4

C-7

All exterior walls within 5 feet from an interior property line shall have a fire resistance
rating of 1 hour, from both sides of the wall. As alternative, a 2 hour fire wall may be
provided. This condition is also applicable to skylights within setback distance.
Openings in exterior walls between 3 and 5 feet shall not exceed 25% of the area of the
entire wall surface (This shall include bay windows). Openings shall not be permitted in
exterior walls within 3 feet of an interior lot line.

Prior to the issuance of a demolition permit or land disturbance permit, a rodent
abatement plan shall be submitted to Code Enforcement that will outline the steps that
will taken to prevent the spread of rodents from the construction site to the surrounding
community and sewers.

Roof drainage systems must be installed so as neither to impact upon, nor cause
erosion/damage to adjacent property.

A soils report must be submitted with the building permit application.

Additions and Alterations to the existing structure must comply with the 2006 edition of
the Uniform Statewide Building Code (USBC).

Additions and Alterations to the existing structure and/or installation and/or altering of
equipment therein requires a building permit. Five sets of plans, bearing the signature
and seal of a design professional registered in the Commonwealth of Virginia, must
accompany the written application. The plans must include all dimensions, construction
alterations details, kitchen equipment, electrical, plumbing, and mechanical layouts and
schematics.

Construction permits are required for this project. Plans shall accompany the permit
application that fully details the construction as well as layouts and schematics of the
mechanical, electrical, and plumbing systems.
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C-8 Permission from adjacent property owners is required if access to the adjacent properties
is required to complete the proposed construction. Otherwise, a plan shall be submitted
to demonstrate the construction techniques utilized to keep construction solely on the
referenced property.

C-9 A wall location plat prepared by a land surveyor is required to be submitted to this office
prior to requesting any framing inspection.

Recreation (Arborist):
F-1  No trees are affected by this plan.

Historic Alexandria (Archaeology):
F-1  There is minimal ground disturbance involved in this project. No archaeological action is
required.

Other Requirements Brought to the Applicant’s Attention:
C-1 A wall check survey plat shall be submitted to Planning and Zoning when the building
footprint is in place, pursuant to Alexandria City Code section 8-1-12.
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BZA CASE

Section of zoning ordinance from which request for special exception is made:

We REREYT A SPEOIAL BXCEPTIVU oo ~Trie s&mﬂ 7f’\f?«i§
SEVRACK ?’f@&&fﬁ%ﬁ@w“?’ {6 TTHE FH ZopEl BT
2-100 (A)[B) ClA0" Miuvin %@u@@m&uﬂ

PART A

4. Applicant: g Owner [] Contract Purchaser

( owsere)

Name

Address 22 + Q&ZW % YA’U W&: T
Pt VA 22314 Daytime Phone _MWed, 703 - Gofiq - 299

2. Property Location 22T JorTH Rovd

3. Assessment Map a65.03 Block 0 Lot 072 Zone EQM LINE -

4. Legal Property Owner:

Name \jﬁu MRA} f':)
Address 222 Mg@’ﬂ“{ ?@"?ﬁf’b

PR AR A 323 %

WD BMe B fz,wz

Application B4 Exception Additions. pif
81106 Pnz\Appiications, Forms, Checklists\Zoning Miscellaneous
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5. Describe request briefly -
A REQLEST A SIECIAL BXCEpPTion) ol -THe  Peag,
AT SETDACK CeQUIleMETS (v THE B, 20 e,
CLRE PEMUEST 18 T0 ALLC W VS T0 BUILD DIRECTLY cir
A G HORY - BASTIVG Srpocnie MDD  ADD A
SEOYD STORy ) Link  witH THe FrooRr Raawy,

TIHE PYSTY Ok SRy wae sy 1500 Fo THe Pear
TRRT SETRPACKE HHE LEW WAL W pole GT 130", e

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

M Yes — Provide proof of current City business license.

[ 1 No — Said agent shall be required to obtain a business prior to filing application.

THE UNDERSIGNED HEREBY ATTESTS na all of the information herein provided including the site

plan, building elevations, prospective drawings of the projects, efc., are trus, comrect and accurate. The undersigned further

be invalidated, The undersigned also hereby granis the City of Alexandria permission to post placard notice as reguired by
Article XI, Division A, Section 1-301(B) of the 1992 Alexandria City Zoning Ordinance, on the property which is the subject of
this application. The applicant, if other than the property owner, also affests that hefshe has obtained permission from the
property owner io make this application.

APPLICANT OR AUTHORIZED AGENT:

printname  ARAS

X3 -B3o - S5p0 < 7(28/09

telephone date

signature

Pursuant to Section 43-3-2 of the City Code, the use of 5 document containing false information may constitute a Class 1
misdemearnor and may resuit in & punishment of 2 yesr in fail or $2,500 or both, ft may also constitute grounds to revoke
the permit applied for with such information.

NOTE TO APPLICANT: Only one special exception per dwelling shail be approved under the
provisions of Section 11-1 302({B){4).

Application BZA Exception Additions.puf
8/1/08 Pnz\Applications, Forms, Checklisfs\Zoning Miscellaneous
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PART B (SECTION 11-1304)

APPLICANT MUST EXPLAIN THE FOLLOWING:
(please use additional paper where necessary)

1. How will the special exception for the proposed addition, if granted, address the applicant’s needs?
Expiain:

THE APRLiICAUT 1S eePautive A Bedpam By ExTEIDine THE

SCoUD Flal (UGE. pad PTG OpE SR BRTOoD oF 1S HAE.

T STRUSIWE 1S A o HRSE 8D THE  pepDimow (S o THREE

Whis ol A PzP, He o\ STWe PEAR LWaw F 1HE oue

SATRY _PANOY HZEYS M HeVeHT - SETBAL ped. o= Ve Ac Wi

THE B @oroied her whw . Howbvep e v, o pewm,

MAKES Botr Tre BHYL WAe 10000 ro MPAigds Jom T s
LequibeS b 3fer

e PuCEPIO0 10 BIIOD 10 LiE Wil T
Oed AU 200 SR OTlg ), ~Trie SPECiAL ¢ LEPTON Wik A
Vi 0 Buidd gl 1k yoos). . _
2. Will the special exception, if granted, harm adjoining properties or impact the neighborhoed in any way?
Explain:

M SECiAy BXCErTIod Wi iooT  HaRM  ADiALe st Flopoen el
CE_ M PAUC TYe JEbiciioc AS tofe AoDiDoU (S AT
e ReAR b Hrle Pwu Ause

3. Will the proposed addition reduce or block light and air to adjacent property? Explain:

THe oMo Wil 0T Block cp pedvce LidHT
0 e plidcet PRofSRNET. THe  FAST Peefarts LS
AUVRM A A ST Wi AT (C Tale  NORTH
ProPerty. Tve Sam propelTy Wik o MTuoe To
Hae THE fuv  SwiH Suid. A AooiTow WLL
WNOT  ADERSECY  AFRZT (TS (4t Frerl Tre AT

Application BZA BException Additions.pdf
8/1/06 Pnz\Applications, Forms, Checklists\Zoning Miscellaneous
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How is the proposed construction compatible with other properties in the neighborhood and the character of
the neighborhood as a whole? Explain:

A_ABOITRY 1S UoT Seey) For T STEEET AuD
L TD P Con STRUCTED W Faarie CAIE P I ]
AID HEDICAJE. SADIVG, 1 (o [t KB Pl (o

TTHE DASTIVE o1 Hopy BN poav, <mhy
MEIC & ilerd HaS Dice TWIHeUSES W iEH
FRAME ADD (Do AY 1 AR Bal,

How is the proposed consiruction simitar to other huildings inthe immedia_te area’?

We {98 MRUY9e “tHe TRi PoARDS A D
2T DeTAILS B THe EXISTI NG Towiofzose
OV SIORY  popTion) fD  UE  ALSC PATTU
PEIAING RAME DWW ie TETAOS bEARBT

Does this plan represent the only reasonable location on

S the lof to build the Proposed addition? Explain:
THE PRofoSED (24 o, Fr ARRMOL) (S Dilectiy
% THE PYSTIVE OPVE SR PoRfion oF TiHe

E- (T 1S “THe ouir PEASOMABVE oA,

Has the applicant shown the proposed plans to the adjacent most affected property owners? Has any

neighbor objected 1o the proposed special exception, or has any neighbor written a letter in support of the
proposed special exception? If 80, please attach the letter, Explain:

THE APPuCA T HAS S M THE PLAadS o
fhiAceiT e lHyioR s D My S8BT AT
LETTERS  AS ikpeD

Apptication 824 Ercepiion Additions.pdf
8/1/08 Prz\Applications, Forms, Check!ists\Zoning Miscelianeous
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DEPARTMENT OF PLANNENG AND ZONING
FLOOR AREA RATIO AND OPEN SPACE CALCULATIONS

A. Property Information s N mz.ﬂ-i ?&,@7 AL &W&W Zone ﬁ M m;ﬁj% e

Al. Street Address

A2. e X IS = 24538

Total Lot Area Floor Area Ratio Allowed by Zone Maximum Alfowable Fioor Area
B. Existing Gross Floor Area
Existing Gross Area* Allowable Exclusions
Basement Qg(z? 5? Basement™* ﬁ,’iﬁ’ ﬁ? B%é;g”g g;o?:i Floor Area
First Floor § [ &i 4’ Stairways** ‘? % B2.éAléowabfe Floar Exclusions**
= - Sq. Ft.
Second Floor 0; @ & Mechanical* o B3. Existing Floor Area minus Exdlusions
) e - _S3q. Ft.
Third Ficor {? Cther o (subtract B2 from 81)
Porches/ Other o Total Exclusions 12 4{5)
Totai Gross * LR
C. Proposed Gross Floor Area {does nof include existing area)
Proposed Gross Area*” Allowable Exclusions
Basement O Basement** &) C1. Proposed Gross Floor Area *
. . - Sq. Ft.
First Floor 0 Stairways e C2. Aflgwable Floor Exclusions™
Second Fl i Mechanical** O Sg. Ft.
Scong oo i 2'@ chanic C3. Proposed, Floor Area minus
Third Floor o Other** L7 Exclusions Sq. Ft.
subtract C2 from ©1
Porches/ Othar o Total Exclusions 5? ( )
Total Gross * 5 Z_(}?
. Exisﬁng + Proposed Floor Area *Gross floor area is the sum of all gross horizonial
Q - & o areas under roof, measured from the face of
D1. Total Floor Area (add B3 and C3) e PAM Sq.Ft exterior walls, including basements, garages,
D2. Total Floor Area Allowed by Zone (A2) ﬁ‘fg 2 Sq. Ft. sheds, gazebos, guest buildings and other
acrcassory buildings.

** Refer to the zoning ordinance (Section2-145(B))
and consult with zoning staff for information
regarding allowable exclusions,

If taking exclusions other than basements, floor
F. Open Space Calculations plans with excluded areas must be submitted for
review. Sections may also be required for some

Existing Open Space LBy & &% @ exclusions.

Required Open Space 3@5’22@‘,35 =578 @

Proposed Open Space Wo® + 25§ - S ?3
7.5 %350 ;—g,@g & m AL g}pw CALCy

The undersigned heré%? certifies am:i agzests that, to ghe best of his/her knowledge, the above computations are true and
correct.
o £
Pl %@M A7 ‘ Date: ??2%%%5 7

Updated July 10, 2008

Signature:
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