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County Board Agenda Item 
Meeting of June 16, 2012 

 
 
 
 
 
DATE:  June 7, 2012 
 
SUBJECT:  U-3331-12-1 USE PERMIT for a Unified Residential Development for Sunnyside 
Development, located at the north side of the 5100 block of 14th St. N., (RPC# 09-048-031, -
032). 
 
Applicant:   
David Springberg 
Sunnyside Development 
1400 N. Buchanan St. 
Arlington, Virginia 22205 
 
C.M. RECOMMENDATION:   
 
 Approve the subject use permit for a Unified Residential Development, with 

modifications from the Zoning Ordinance requirements for lot width, front yard setback, 
side yard setback and attached accessory buildings (garages), subject to the conditions of 
the staff report. 

 
ISSUES:  This is a request for a Unified Residential Development and no issues have been 
identified. 
 
SUMMARY:  This is a request for a two (2) lot Unified Residential Development (URD) on 
14th Street North in the Waycroft-Woodlawn neighborhood.  The subject property currently 
consists of two (2) lots, one (1) of which is a pipestem lot.  The existing lots are buildable by-
right.  The lots are adjacent to an historic mansion called “Broadview” that dates to at least the 
1870s.  The proposed URD will redraw the lot lines to eliminate the pipestem lot.  The two (2) 
redesigned lots will permit houses that front on 14th Street North with front porches and rear 
detached garages, and will permit a design and site layout that is sensitive to the siting of the 
historic house next door.  The proposed URD has undergone an extensive community process, 
including voluntary review by the Historic Affairs and Landmark Review Board (HALRB).  The 
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applicant requests modifications from the Zoning Ordinance for lot width, side yard setbacks, 
front yard setbacks, and to permit attached accessory structures (garages).  Staff supports the 
requested modifications as they result in elimination of a pipestem lot and result in a better 
placement of the houses on the lots that is sensitive to the neighbors including the adjacent 
historic house.  Therefore, staff recommends approval of the subject use permit for a Unified 
Residential Development, with modifications from the Zoning Ordinance requirements for lot 
width, front yard setback, side yard setbacks and for attached accessory buildings (garages), 
subject to the conditions of the staff report. 
 
BACKGROUND:  The subject property is currently two (2) vacant lots, including a pipestem 
lot, which were subdivided by-right in 1979.  Although the applicant may build two (2) houses 
on the existing lots by-right, subject to Zoning Ordinance requirements, the applicant desires to 
redraw the lot lines in order to eliminate the pipestem lot, development of which is considered 
undesirable by County staff and the immediate neighbors.  The proposed two (2) reconfigured 
lots will eliminate the pipestem, but will not meet the minimum Zoning Ordinance requirement 
for lot width for regular lots or the alternative “split-lot” development type.   The applicant is 
therefore requesting a use permit for a Unified Residential Development in order to permit the 
resubdivision and to construct two (2) houses that are more in character with the neighborhood, 
in character with the historic house next door, responsive to the wishes of the immediate 
neighbors and to conform with County policy to discourage development in existing vacant 
pipestem lots when there are plausible alternatives.     
 
The existing two (2) vacant lots were subdivided in 1979 from a one (1) acre tract of land.  This 
one (1) acre tract was all that remained of the historic “Broadview” farm of the Lacey family, 
which once covered over 300 acres.  The historic Broadview house, which dates from at least the 
1870s, is immediately next door to the subject site.  The new owners of the Broadview house are 
currently working with County Historic Preservation staff to create a Historic Overlay district for 
the house.  While the two (2) lots under consideration are not in the proposed overlay zone, and 
therefore not required to obtain a Certificate of Appropriateness (CoA), the applicant agreed to 
have the Unified Residential Development reviewed by Historic Preservation staff and the 
Historic Affairs and Landmark Review Board (HALRB) for their comments and suggestions.  At 
their public hearing on May 16, 2012, the HALRB voted unanimously to recommend approval of 
the applicant’s URD request, with conditions that have been incorporated into the design of the 
URD and/or conditions of approval.    
         
The following provides additional information about the site and location:   
 

Site:  The subject site is two vacant (2) lots in the north side of the 5100 block of 14th Street 
North, 200 feet east of North George Mason Drive, and 600 feet south of Arlington Hospital.   
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Zoning:  The subject site is zoned “R-6” One-Family Dwelling Districts. 
 

Land Use:  The subject site is designated “Low” Residential (1-10 units/acre) on the General 
Land Use Plan (GLUP) 

 
Neighborhood:  The subject site is located in the Waycroft-Woodlawn Civic Association 
Area.  The civic association voted unanimously on May 22, 2012 to support the URD, 
“contingent that Broadview will be made a local historic district.”   

 

 
 
 
DISCUSSION:  The applicant has a contract to purchase two (2) existing recorded lots on the 
north side of the 5100 block of 14th Street North.  One (1) of the existing lots is a pipestem lot.  
The lots were created in 1979 by-right, but have remained vacant since that time.  Both lots are 

To the north: Single family dwellings zoned “R-6”  
  
To the south Across 14th Street, an entirely vacant and wooded city 

block zoned “R-8” and “R-6”.  The block is privately 
owned and a by-right development of single-family 
houses is has been proposed.   

  
To the east: Single family dwellings zoned “R-6” 
  
To the west: Single family dwellings zoned “R-6” and the historic 

Broadview mansion, to be considered for Historic 
District designation by the County Board in Autumn 
2012.   

SITE with Existing Lot Configuration 



 
 

U-3331-12-1 14th Street URD - 4 - 
PLA-6228 

legally buildable by-right, subject to the setback requirements of the Zoning Ordinance.  In 2003, 
the County Board adopted a text amendment that permitted the creation of new pipestem lots 
only by special exception use permit, and amended the required setbacks in pipestem lots to 25 
feet on all four (4) sides, and a special exception use permit from the County Board is required 
for any relief from the 25-foot setback requirement.     
 
Instead of developing the two (2) lots in their current configuration, the applicant proposes to 
redraw the lot lines to eliminate the pipestem, creating two (2) lots that would permit street-
fronting houses.  However, because the proposed lots are narrower than what the Zoning 
Ordinance requires (a minimum width of 60 feet is required), approval of the lots as a Unified 
Residential Development (URD) is required.   
 
The URD development technique was established by the County Board in July 1997 (and 
amended in 2006) for the following purposes:  
 

“…to provide for flexible, site specific solutions for the development of one-family 
detached dwellings in certain zoning districts, to implement the purposes of the General 
Land Use Plan and the Zoning Ordinance; promote the compatibility of one-family 
residential developments with surrounding neighborhoods by coordinating building 
forms, the bulk, scale and placement of new buildings, and the relationship between 
buildings and structures within the development and surrounding properties; provide 
pedestrian connectivity; and to preserve natural land forms, irreplaceable historical 
features, and significant trees and foliage.”  

 
The applicant’s proposed URD provides a development superior to potential “by-right” 
development and meets the goal of promoting compatibility with the surrounding neighborhood 
and sensitivity to the neighboring historic house through the bulk, scale, and placement of the 
proposed houses and accessory dwellings.   
 
The Proposed Lot Configuration 
The applicant proposes to resubdivide the two (2) existing lots to eliminate the pipestem 
configuration, and to construct two (2) homes with detached garages on the new lots.   Staff 
supports the proposed new lot configuration as development on the vacant pipestem would not 
be compatible with the historic mansion next door, would not be compatible with the 
neighborhood in general, and would be contrary to County policy over the last decade to 
discourage pipestem development.  The developer is also creating two (2) outlots to convey to 
neighboring property owners.  Outlot A (the small outlot on the southwest corner) will be 
conveyed to the owners of Broadview to assist with the construction of a new driveway to their 
home and to provide a buffer between the new house and the historic house. Outlot B, to the rear 
of the subject properties, will be conveyed to the homeowners to the rear to provide a landscape 
buffer and fence to screen the proposed garages. 
 
Proposed Homes 
Through the public review process, the applicant has worked with the HALRB and County staff 
to site the proposed houses and accessory buildings in a way that is compatible with the historic 
Broadview mansion and the neighborhood as a whole.  Both houses will front on 14th Street, will 
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have front and rear porches, and rear accessory garages that are detached from the houses, but 
attached to each other (as permitted in Section 31.A.13.b.(5).   The placement of the houses and 
the placement of the rear garages in particular will preserve what is left of Broadview’s once-
sweeping view toward Washington, simultaneously permitting passers-by on the street a view 
towards Broadview’s prominent Victorian porch.   
 
The architecture of the immediate neighborhood is eclectic, ranging from the Victorian 
Broadview to 1980s split-levels.  The architecture of the proposed houses will be traditional.   
Lot 4B (the easternmost lot) will be developed in a 1920s bungalow style, and Lot 5B (the lot 
closest to Broadview) is a modest Queen Anne Victorian.  The materials, however, will be 
modern, and the houses will read as new and are designed to not take attention away from 
Broadview.   
 
The proposed accessory buildings will be one-story garages, in a traditional style.  The garages 
will be accessed by a shared driveway from 14th Street to the rear of the property.  URDs are 
required to have two and one-half (2 ½) parking spaces per dwelling unit, at least one (1) of 
which is required to be off street.  The applicant’s proposed driveway and garage can 
comfortably accommodate at least two (2) cars on each property.  Street parking is permitted on 
this block of 14th Street but rarely used.     
 
Transportation/Infrastructure/Utilities   
 
14th Street North is designated on the Master Transportation Plan as a “Neighborhood” street.  
There are no plans to widen the street.  As the URD only redraws the boundaries between two 
single-family lots, there is no transportation impact from the proposed development.  There is 
existing sidewalk, curb and gutter, and a planting strip.  The applicant will provide a new five-
foot sidewalk.  The proposed driveway curb cuts shall meet current County standards.  Staff is 
requiring the applicant to construct an ADA-compliant handicap ramp in the curb that will 
connect with a proposed ramp in the curb of the new subdivision across the street.   
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Proposed Modifications 
The applicant meets the lot frontage, parking and lot coverage requirements for Unified 
Residential Developments in Section 31.13 and the height and rear yard and most side setback 
requirements for “R-6” development.  The applicant is requesting modifications from the Zoning 
Ordinance requirements for lot width, front yard setbacks and side yard setbacks, as permitted in 
Section 31.A.13.c.   
 
The applicant proposes two (2) lots that are less than the required 60 feet wide in “R-6” districts.  
The existing lots meet the required lot width, but only because of the pipestem configuration, 
which was permitted by the subdivision and Zoning ordinances at the time of the original 
subdivision in 1979.  For the new lots, the applicant is proposing a width of 43 feet for lot 4B 
and a width of 46.42 feet (as lot width is defined by the Zoning Ordinance) for Lot 5B.  While 
the new lots will be below the minimum width, they will still meet the minimum lot size 
requirements of 6,000 s.f., and result in a site layout that is superior to construction in a pipestem 
configuration.  Both proposed houses will have to address the street, proper rear setbacks are 
maintained, and the proposed lot arrangement will be in keeping with the traditional (pre-1950s) 
Arlington development pattern of long narrow lots.   
 
The applicant also proposes a modification of the front yard setbacks for both houses, and a side 
yard setback for the proposed house on Lot 5B.  The required front yard setback is 25 feet from 
any street right-of-way or easement for street purposes.  There is currently a 1.5-foot easement 
for public street purposes on the lots.  This easement was created in 1979 when the lots were 
subdivided, and neighboring properties do not have this easement.  The applicant proposes front 
yard setbacks of 23.5 feet from the front of the house, and 17.5 feet  from the porch steps to the 
easement line.  The applicant states that the proposed front yard setback variance will put the 
house in line with almost all other houses in the neighborhood. Staff concurs. 

Proposed Lot 
Layout 
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The applicant also proposes a modification of the required side yard setback for Lot 5B.  The 
minimum side yard setback required by the Zoning Ordinance is eight (8) feet to the wall of the 
building, and five (5) feet to decks under four (4) feet in height, stoops, steps, or areaways.  In 
this case, the applicant is proposing that one corner of the proposed house and steps to a 
proposed deck come within five (5) feet and 4.2 feet of the property line, respectively.  The 
proposed reduced side yard setback is the result of the applicant’s consultations with the HALRB 
and immediate neighbors.  The applicant had originally proposed a plan that met the setback 
requirements, but it resulted in a “longer” house, where parts of the applicant’s proposed house 
would come uncomfortably close to Broadview’s front porch, one of the defining historic 
features of that house, as well as infringe on the view from that porch, and the view from the 
street to the historic house.  With a closer setback to the side property line, the house has a 
smaller footprint and therefore preserves the view to and from the porch, and protects 
Broadview’s owner’s privacy and ability to use and enjoy their porch.   
 
The applicant finally requests a modification for the required side yard setbacks for the accessory 
buildings (garages) to create attached accessory buildings.  The URD ordinance specifically 
permits accessory buildings to be attached on common lot lines by use permit approval.  
Originally, the applicant had proposed separate garages, but again, during the HALRB 
consultation process and in discussions with the affected neighbors it was suggested that attached 
garages would help preserve open space and, again, the view to and from Broadview.  The 
location of the garages is also acceptable to the neighbors to the rear.   
 

Regulation Required Applicant Requests 
Front Yard Setback 25’ to building 

21’ to porch/steps 
23.5’ building 
17.5’ steps 
 
(Both Houses) 

Side Yard Setback (main 
structures) 

Both sides must add to 18’ 
one side may be 8 feet 
 
 
Porches, steps no closer than 
five feet to a property line 

Both sides: 13.2’ 
West side: 5’ 
East side:  8.2’ 
 
Proposed Steps: 4.1’ 
 
(Lot 5B Only) 

Side Yard Setback (accessory 
structures) 

1’ 0’ 
 
(Both Lots) 

Lot Width 60’ 43’ (Lot 4B) 
46.42’ (Lot 5B) 

 
Staff recommends approval of the requested modifications as they result in a superior design to 
by-right development, are sensitive to the historic and neighborhood context, were the result of 
extensive community involvement and serve the County’s goal of encouraging houses that 
engage the street with front porches and rear garages, designs that developing with the current lot 
configuration would not provide.     
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Community Process 
The proposed URD has gone through an extensive community process.  The applicant had 
informally met with the immediate neighbors before submittal of the plan to the County.   
Although the proposed URD is not located or adjacent to a County Historic District (at this 
time—the historic Broadview house is expected to come before the Board for consideration of 
Historic Overlay designation later this year), the applicant voluntarily agreed to a review and 
comment by the HALRB.   The URD was reviewed at two (2) informal meetings with members 
of the HALRB’s Design Review Committee (DRC) and County staff on April 13 and 18, 2012.  
The applicant made revisions based on the Committee’s comments, and presented a revised plan 
to the full DRC meeting on May 2, 2012.  Additional revisions were made in response to DRC 
suggestions, and the URD was presented to the full HALRB on May 16, 2012.  The HALRB 
unanimously recommended approval of the project, with a few further suggestions to which the 
applicant agreed (letter attached).  Most of the immediate neighbors attended both the DRC and 
HALRB meetings, and expressed support of the revised plans as opposed to the applicant’s 
original plans.  The URD was presented at the Waycroft-Woodlawn Civic Association on May 
22, 2012, and the Association voted unanimously to support the applicant’s request.  The 
Association expressed, however, that their support was “contingent on the historic preservation 
of Broadview”. 
 
The Planning Commission heard the case at their June 6, 2012, meeting, and voted unanimously 
to recommend approval of the use permit for a unified residential development and the proposed 
modifications from the Zoning Ordinance requirements for lot width, front and side yard 
setbacks, and to permit attached garages sharing a lot line, with the recommendation of 
additional conditions to require bonding for the trees proposed to be saved, a condition that side 
yard fences be picket-style, and that the applicant detail the façade materials that he will use on 
the drawings that will be submitted to the County Board.  Staff concurs with the Planning 
Commission and the applicant agreed to the additional conditions regarding bonding and fences, 
which are incorporated into conditions #8.j and #11.  The applicant will also submit façade 
details on the 11” X 17” plans that will be submitted to the Board before the hearing.     
 
CONCLUSION:  The purpose of a Unified Residential Development is to provide context-
sensitive development that is superior to by-right development, with extensive community 
involvement.  In this case, the applicant proposes to redraw the boundaries between two (2) 
existing lots to eliminate the pipestem configuration.  County policy generally holds that 
pipestem development is undesirable.  The applicant’s proposed development fulfills the stated 
intent of the URD development technique, and the proposed modifications further the intent, 
creating traditional-style homes that engage the street with front porches, rear garages, and are 
sensitive to the historic Broadview house.  The applicant has also engaged the immediate 
neighbors through this process, voluntarily agreed to a review of the proposed URD by the 
HALRB, and agrees to conditions that will mitigate the impact of his development on 
neighboring properties.  Therefore, staff recommends approval of the subject use permit for a 
Unified Residential Development, with modifications from the Zoning Ordinance requirements 
for lot width, front yard setback, and side yard setback and attached accessory buildings 
(garages), subject to the conditions of the staff report.   
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Proposed Conditions 
  

1. The developer (as used in these conditions, the term “developer” shall mean the owner, 
the applicant and all successors and assigns) agrees to comply with the standard 
conditions set forth below and as referenced in Administrative Regulation 4.11 and the 
revised plans dated May 23, 2012 and reviewed and approved by the County Board and 
made a part of the public record on June 16, 2012, including all renderings, drawings, and 
presentation boards presented during public hearings, together with any modifications 
proposed by the developer and accepted by the County Board or vice versa.   

 
This use permit approval expires three (3) years after the date of County Board approval 
if a building permit has not been issued for the first building to be constructed pursuant to 
the approved plan.  Extension of this approval shall be at the sole discretion of the 
County Board.  The owner agrees that this discretion shall include a review of this use 
permit and its conditions for their compliance with then current County policies for land 
use, zoning and special exception uses.  Extension of the site plan is subject to, among 
other things, inclusion of amended or additional use permit conditions necessary to bring 
the plan into compliance with then current County policies and standards together with 
any modifications proposed by the owner and accepted by the County Board or vice 
versa. 

 
2. The developer agrees to comply with the following before issuance of a final building 

permit for any house on the property and to remain in compliance with this condition 
until the Certificate of Occupancy for the second house is issued. 

  
a. The developer agrees to identify a person who will serve as liaison to the community 

throughout the duration of construction.  The developer agrees to provide the name 
and telephone number of this individual, in writing, to the Zoning Administrator and 
to post that information at the entrance of the project. 

 
b. At the end of each work day during construction of the project, the developer agrees 

to ensure that any streets used for hauling construction materials or to enter the 
construction site are free of mud, trash, and debris.  

 
c. Throughout construction of the project, the developer agrees that construction work 

shall be in accordance with the Arlington County Noise Ordinance (Section 15 of the 
Arlington County Code).  The developer agrees that any construction activity which 
produces noise levels which exceed the noise levels established in Table I of the 
Arlington County Noise Ordinance shall be permitted only during the daytime.  
Daytime is defined as between the hours of 7:00 a.m. and 7:00 p.m. on weekdays and 
from 10:00 a.m. to 7:00 p.m. on Saturdays and legal holidays. 

 
3. The developer agrees to submit to and obtain approval of final site 

development/engineering plans from the County Manager or designee for consistency 
with this approval, any applicable statutes and ordinances, and County guidelines and 
policies.  The final site development/engineering plan shall include the proposed 
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location of water mains and service lines, storm and sanitary sewers, proposed 
underground utility services to the buildings, the trees to be preserved and new proposed 
trees on site.  The plans shall be drawn at the scale of 1 inch = 25 feet and be 24 inches 
by 36 inches in size.  No Building Permit shall be issued for this site until final site 
development/engineering plans and the sequence of construction has been approved by 
the County Manager or designee.  The developer further agrees that the approved final 
site development/engineering plans will govern all construction on the property.   

 
4. The developer agrees to install address indicator signs, which comply with Section 27-

12 of the Arlington County Code or successor provision, in a location visible from the 
street and as shown on the final engineering plan, prior to issuance of a Certificate of 
Occupancy for the house on which the address sign is located. 

 
5. The developer agrees that, except as otherwise specifically provided in these conditions, 

all required easements and right-of-way agreements shall be submitted to the County 
Manager or designee for approval and be recorded by the developer before the issuance 
of a Final Building Permit for any house. 

 
6. Upon approval of the final site-engineering plan, the developer agrees to submit a 

performance bond estimate, for the construction or installation of all facilities within the 
public rights-of-way or easements, to the County Manager or designee for review and 
approval.  Upon approval of the performance bond estimate, the developer agrees to 
submit a performance bond and agreement for the construction or installation of all these 
facilities including any required stormwater detention facility on the property within the 
public rights-of-way or easements to the County Manager or designee.  This bond shall 
be executed by the developer in favor of the County before the issuance of the Final 
Building Permit for any house on the property. 

 
7. The developer agrees that all landscaping on the site shall be established and maintained 

in accordance with the concept Landscape Plan approved by the County Board on June 
16, 2012, and these conditions.  The developer further agrees that all landscaping called 
for in the conceptual landscape plan for any lot shall be installed for the specific lot 
before the issuance of a certificate of occupancy for any structure on that lot unless 
another timing arrangement is approved by the Zoning Administrator because of the 
impractical or impossible nature of such timing.  Furthermore, the applicant agrees to 
obtain the County Manager's or his designee's approval of a final landscape plan, 
consistent with the Conceptual Landscape Plan, the final site development/engineering 
plan, and with this use permit approval prior to the issuance of a building permit.  The 
developer further agrees that, before the County Manager shall approve the final 
landscaping plan, such plan shall be submitted to the Historic Affairs and Landmarks 
Review Board (HALRB) for review, and submitted to the immediate neighbors of the 
subject site for their review and comment (at a minimum, the plan shall be submitted to 
the residents/owners of 5151 14th Street N., and 5130 15th St. N.).  Upon County Manager 
approval, the final landscape plan shall govern construction of the site.   
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 The final site development and landscape plan shall include the following details, if 
applicable: 

 
The location and dimensions of utility meters, utility vaults and boxes, 
transformers, mechanical equipment, fire hydrants, standpipes, stormwater 
detention facilities, the location of all existing and proposed utility lines and of all 
easements.  

 
The location, dimensions, and materials for driveways, driveway aprons, parking 
areas, interior walkways and sidewalks. 

 
Topography at two (2) foot intervals and the finished first floor elevation of all 
structures. 
 
Utility/planting strips and street tree locations.  

 
8. Landscaping shall conform to Department of Environmental Services Standards and 

Specifications and to the following requirements: 
 

a. New planting materials shall be of good nursery stock and a nursery guarantee shall 
be provided by the developer for two (2) years including the replacement and 
maintenance (to include but not be limited to pruning, feeding, spraying, mulching, 
weeding and watering) of all landscape materials following the issuance of the final 
certificate of occupancy for each individual lot. 

 
b. New plant materials and landscaping shall meet the American Standard for Nursery 

Stock, and shall also meet the following standards: 
 

(1) Major deciduous trees, including street trees (shade or canopy trees such as 
Oaks, Maples, London Plane Trees, Japanese Zelkovas, etc.) - a minimum 
caliper of 3 1/2 inches. 

 
(2) Evergreen trees (such as Scotch Pines, White Pines, Hemlocks, etc.) - a 

minimum height of 7 to 8 feet. 
 

(3) Ornamental deciduous trees (such as Cherries, Dogwoods, Serviceberries, 
Hornbeams, etc.) - a minimum caliper of 3 1/2 inches.  Multi-stem trees 
shall not be less than 10 feet in height. 
 

(4) Shrubs - a minimum spread of 18 to 24 inches. 
 

(5) Groundcover - in 2 inch pots. 
 

c. All new lawn areas shall be sodded; however, if judged appropriate by the County 
Manager or his designee, based on accepted landscaping standards, seeding may be 
substituted for sod.  All sod and seed shall be state certified. 
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d. Exposed earth not to be sodded or seeded shall be well-mulched or planted in 

ground cover.  Areas to be mulched may not exceed the normal limits of a planting 
bed. 

 
e. Soil depth shall be a minimum of four (4) feet for trees and tall shrubs plus 12 

inches minimum of drainage material or other drainage material commonly used in 
the industry as reviewed and approved by the County Manager on the landscape 
plan, for trees and tall shrubs and three (3) feet for other shrubs.  This requirement 
shall also apply to those trees and tall shrubs in raised planters.  Soil depth for 
raised planters shall be measured from the bottom of the planter to the top of the 
planter wall.  The walls of raised planters shall be no higher than seat-wall height (2 
1/2 feet, maximum) above the adjacent finished grade. 

 
f. Finished grades shall not exceed a slope of three to one or the grade that existed 

before the site work began, or otherwise approved by the County Manager or his 
designee. 

 
g. The developer agrees to maintain the site in a clean and well-maintained condition 

before the issuance of the Land Disturbance and Demolition Permits and agrees to 
secure and maintain the site throughout the construction and phasing process.   

 
h. The developer agrees to notify the Department of Parks and Recreation (DPR) 

Urban Forester at least 72 hours in advance of the scheduled planting of any street 
trees in the utility strip and to be available at the time of planting to meet with staff 
of DPR to inspect the plant material, the tree pit and the technique of planting.  Soil 
used in the tree pit must meet the specifications for street tree plantings available 
from the DPR Urban Forester. 

 
i. The developer agrees to show on the landscape plan the locations and sizes of the 

proposed optional decks/patios.  The developer agrees that the unenclosed 
decks/patios shall only be added to the units in locations shown on the Site and 
Grading Plan.  Minor modifications (less than 200 square feet in area) to the design 
of the buildings, decks, patios and lot layout may be approved by the County 
Manager or his designee.   
 

j. The developer agrees to show the location and details of proposed fences on the 
landscape plan, and that fences along the property lines of this Unified Residential 
Development shall be permitted per the regulations of the Zoning Ordinance, 
provided that side yard fences shall be picket fences 54” in height. 
  

 
9. The developer agrees to contact all utility companies, including the electric, telephone 

and cable television companies, and offer them access to the site at the time of utility 
installation to install their underground cables.  In order to comply with this condition the 



 
 

U-3331-12-1 14th Street URD - 13 - 
PLA-6228 

developer agrees to submit to the Zoning Administrator copies of letters from the 
developer to the utility companies offering them access as stated above. 

 
10. The developer agrees to hire a certified arborist or horticulturist to identify and prepare a 

document that would denote all trees and shrubs proposed to be preserved on the site and 
to submit a tree protection plan which identifies by species trees and shrubs to be saved, 
in addition to identifying any new trees and shrubs which would be included on the site 
prior to the issuance of the grading and demolition plan.  The applicant agrees to work 
with the County arborist to determine the type and location of the fencing for tree 
protection.  All fencing shall be installed prior to any construction on the site including 
any demolition, clearing or grading.  The applicant agrees that any trees to be preserved 
shall be indicated by a posted sign, in English and Spanish, on or near the trees to be 
saved.   

 
11. The applicant understands and agrees to meet the County standards for tree replacement 

values for the loss of all mature trees lost or removed during construction of the site.  The 
applicant further agrees that, without limitation, the enforcement mechanisms in 
conditions #20 shall apply to tree preservation. 

 
Upon approval of the tree protection plan the developer agrees to submit to the 
Department of Parks and Recreation, (DPR) a performance bond estimate for the trees to 
be saved. Upon approval of the performance bond estimate by the DPR, the developer 
agrees to submit to the DPR a performance bond, in the approved amount of the estimate, 
and the approved tree protection plan, which bond shall be executed by the developer in 
favor of the County before the issuance of the Final Building Permit. Prior to the release 
of the public improvement bond, the developer agrees to submit to the DPR as-built 
drawings showing the location of all saved trees.  
 
Any tree required to be saved pursuant to this condition, which dies (any tree which is 
30% or more dead as determined by the County’s Urban Forester shall be considered to 
have died) prior to, or within ten (10) years of, the issuance of the Master Certificate of 
Occupancy  shall be removed and replaced by the developer at his expense with the 
number of major deciduous and evergreen trees consistent with the Tree Replacement 
Guidelines and which meet the minimum size and other requirements of Condition #9 
above provided, however, that replacement as specified in this subparagraph (3.b.5) does 
not relieve the developer of any violation resulting from the failure to save identified 
trees. 

 
 
12. The developer agrees to maintain the existing street width from curb to curb, reconstruct 

the curb and gutter and remove curb cuts as shown in the approved Final Engineering 
Plan prior to the issuance of the certificate of occupancy of the first building in the 
project.  The developer further agrees to construct an ADA-accessible ramp on the north 
side of 14th Street North, the exact location of which to be determined at the time of the 
approval of the final engineering plan, prior to the issuance of a certificate of occupancy 
for the first building in the project.  The developer further agrees to provide a minimum 
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2'-wide planting strip and a minimum 5'-wide sidewalk along the site frontage prior to the 
issuance of a certificate of occupancy for the first building in the project. 

 
13. The developer agrees that all improvements to streets for pedestrians and/or vehicular 

access or circulation shall be in full compliance with the Americans with Disabilities Act 
and any regulations adopted thereunder. 

 
14. The developer agrees that all permanent utility services serving the new buildings on the 

site shall be located below ground.  Any utility improvements necessary to provide 
adequate utility services to this development shall be paid for by the developer and shall 
not result in the installation of any new utility poles. 

 
15. The developer agrees that all engineering design plans and subsequent construction shall 

be in accordance with the latest edition of the Arlington County Department of 
Environmental Services (Transportation Planning) Construction Standards and 
Specifications. 

 
16. The developer agrees that all sanitary sewers and water mains, including water services, 

shall have a minimum of ten (10) feet horizontal clearance from each other and five (5) 
feet from all other utilities, and shall have a minimum of 10 feet horizontal clearance 
from buildings and other structures unless otherwise approved by the County Manager or 
his designee.  Water mains 16 inches and larger, and mains placed more than 10 feet 
below the surface shall have a minimum of 15 feet horizontal clearance from buildings 
and other structures; and sanitary sewers 15 inches and larger, or sewers placed more 
than 10 feet below the surface shall have 15 feet minimum clearance from buildings and 
other structures.  All water mains and sanitary sewers shall meet County Standard design 
criteria and shall be shown on the final engineering plan and approved by the County 
Manager or his designee. 

 
17. The developer agrees to provide off-street parking for all construction equipment and 

vehicles, including construction workers’ vehicles, during the hours of construction of the 
subject site.  All Port-a-Johns shall be located on the interior of the site away from the 
public streets for the term of construction on the site.  The developer agrees to contact the 
Department of Environmental Services (Transportation Planning) to obtain any necessary 
Construction Equipment permits.   

 
18. The developer agrees that at the time of any transfer of any part of the property, the 

purchaser shall be provided with a copy of the conditions of the use permit as well as 
with information clearly stating that all owners of property on the site and their 
successors and assigns are bound to the terms and conditions of this use permit. 

 
19.  The developer agrees that the trees designated on the landscape plan as to be saved may 

not be removed except to replace them with a tree of greater caliper size or maturity or as 
may be required either to (i) prune, trim and maintain these designated trees, or to (ii) 
remove them because of a determination that they are diseased or otherwise a safety 
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concern or threaten to defeat the purpose of preserving the subject area. The final location 
of replacement trees is to be reviewed and approved by the County Arborist.   

 
20. The developer agrees to comply with all federal, state and local laws and regulations not 

modified by the County Board's action on this URD and to obtain all necessary permits.  
In addition, the developer agrees to comply with all of the agreed-upon conditions 
approved by the County Board as a part of this use permit approval.  The developer 
agrees the County has the authority to take actions to include issuance of a stop work 
order when the developer is not in full compliance with any of the agreed-upon 
conditions.  Further, temporary Certificates of Occupancy will not be issued without 
approval by the Zoning Administrator. 

 
21. The developer agrees to be responsible for documenting any historical artifact or 

historical natural feature uncovered during construction on the site.  This documentation 
shall include written notation describing the artifact or natural feature, color photographs, 
and mapping of the location and/or depth of the site excavation at which the item was 
found.  The developer agrees to submit a copy of this documentation to Arlington County 
before issuance of the First Certificate of Occupancy. 

 
In the event an historical artifact or natural feature is found on the site, and is to be 
disturbed or removed from the site during construction, the developer agrees to contact 
the Arlington County Historic Preservation Program, Neighborhood Services Division 
before removing or disturbing the artifact or natural feature.  Arlington County shall be 
given the opportunity to accept donation of the artifact or natural feature before the item 
is offered to any other organization or individual. 
 
Should the project be assessed as a possible archaeological site, the developer agrees to 
pursue, at a minimum, a level one and two archaeological study.  The developer agrees to 
submit to the Arlington County Historic Preservation Program all written results of the 
level one and two archaeological study and all artifacts found on the site. 
 

22. The developer agrees to register the project with Arlington’s Green Home 
Choice program and to receive Green Home Choice certification upon project 
completion. The developer agrees to request and complete two Green Home Choice 
inspections through the Inspections Services Division: the first inspection will occur prior 
to dry wall installation and the second inspection will occur at project completion. As 
required by the Green Home Choice program, a final report documenting compliance will 
be submitted to the Green Home Choice program coordinator for review and approval 
prior to the issuance of a Certificate of Occupancy for each new dwelling. 
 

23. The developer agrees to install belt driven garage door openers in the garages. 
 

24. By separate agreement, the developer has agreed to salvage the cobblestones of the 
existing driveway on the site and convey the stones to the owners of 5151 14th Street 
North, before issuance of a Certificate of Occupancy for the first dwelling.   
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PREVIOUS COUNTY BOARD ACTIONS:  There are no previous County Board actions. 
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From: Bill Delaney  
Sent: Tuesday, June 05, 2012 11:40 AM 
To: 'Peter Schulz' 
Cc: cristina.alvarez@tetratech.com; David Springberg (dspringberg@springstreetdev.com) 
Subject: Broadview U-3331-12-1 Unified Residential Development 

 
Mr. Schulz, 
 
My name is Bill Delaney and my wife Cristina Alvarez and I live at 5130 N. 15th Street, on the 
north boundary of the proposed development of 5100 N. 14th Street.  We are writing to support 
the approval of the use permit for a Unified Residential Development by Sunnyside 
Development. 
 
We have lived in our property for 12 years, and our children and those of our neighborhood 
have played in the empty lots adjoining the historic Broadview house.  Unfortunately, the 
County in 1979 approved a subdivision of the property  that created a buildable but awkward 
“pipestem” configuration of two buildable lots.  This was clearly a mistake in retrospect which 
all parties to this permit are trying their best to deal with. 
 
We believe that the plan in front of the County Board achieves the best possible balance to an 
inherently bad situation.  From our perspective, instead of having a  large house just a few feet 
from our back porch, the new plan gives us a new 12 foot buffer with landscaping that will make 
a huge difference in our quality of life.   From the perspective of the historic Broadview 
property, the proposed houses and their alignment are much more in harmony with the historic 
house.  From the lot owner’s perspective, she can still achieve the sale value that was intrinsic to 
the many years of property taxes she paid on the lots.  And from the developer’s perspective, he 
can build two houses that will have the looks and features to sell at a profit. 
 
We want to say that we have been impressed by the County’s fair, comprehensive, and 
professional system throughout this process, as well as the willingness of the developer, Dave 
Springberg of Sunnyside Development, to work with us and adjust his plans on multiple 
occasions to satisfy our concerns. 
 
We had hoped for years that a potential buyer of Broadview would also be able to buy the 
adjacent lots to fully preserve the historic look and appeal of the property, but there were no 
buyers willing to do so.  This development represents the next best plan to deal with the 
realities created by the County back in 1979. We unequivocally support its approval by the 
County Board. 
 
Sincerely, 
 
Bill Delaney and Cristina Alvarez 
5130 N. 15th Street 
 

mailto:cristina.alvarez@tetratech.com
mailto:dspringberg@springstreetdev.com
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