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Tyler Beckwith is a Class A General Contractor, and has been investing in real estate in Arlington Virginia and 
Washington DC for over 10 years.  In that time, he has analyzed the potential of hundreds of properties to determine what 
improvements are possible, and what the benefits would be.  This is valuable information for an investor, but it can also be 
useful information to anyone buying a house - especially when buying an older home.  New homes in Arlington sell for 
well over $1 million, pricing a lot of people out of that part of the market.  And many of the more affordable homes are 
older and/or too small for what the buyer either currently needs, or might eventually need.  
 
These reports are intended to help buyers and homeowners have a better understanding of the potential a property has 
for renovating the existing space, adding living space and footprint, tearing down the house and building a new one, or 
building an Accessory Dwelling rental unit to earn additional income.  Even buyers of more expensive new homes could 
benefit from additional income earned by renting an Accessory Dwelling unit.  It might make the difference between being 
able to afford a property or not. 
 
This report incorporates Tyler’s knowledge and experience analyzing the potential of residential properties in Arlington 
into a well researched opinion about the potential of this property.  Included is an estimated site plan CAD drawing, 
utilizing Arlington County satellite imagery mapping to estimate the location and measurements of the existing features on 
the lot.   The estimated site plan also depicts zoning restrictions, showing the allowed building envelope.  A table next to 
the drawing compares the zoning ordinance restrictions for this lot against the estimated measurements and sizes of the 
features of the lot.  The results of this comparison are the remaining estimated potential of the lot.  This information, and 
other information from the listing, are used to analyze the estimated potential for renovations, additions, doing a teardown, 
or building an Accessory Dwelling unit. 
 
This report is a well researched professional opinion from a licensed contractor and experienced real estate investor.  It is 
not guaranteed to be 100% accurate, and it should be treated only as an estimate for the purposes of understanding the 
likely potential of this property.  
 
This report does not include a site visit, nor does it incorporate data from an official lot survey.  The accuracy of the 
estimated location and measurements of the features of the lot, and the resulting analysis, is not guaranteed to be 100% 
accurate, but a good faith estimate.  
 
This report does not include an analysis of the title.  There may be title restrictions on the property, like easements, that 
could impact the ability for a project to be allowed.  
 
For further confirmation, the owner should consult with a title specialist and a licensed surveyor to verify any title issues 
that could affect the approval of a specific project, and to obtain more accurate locations and measurements of the 
features of the lot.  They should also consult with architects, engineers, builders, and county planning officials to gain 
further confirmation that what they want to do is allowed.  
 
The county also changes zoning ordinance restrictions from time to time, and the analysis in this report related to the 
zoning ordinance restrictions is only verified up to the date and time it was written.  The owner should consult with county 
planning officials to confirm the accuracy of the zoning restrictions.  
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Definitions: 
 
Teardown:  Demolishing an existing house and building a new house in its place. 
 
Pop Top:  Removing the roof from an existing house and building one or more new stories on top. 
 
Footprint:  The space that certain structures or features covers on a lot, regardless of the height or number of stories. 
 
Setback:  Zoning restriction that prohibits certain structures and features from being located between the property 
boundary and the setback. 
  
Lot Coverage:  Zoning restriction that limits the combined footprint of certain structures and features within a percentage 
of the overall lot size. 
 
Conforming Lot:  If a lot does not meet certain minimum standards then it is considered non conforming.  This would 
require applying for a zoning variance to make certain changes, such as doing a teardown, or expanding the existing 
footprint. 
 
 
Analysis: 
 
Conforming Lot:  
This lot is larger than the minimum standard size of 6000 sqft for an R6 lot, but it does not meet the minimum standard of 
being at least 60' wide.  Therefore it is a non conforming lot. 
 
However, according to the county website:  "If a lot that does not meet the minimum dimensional standards was platted 
and recorded in the Arlington County land records prior to July 15, 1950, it is considered a nonconforming lot, and as such 
can be built on in the same manner as a lot which meets all the minimum standards." 
https://building.arlingtonva.us/nonconforming-buildings-structures-faqs/ 
 
Because the house was built before 1950, It is likely the original deed for the lot was created before 1950.  Even though 
this is a non conforming lot, the owner should be able to do a tear down, or expand the existing footprint, without a zoning 
variance.  In order to pursue either of these options, the owner will have to provide the zoning department with a copy of 
the original deed dated before July 15, 1950 when applying for a permit.  A copy of the original deed can be obtained in 
the county land records office located in the county courthouse building. 
 
Renovation:  
There is likely value to be added in renovating this outdated house, even without adding new living space.  The layout is 
choppy and there is potential to make an open layout kitchen/dining/living area, commonly known as a great room.  There 
is also likely value to be added in removing the bulky radiator system and upgrading to a central heating and AC system 
that could be located in the basement or attic. 
 
Adding at least one more bedroom and bathroom would make this property more adequate for a small family - 3BR's and 
2 BA's, increasing the pool of buyers that would be interested in the property, and likely adding significant value.  This 
might be possible by changing the layout of the first floor, which is the only floor with finished living space.  This link leads 
to a home that recently sold nearby, and is a good example of another single floor ~1000 sqft house that accomplished 
this design:  https://www.redfin.com/VA/Arlington/1804-S-Nelson-St-22204/home/11264084 
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It appears there might be potential to add some additional living space and/or storage space in the basement without 
changing the footprint - but probably not enough for an extra bedroom and bathroom.  And there might not be enough 
headroom (height) in the basement for living space that meets existing building code requirements, meaning you wouldn't 
legally be allowed to add a bedroom or bathroom to this space.  A basement bedroom would also require an egress 
window that would likely need to have a window well installed outside the basement wall.  
 
It appears there is not enough height in the attic to create new finished living space within the existing roof structure. 
 
Addition:  
There is ample room to add new living space to the existing house.  This is probably a better option for creating a new 
bedroom and bathroom, providing adequate space for a small family, and thereby likely adding significant value. 
 
Pop-Top:  The owner can go up 2.5 more stories on top of the existing 1 story house, commonly known as "popping the 
top."  This will require consulting with a soil and structural engineer to confirm if the existing foundation can support any 
desired new load created by adding more stories, or if reinforcement is required.  Since the existing house is almost 1100 
sqft, a new 2nd and 3rd floor could add up to 2200 new sqft.  The 4th floor will be limited by the Virginia Residential Code 
to a maximum of 400 sqft of finished  living space.  Therefore, this pop top option could add up to 2600 new sqft, for a 
new total of almost 3700 sqft, without changing the footprint of the house. 
 
Expand Footprint:  The side setbacks are already at the max, but there is 10' of buildable space in front of the existing 
house, and 76' in back.  However lot coverage limits the amount of new footprint that can be added.  There is 1170 sqft of 
main building lot coverage that can be added, but the overall lot coverage (that includes the detached garage and 
driveway) only allows for 841 sqft of new footprint.  This would enable a new footprint of 1939 sqft.  And if you combine 
that with popping the top, there is potential for a total of 6217 sqft over 3.5 stories - all above ground.  Even more could be 
added by expanding the basement. 
 
If more footprint is desired than 841 sqft, the owner could attempt to remove some other features contributing to the lot 
coverage, like the deck, front and side stoops, detached garage, or driveway.  Another way to add more footprint would be 
to add a 60 sqft front porch, which would allow for an additional 3% of lot coverage - 252 sqft. 
 
Teardown:  
There is ample room to tear down the existing structures and build a new house as large as the highest priced comps in 
the area along with maintaining a decent sized backyard space.  By removing the detached garage, placing the house 
closer to the front setback line, and reducing the length of the driveway, there would be more lot coverage available for a 
larger main house footprint.  
 
The main house could have a footprint as large as 2520 sqft.  Even with a large attached 500 sqft 2 car garage, the new 
house could have up to 2020 sqft on the first floor, 2520 sqft on a second floor, and 2520 sqft on a third floor.  The Virginia 
Residential Code also allows for up to 400 finished sqft on a 4th level.  So a new house could be as large as 7060 sqft 
above grade.  And if a basement is desired, and built properly under the garage, then there could be 2520 more sqft for 
living space, storage, utilities, etc... 
 
However, because the lot is only 50' wide, and due to the restrictions of the side yard setbacks totaling 18', the house 
would be somewhat narrow, at a maximum width of 32'. 
 
Accessory Dwelling (AD) unit:  
In November 2017, the county approved zoning ordinance to allow owners of residential properties with an existing 
detached single family home to create a separate unit on the same lot with its own entrance, kitchen, and bathroom 
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facilities - called an Accessory Dwelling (AD) unit.  If the owner lives in either the main house or AD, then they are allowed 
to rent the other space as a traditional long term lease rental, or as a short term rental through services such as AirBNB. 
This option can bring in a significant amount of monthly income to the owner, offsetting the mortgage payment of the 
property, and making the ownership of the property more affordable. 
 
Because the existing house is over 1000 sqft, then the size of an AD will be limited to 35% of the total living space of the 
existing house and new AD combined, up to a maximum of 750 sqft.  Since the house is 1098 sqft, that means the size of 
a new AD is limited to 590 sqft.  That is enough size for a large efficiency unit or a decent sized 1BR unit. 
 
Garage:  The attic space above the existing detached 1.5 story garage might have the ability to be converted into an AD. 
However, the current county ordinance for AD's does not allow for changing the exterior of detached structures for the 
purposes of creating an AD, so an AD in the garage would have to be made to fit under the current roof structure without 
adding dormers, limiting the design capabilities.  The footprint of the garage is 567 sqft, but the slope of the existing roof 
will significantly reduce the amount of living space with enough head room.  Therefore, an efficiency unit is likely the only 
option that would reasonably work in the space.  This option would be easier than expanding the footprint of the house 
with new living space, but would likely bring in less rental income. 
 
Basement:  The basement appears to be just over 100 sqft, and houses the utilities and system for the house.  It also 
might not have enough height/head room to meet code requirements.  So the basement is probably not capable of 
creating an AD unit.  
 
Addition:  There is ample space to add new living space by expanding the footprint of the house, by up to 841 sqft.  Thats 
more than enough room to create a new AD at the maximum allowed size of 590 sqft.  This option would be more 
expensive to build than finishing the space above the garage, and would be a more difficult process than converting the 
space above the garage, but it would likely bring in more rental income by making it a true 1 BR unit. 
 
There are several other county requirements for AD’s that are explained here: 
https://building.arlingtonva.us/project/accessory-dwellings/ 

http://www.beckwith-homes.com/
mailto:tyler@beckwith-homes.com
https://building.arlingtonva.us/project/accessory-dwellings/

