
  

County Manager:  _____________ 
 
Staff:  Wei H. Smith, DCPHD, Planning Division 

 ARLINGTON COUNTY, VIRGINIA 
 

County Board Agenda Item 
Meeting of May 7, 2005  

 
 
DATE:  April 27, 2005 
 
SUBJECT:  U-3125-05-1 USE PERMIT for addition and deck on existing pipe-stem lot located 
at 3811 N. 14th Street (RPC #15-040-055). 
 
Applicant:   
Peter and Anna Trofimenko, owners 
3811 North 14th Street 
Arlington, Virginia 22201 
 
C.M. RECOMMENDATION:   
 

Approve the proposed rear deck and basement addition, subject to the conditions in the 
staff report.  

 
ISSUES:  None. 
 
SUMMARY:  This is a use permit for the addition of a deck and an expansion of a basement of 
a single-family dwelling on a pipe-stem lot in the Ballston-Virginia Square area.  The proposal 
complies with the proposed Zoning coverage requirements and would not adversely impact the 
residential neighborhood.  Therefore, it is recommended that the use permit be approved. 
 
BACKGROUND:  The subject property is a pipestem lot that was approved and built upon in 
1999.   
 

Site:  The 10,080 square feet site is located to the south of I-66 and two low-rise office 
commercial buildings zoned “M-1,” Light Industrial, and their parking lots.  One of the 
office buildings was formerly occupied by the SPC Corporation and has been vacant for 
some time.  The subject site is developed with a single-family dwelling with a footprint of 
1,775 square feet at the rear of the lot to the north, and a detached garage with a footprint of 
433 square feet fronting 14th Street North.  The lots adjacent to the east were part of a pipe-
stem development that have similar houses and were built by the same developer at 
approximately the same time.  The elevation drops approximately 10 feet from the street to 
the first level of the house.  There is also a grade difference between the rear property line 
and the office parking lot, with a six-foot high wooden fence separating the two. 
 
Zoning:  The site is zoned “R-5,” Single Family Residential. 
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 Land Use:  The site is designated on the General Land Use Plan as “Low Residential” (1-10 
units per acre). 

 
Neighborhood:  Ballston-Virginia Square Civic Association. 

 
The house was built with a 10-foot setback from the south and east property lines, a 30-foot 
setback from the west property line, and a 25-foot setback to the angled north property line.  The 
applicant proposes to construct a deck above the partially underground basement of the house, 
and expand the basement along with the deck to capture sunlight in the basement.  The proposed 
deck would project to the west 17 feet, and then follow the setback from the angled north 
property line.  The basement areas would be enclosed below the deck level.  The resulting 
enclosure of the basement would protrude four (4) feet into the by-right rear setback of 25 feet, 
but would not extend past the by-right outline of deck above, with the exception of a small inside 
corner.  The total proposed addition is 399 square feet.  
 
DISCUSSION:  On March 18, 2003, the County Board adopted a Zoning Ordinance amendment 
(Subsection 31.A.16.) that permitted pipe stem lots only by use permit.  In addition, on a pipe 
portion of any pipe stem lot, new or existing, a 25-foot wide side yard is required on either side 
of the building.  The Zoning Ordinance requires that any modification of the requirements be 
approved by use permit.    
 
The applicants’ home was constructed prior to the establishment of the above referenced Zoning 
Ordinance amendment and was designed and built to accommodate construction of a deck area 
in the proposed location.  According to Section 32, decks, terraces and platforms are permitted to 
extend a maximum of four (4) feet into the required setback, but not nearer than five (5) feet to 
any property line.  Therefore, the proposed deck can be done by-right, whereas the basement 
expansion requires a modification of the setback requirements by use permit.  
 
The proposed addition would increase the current coverage from 28.63 percent to a 32.33 percent 
coverage, which is still well within the current Zoning coverage requirement of 56 percent, and 
the proposed Zoning coverage requirement of 45 percent in the “R-5” districts.  The proposed 
main building footprint would be 2,174 square feet after the addition, or 20.1 percent of the site 
area, which is within the proposed Zoning main building footprint requirement of 25 percent in 
the “R-5” districts.  The design of the proposed porch is similar to existing porches nearby and 
compatible with the architecture of the houses in this neighborhood. 
 
There would be no loss of trees or vegetation as a result of the proposed construction.  The 
proposed deck will pose no adverse environmental impacts or adversely impact the residents in 
this neighborhood.    
 
Civic Associations:  The applicants have presented a signed letter of support from the six 
immediate neighbors (see attached).  The Ballston-Virginia Square Civic Association was 
notified of the use permit application.  At the time of the report, staff had not heard any concerns 
from the civic association.  
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CONCLUSION:  Staff recommends that the County Board approve the use permit request, 
subject to a condition that limits the addition to exactly what is shown on the attached plan.  The 
site, with the proposed addition, would be in compliance with current and proposed lot coverage 
requirements.  The proposed one-story structure is not visible from the public street, would not 
face directly into a residential neighborhood and would not adversely impact the properties 
nearby.  Furthermore, the owner/residents of these properties support the proposed use permit.  A 
letter of support is attached to the report.  It is, therefore, recommended that the use permit 
request be approved subject to the following condition: 
   

1. The applicant agrees that the only additional structure permitted on the site under the 
use permit shall be the deck and the ground level enclosed basement expansion on the 
rear of the subject house, approved by the County Board on May 7, 2005, and as 
shown on the drawings dated March 6, 2005 and attached to this report.  The deck 
and the ground level enclosed basement expansion shall be of the use, type, size, 
height, design, and location as set forth in the attached plan.   
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PREVIOUS COUNTY BOARD ACTIONS:  There have been no actions taken by the County 
Board on this use permit.  
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